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INTRODUCTION

Hillcroft Developments Ltd. and partners (the Applicant) are proposing to develop three parcels of land in
the Peaks of Grassi area of the Town of Canmore, AB. The proposed in-fill project, called Peaks Landing
(the project), includes a total of 27 lots with 14 row townhouses in the western parcel, eight duplex homes
with permitted legal suites in the middle parcel and five single family homes on the eastern parcel (Figure
1). This will add approximately 70 residents to the neighbourhood.
The project area is bordered by the AltaLink right-of-way to the north, existing homes to the east and south,
and by a road allowance and the Quarry Lake Local Habitat Patch (QLLHP) to the west. The Three Sisters
Along Valley Corridor (TSAVC) is 109 m from the project, as measured over two rows of houses on
Lawrence Grassi Ridge and Wilson Way, and the Tipple Across Valley Corridor (TAVC) is 879 m away at
the east end of the Peaks of Grassi neighbourhood. (See Figure 2.)
The stormwater system engineered for the Peaks of Grassi neighbourhood was designed for increased
footprint of the development of these three parcels (McElhanney 2016). The existing road, water and
sewers have enough capacity to accommodate the project. (See Figure 3.)
The lands within Peaks Landing are currently zoned Urban Reserve, which under the Town of Canmore
Land Use Bylaw (2010) means the lands are designated “to protect land that is potentially suited for urban

uses from premature sub-division and development. Lands located within this district have received
preliminary screening only and may require environmental, geotechnical and other screening to determine
their potential suitability for any development.” The Applicant is applying for a land use bylaw amendment
and subsequently subdivision of Peaks Landing to allow for development of their project. (Note: The Land
Use Bylaw is currently being updated, to be completed in 2019. Town of Canmore website,
https://canmore.ca/projects/2018-land-use-bylaw-updates.)
These lands were part of the Natural Resources Conservation Board (NRCB) decision in 1992 in relation to
Three Sisters Golf Resort application. As part of the NRCB process a full Environmental Impact Assessment
(EIA) was submitted and approved; the EIA included the Peak Landing site. Two applications for land use
amendment for Peaks Landing were submitted in 2014 and 2015, and a subdivision application in 2016.
Reports that were previously submitted in support of the applications included an environmental brief, a
Steep Creek Risk Assessment, a Wildfire Risk Assessment, an undermining review, a geotechnical report,
and detailed designs for storm water management and utilities. The land use bylaw amendment was
approved by Town of Canmore Council in 2016; however, an application for a judicial review was
subsequently granted. This ultimately resulted in the approval being invalidated by the Court of Queen’s
Bench of Alberta due to the breach in duty of fairness related to the Municipal Development Plan’s (1998)
requirement for completion of an Environmental Impact Statement. As part of the reapplication for the
Peaks Landing infill development, the Applicant has agreed to submit an Environmental Impact Statement
(EIS) that meets the requirements of Canmore’s new Municipal Development Plan (2016) and EIS Policy
(2016). This report is the EIS required.
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The three parcels of land for development are vegetated by a combination of closed lodgepole forests with
white spruce and trembling aspen, and mixed forest of trembling aspen, balsam poplar and white spruce.
These lands, as well as some of the surrounding areas to the north and west of the proposed development,
are designated as areas of high wildfire potential that require fuel modification (Town of Canmore Wildfire
Mitigation Strategy 2018). In 2016 and 2018 the Peaks Landing infill development lands were treated to
minimize fire risks according to the FireSmart standards. For the FireSmart treatment, vegetation in the
Peaks Landing development has been altered through tree and shrub removal (Appendix A – Photos).

1.1

PURPOSE AND SCOPE OF THE EIS

The Town of Canmore’s Municipal Development Plan (2016, Section 18.2.14) may require an
Environmental Impact Statement (EIS) be prepared for any development proposal that is submitted to
decision-making authorities of the Town (Town of Canmore 2018). The general contents expected in an EIS
submitted are outlined in the Canmore EIS Policy (2016). The Town is responsible for preparing a Terms of
Reference (ToR) that considers the EIS Policy and sets the specific requirements for what must be included
in the EIS (Town of Canmore 2018). The Town has contracted a qualified, independent third-party
reviewer to help prepare the ToR and review the EIS.
The purpose of the EIS is to provide sufficient information to the Town of Canmore Council to make an
informed decision on the proposed Peaks Landing development. The EIS outlines existing conditions,
identifies significant natural and ecological features, determines the nature and scale of the potential
impacts generated by the proposed project prior to mitigation, provides recommendations to avoid or
mitigate these impacts, identifies residual impacts and their significance after implementation of proposed
mitigation, recommends if any further studies and/or monitoring is to be undertaken through the course of
implementation, and discusses cumulative effects in reference to existing, approved and future
developments in the area.
Due to the completion of the EIA under the NRCB process, and the small-scale nature of the infill project,
the scope of the EIS for the Peaks Landing infill project is scoped to focus on vegetation, wildlife, wildlife
habitat, and factors from the proposed project that influence these environmental components.
LOCAL STUDY AREA
The Local Study Area (LSA) has been determined with input from the third-party consultant for the Town
of Canmore, assessment of the surrounding land use activities and the estimated range of noise, visual and
physical impacts of the project. The LSA is a 150 m buffer, assessed for the localized and direct project
effects on selected environmental elements. The project area and LSA are shown in Figure 1.
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PUBLIC ENGAGEMENT

As part of the application processes, the Applicant had facilitated a number of public engagement events to
solicit input from local residents, as well as disseminate information regarding the proposed project. The
previous public engagements include:
•

•

Application #1
o

Public Open House: September 6, 2014

o

Public Hearing: January 13, 2015

Application #2
o

Peaks of Grassi Association (PoGA): October 14, 2015

o

Canmore Community Housing Corporation (CCHC) Open House for Public Interested in
Perpetually Affordable Housing (PAH): October 22, 2015

o

Public Hearing: November 24, 2015

For the preparation of this document, the public comments and council minutes were reviewed and
environmental issues identified from the public were summarized. In addition, the following documents
and information was sourced:
1.
2.
3.
4.

Minutes from the Jan 13 and Nov 24 2015 public hearings for land use bylaw amendments.
Staff reports from the Feb 3 2015 and Jan 5 2016 second readings.
Staff report from the Mar 22 2016 Subdivision Authority meeting.
Here is the link to the Canmore 2014 census https://canmore.ca/town-hall/communitystatistics/census.
5. An email from the Town’s engineer related to the first application for land use amendment
regarding traffic generation.
6. Reports related to potential Quarry Lake park improvements https://canmore.ca/projects (2018
projects section).

Minutes from the public hearings, second readings and staff reports (listed above) can be found at this link:
https://canmore.ca/town-hall/town-council/council-minutes-agendas.
From attending the public hearings, review of council minutes and items listed in points 1 to 6 above,
Corvidae assessed the environmental concerns as they relate to the project. There are other concerns, such
as traffic management and sidewalks, which have been addressed in previous reviews by Town
administration. For the purpose of determining public concerns of impact to the natural environmental,
Corvidae found the following were the most common comments of concern from the public (i.e. the most
mentioned in the public forums):
1. Impacts to wildlife, loss of wildlife habitat.
2. Flood risk in the project area.
3. Increased human use in the area.
4
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These concerns have been addressed in this EIS in Section 8 – Mitigation Measures, and referenced
throughout when documenting the biophysical features, reviewing guidelines and assessing project impacts.
Other issues of concern, outside of the environmental impacts, have been addressed in this environmental
report where applicable, or in detail in the Staff Report (March 22nd, 2016) in the Request for Decision
section.
CURRENT CONSENSUS ON RESIDENTIAL VS WILDLIFE AREAS
Throughout the development of this EIS, as it has evolved over five years (2014-2018, inclusive), Corvidae
has reviewed the local guidelines, stakeholder committee reports, public input and community surveys.
This includes the documents listed in Section 2 regarding municipal guideline documents. The current
census and other associated documents show that the Town of Canmore has almost tripled in size since
1996 and continues to grow. With that, there has been more tourism and more wildlife conflict.
From extensive public consultation on how to resolve the ever-growing wildlife-human conflict in
Canmore, there has been a general consensus to reduce human use in wildlife corridors and concentrate it
in populated areas (Town of Canmore 2015). In addition, government mitigations and guidelines are to
increase hard edges between residential and wildlife areas, reduce foraging and hiding cover for wildlife in
residential and linear areas, and increase foraging species and hiding cover in wildlife areas including
corridors and habitat patches (Alberta (AB) Government, et al, 2018). Photos 13 to 15 show recent signs
that have been erected in the area by the AEP, as well as a pamphlet (Photo 16) that was recently delivered
to all of the Peaks of Grassi homes. This is part of the overall education to keep wildlife in wildlife corridors
and people in human use areas, and using designated trails.

2

RELEVANT LEGISLATION AND GUIDELINES

This EIS for the project identifies federal, provincial, and municipal legislation and guidelines relevant to
the project and describes how the project has considered these guidelines and meets legislative
requirements.
Municipal Legislation and Guidelines.
In addition, relevant sections of the following guidelines apply in the design and development of the project
and/or for the EIS:
•
•
•
•

5

Municipal Development Plan Bylaw 2016-03, Town of Canmore (2016)
South Saskatchewan Regional Plan 2014-2024: An Alberta Land-use Framework Integrated Plan.
(Alberta Government 2017)
Town of Canmore. Human Use Management Review. Consultation Summary, Final
Recommendation and Implementation Plans (2015)
Recommendations for Trails and Management of Recreational Use for The Town of Canmore: South
Canmore and West Palliser (2012)
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Town of Canmore FireSmart Mitigation, Montane Forest Management Ltd. (2010)
Town of Canmore Noise Bylaw (1997)
Town of Canmore Wildfire Mitigation Strategy Review by Montane Forest Management Ltd. (2018)
Human Wildlife Coexistence: Recommendations for Improving Human-Wildlife Coexistence in the
Bow Valley. Town of Canmore, Town of Banff, Alberta Government (2018)
Bow Corridor Ecosystem Advisory Group (BCEAG) Wildlife Corridor and Habitat Patch Guidelines
for the Bow Valley (2012)
BCEAG Wildlife and Human Use Monitoring Recommendations for the Bow Valley (Banff National
Park to Seebe) (2001)
BCEAG Guidelines for Human Use within Wildlife Corridors and Habitat Patches in the Bow
Valley (Banff National Park to Seebe) (1999)

Provincial Legislation
The Alberta Wildlife Act protects vertebrate animals from direct harm, except as allowed by regulation
within Alberta (e.g. hunting, trapping; Gov AB 2000a). The Act provides for the protection and
conservation of wild animals in Alberta (AB) while outlining controls for hunting and trapping of wildlife
and possession of wildlife and wildlife parts, as well as the sale, import and export of wildlife, controlled
animals and endangered species. The Act and regulations include activities in relation to hunting, safety,
commercial operators, protecting wildlife from disease outbreaks and dealing with wildlife damage to
property.
A General Permit under this Act is not anticipated to be required if wildlife timing windows and
recommended mitigation measures are adhered too. A General Permit is required for the removal of
wildlife from the project area (by a Qualified Environmental Professional), for example amphibian salvage
in wet areas.
The AB Weed Control Act designates provincially and regionally noxious weed and the associated
regulations (Gov AB 2008). The Act provides guidelines for noxious weed prevention and management and
imposes land occupiers to control designated noxious plants. Weeds identified as provincially or regionally
noxious must be controlled, particularly during site preparation when major clearing and grubbing of the
land within the project footprint will occur. Additionally, weeds must be controlled throughout
construction, when heavy machinery is moving on and off-site.
The Water Act is provincial legislation that protects the quality of water, fish and wildlife habitat, and the
rights of licensed water users (AB Gov 2000b). The Act is the principal law for managing the diversion and
use of water resources, while protecting water quality, fish and wildlife habitat, and the rights of licensed
water users.
For this project, an approval or notification under the Water Act is not required because the proposed work
is not taking place in or about a stream, and because adverse effects are not anticipated upslope of the water.
Details provided in Section 5.3, aquatic features.
Federal Legislation
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The Species at Risk Act (SARA) provides legal protection to prevent wildlife species in Canada from
disappearing, to provide for the recovery of wildlife species that are extirpated (no longer exist in the wild
in Canada), endangered, or threatened as a result of human activity, and to manage species of special
concern to prevent them from becoming endangered or threatened. SARA makes it an offence (under
Sections 32 and 33) to kill, harm, harass, capture or take an individual of a listed species that is extirpated,
endangered or threatened; to possess, collect, buy, sell or trade an individual of a listed species that is
extirpated, endangered or threatened, or its part or derivative; and to damage or destroy the residence of
one or more individuals of a listed endangered or threatened species, or of a listed extirpated species if a
recovery strategy has recommended its re-introduction (Government of Canada 2016).
During the wildlife assessments from 2014 to 2018, there were no Species at Risk found in the project area.
The Migratory Birds Convention Act protects migratory birds and nests from indiscriminate harvesting and
destruction (Gov Canada 1994). The Migratory Birds Regulations stipulate that “no person shall disturb,
destroy or take a nest, egg, nest shelter, eider duck shelter or duck box of a migratory bird” (Section 6 [a]).
The Fisheries Act is designed to protect fish and fish habitat (Gov Canada 1996). Although no water bodies
are found within the project area, runoff and drainages eventually enter into the Bow River (>1 km away)
via the stormwater detention pond and ditches. The Fisheries Act applies such that the project is prohibited
to release deleterious substances; the act states “if added to the water would degrade or alter or form part of
a process of degradation or alteration of the quality of that water so that it is rendered or is likely to be
rendered deleterious to fish or fish habitat or to the use by man of fish that frequent that water” (Gov
Canada 1996).

2.1

APPLICATION OF LOCAL GUIDELINES

The project is within the area approved by the NRCB in 1992, and therefore is exempt from The Bow
Corridor Ecosystem Advisory Group (BCEAG) applicability. Notwithstanding, in almost all respects Peaks
Landing is endeavoring to follow the BCEAG Guidelines. BCEAG (1999 and 2012) state that there is a direct
relation to human/wildlife interaction and wildlife mortality. Mitigations proposed for the Peaks Landing
project to minimize the human/wildlife interaction are identified in Section 8.1.
The BCEAG guidelines recommend minimal to no use of the wildlife corridors for human use. It is
important to note that the AltaLink right-of-way and Quarry Lake area are not wildlife corridors nor
habitat patches. The AltaLink right-of-way is a high human use area, with the potential for conflict with
wildlife. There is no specific data available on the number of people using the AltaLink right-of-way;
however, anecdotally during the summer months this area sees an increased in use, given that it is one of
two major access routes to the Quarry Lake recreational area. The Human Wildlife Co-Existence document
notes with an increasing permanent population in Canmore there will be an inevitable increase in the
impacts to wildlife in the area, potentially using the AltaLink right-of-way. The linear right-of-ways are flat
and accessible, so favoured by wildlife for ease of travel. (AB Government, et al, 2018)
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Most years there are wildlife closures along the right-of-way due to grizzly and black bears that will not
move out of the area and are considered a safety hazard due to high human use of the right-of-way and
surrounding areas. Several of the bears are captured and relocated, including bear 148 – a grizzly female
that was approaching walkers on the AltaLink right-of-way in 2017. Studies have shown that the increased
human/wildlife interaction directly increases the bear mortality rate (BCEAG 1999).
The 1999 and 2012 BCEAG guidelines state that voluntary compliance and public education are the main
tools to reduce human use in wildlife corridors and habitat patches. Trail users and developers play an
integral role in the successful implementation of BCEAG guidelines. The 2012 BCEAG have been followed
when applying mitigations for this proposed development, see Section 8 – Mitigation Measures for details.

2.2

ALBERTA ENVIRONMENT AND PARKS REVIEW

Corvidae has been in contact with the AEP to get their feedback on the proposed project.

“The development of the small parcels of land within the existing Peaks of Grassi
Subdivision will increase the number of residents in the subdivision but will not likely
contribute greatly to already existing levels of conflict.” (Henri Soulodre, Approvals
Manager, Operations Division, AEP, October 2015)

A summary of the AEP comments and recommendations relevant to this report are as follows:
•
•
•
•

•

Remove the buffalo berry as it is one of the main reasons for grizzly and black bear being attracted
to the area.
Clear vegetation outside of the migratory bird window.
Plant entirely non-palatable vegetation when reclaiming yards around the homes.
Eliminate the ‘cul-de-sac effect’ where there is the undeveloped green space between the current
Peaks of Grassi homes and the utility corridor (AltaLink right-of-way) that provides wildlife the
opportunity to enter the existing neighbourhood. Eliminate this opportunity by creating a linear,
hardened perimeter by replacing green space with homes.
Educate new home owners of the wildlife corridors and human use areas, including information
provided to their door (i.e. the recent pamphlet (Photo 16) will be provided to new homeowners at
Peaks Landing).

All of the recommendations above from AEP will be implemented into the planning and design for Peaks
Landing.
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PROJECT DESIGN

The following section describes the spatial boundaries of the assessment. The spatial boundaries are the
geographic extent within which the potential environmental effects of the project are assessed. For the
purpose of this EIS, these spatial boundaries include the project area for consideration of direct physical
effects within the area of disturbance, and the LSA for consideration of localized and direct project effects
on selected environmental elements. The project area and LSA are shown in Figure 1.
PROJECT AREA
The project area is the furthest extent that will be physically disturbed during the construction phase of the
project (see Figure 3).
LOCAL STUDY AREA
The LSA for this proposed project includes a 150 m buffer around the project area (Figure 1), and for this
EIS, was assessed for the potential effects to the biophysical environment and Valued Ecosystem
Components (VECs) during both the construction and operational (built out) phases of the proposed project.
TEMPORAL SCOPE
The construction of the project will take approximately 2 years.

3.1

PEAKS LANDING

The proposed development, Peaks Landing, is in the southwest area of Canmore. The existing Peaks of
Grassi neighbourhood currently has a population of 750 people (Town of Canmore 2014) indicating an
average of 1.88 people per building, with a current total of 404 dwelling units (plus any secondary suites,
legal or illegal). The traffic in the area is considered local because the community is away from downtown
and surrounded by forest, i.e. not experiencing noise from highway or downtown traffic. The noise levels
are governed by the Town of Canmore’s Noise Bylaw (Bylaw 11-97), which will be followed during
construction of the project.
With the addition of the proposed Peaks Landing 27 building comprised of singles, duplexes and
townhouses, the total dwelling units would be 435, an increase of 7%. Given the affordable nature of the
proposed development. However if there is an average of 2.5 people per new building, the population
increase would be about 68 people, or a 9% increase.
Peaks Landings covers 1.6 ha of mixed woodland habitat and vegetation. Only 0.74 ha of the 1.6 ha is
proposed for development (see Figure 3); the remaining 0.86 ha is proposed to be zoned Municipal Reserve
– protected as green space to remain forested. The Municipal Reserve allocation represents 54% of the total
1.6 ha

10
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Due to wildfire risk, the entire project area was initially treated for FireSmart in 2016 and more thoroughly
in 2018. This is in compliance with the Canmore FireSmart Mitigation Strategy (Montane 2010) and the
Canmore Wildfire Mitigation Strategy (Montane 2018).
Because this development is adjacent to intact forests and linear disturbance (AltaLink right-of-way) there
have been a high number of wildlife-human interactions in the area (Bow Valley Bear Hazard Assessment
2007). The TSAVC is 109 m from the project, separated from the proposed project by two rows of houses on
Lawrence Grassi Ridge and Wilson Way, and the TAVC is 879 m away at the east end of Peaks of Grassi
neighbourhood. Figure 4 shows the BCEAG habitat patches and wildlife corridors as well as the provincial
(AEP) wildlife corridor (part of the Bow Valley Wildland Provincial Park).
Following the 2013 flooding, the Town of Canmore created a mitigation program called Mountain Creek
Hazard Mitigation Program with both long and short-term plans to prevent flooding. As outlined in the
Stone Canyon Creek hazard assessment, some current and future potential buildings at the west end of
Lawrence Grassi Ridge would benefit from the construction of a berm to help prevent flooding. This berm
is planned to connect the southern fan fringe with the AltaLink right-of-way north of Peaks Landing, and
would be designed to allow for animal passage (BGC 2016). The report has been reviewed as part of this EIS.
The location of the berm is provided in Figure 3.

3.2

CONSTRUCTION ENVELOPE

The land use district for the area identifies the following site coverage (building footprint) for the project
area: 40% of the lot can be built upon in the case of single-family homes; 45% of the lot can be built upon
in the case of duplexes and row townhomes (this does not account for the driveway area). The construction
envelope is the area within which the construction can occur and will be identified for the landowners
prior to construction. No construction will occur outside of that envelope.
The natural contours outside of the construction envelope will remain except where required to meet
engineering standards for overland drainage. In the eastern parcel there will be the 49 m treed buffer to the
north of the lots. For the east parcel, there will be significant re-grading and terracing of rock for the home
sites; however, no blasting will be required. For the west and middle parcels, with the natural contours
sloping from front to back, buildings will be designed with walk-out basements.
It is essential, within the architectural design, to consider adjacent land uses and views, and retain natural
vegetation following FireSmart mitigations.
The back of the buildings will have an allowable deck overhang of 2 m. On-grade lower patios will be
allowed to extend 4 m into the rear yard, plus 1 m for construction, thus setting the maximum construction
disturbance at 5 m into the 7.5 m rear yard setback, where the construction fencing would be located.
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DESKTOP REVIEW

Baseline biophysical conditions were compiled by reviewing the best available data and available
information including existing reports for the area and conducting searches of online provincial and federal
databases.
•

Ortho-imagery and aerial photos of the project area (Google Earth 2018).

•

Fish and Wildlife Internet Mapping Tool (FWIMT) from the Fish and Wildlife Management
Information System (FWMIS) (Alberta Environment and Parks 2018).

•

Alberta Environment and Parks Wildlife Telemetry Data up to 2013. (This is the latest available
information, as confirmed by AEP, November 2018.)

•

4.1

Wildlife tracking data from previous projects in the area.

BACKGROUND WILDLIFE DATA

Corvidae has been provided with wildlife tracking data for the Bow Valley from Alberta Environment and
Parks (October 2015). There is no further tracking information available past the data of 2015, as confirmed
by AEP (November 2018). The information from tracking data provided in 2015 shows the following:
•

Cougar activity from 2000-2003 show transects along the TAVC and TSAVC, and one transect on
the AltaLink right-of-way but none in the Peaks of Grassi, including the project area footprint.

•

Cougar winter tracking data from 2009-2013 show tracks in the TAVC, and northeast into the
Carey subdivision in Canmore.

•

Grizzly activity from 2001-2004 show a grizzly bear using the Quarry Lake area, QLLHP and the
AltaLink right-of-way. From 2010-2012 there is grizzly bear activity in the TAVC, TSAVC and
QLLHP only. The 2014 data shows no grizzly activity in the TAVC, TSAVC and QLLHP, only
activity east of the TAVC.

•

Wolf tracking data from 1996 to 2003 shows winter wolf activity in the TSAVC, TAVC and
QLLHP, and on the AltaLink right-of-way, but none in the Peaks of Grassi area including the
project area footprint. Wolf tracking data from 2004 to 2008 shows no wolf activity in the in the
TSAVC, TAVC, QLLHP, AltaLink right-of-way or the Peaks of Grassi area.

•

Elk data for the area shows elk in every open area throughout the entire valley, specifically in lower
elevations and level areas (river floodplains, open fields, developed areas).

It is important to note that the GPS collar data for all species was collected from specific individuals, not all
of the species that may be in the area. Tracking data is non-biased, but is limited to the dates, weather and
skill of the individual when that data was collected.
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Using the Alberta Fish and Wildlife Management Information Tool, a 6 km radius search (the maximum
allow search radius) was conducted from the project area and detected 9 species occurring in the 6 km
buffer area (Table 1) (Alberta Environment and Parks 2018).

A search of the Alberta Conservation

Information Management System (ACIMS; Sec 04 TWP 24 RGE: 10 MER: 5) was conducted, which yielded
no sensitive species occurrences for plants and animals in the project area and LSA.
Table 1. Species found within a 6 km radius of the project area (Alberta Environment and Parks 2018).
Common Name

Scientific Name

Provincial Status

COSEWIC1

Species At Risk
Schedule 1

Barred owl

Strix varia

Sensitive

Not Listed

Not Listed

Short-eared owl

Asio flammeus

May be at Risk

Special Concern

Special Concern

Dryocopus pileatus Sensitive

Not Listed

Not Listed

Histrionicus
histrionicus

Sensitive

Not Listed

Not Listed

Anaxyrus boreas

Sensitive

Special Concern

Special Concern

Rana luteiventris

Sensitive

Not At Risk

Not Listed

salamander

Ambystoma
macrodactylum

Sensitive

Not At Risk

Not Listed

Cougar

Puma concolor

Not Assessed

Not Listed

Not Listed

Grizzly bear

Ursus arctos

May Be At Risk

Special Concern

Special Concern

Pileated
woodpecker
Harlequin duck
Boreal
toad/Western toad
Columbia spotted
frog
Long-toed

1

Committee on the Status of Endangered Wildlife in Canada

4.2

FLOOD MITIGATION DATA

During the public consultation process, and following the 2013 floods, there has been a concern of flooding
from the west area known as Stone Creek Canyon. To address these concerns, BGC Engineering Inc. was
contracted by the Applicant to assess the flood zone, complete a debris flow model and design a diversion
berm to protect the project area from a flood event. The diversion berm location is shown in Figure 3.
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Details on the diversion wall design and debris flow model can be found in the BGC Engineering Inc. report
- Stones Canyon Creek Diversion Wall Design Report (BGC 2016). For the construction of the berm there
would be clearing of trees, ground vegetation and soils.

5

FIELD ASSESSMENT OF ENVIRONMENTAL CONDITIONS

Environmental field assessments of the project area have been occurring since 2014. Table 2, below,
provides the date of biophysical surveys completed by Qualified Environmental Professionals (QEP) from
Corvidae. The assessments include characterization of ecosystems and vegetation types, observations of
wildlife signs and species occurrences during the surveys, characterization of wildlife habitats,
identification of natural drainages and assessment of the current conditions and availability of habitat.
Table 2. Summary of field surveys completed from 2014 to 2018
Year

Month/Day

2014

September 13

2014

September 24

2016

May 26

2018

September 18

2018

September 24

The project area was stratified into dominant habitat types based on available forest cover information and
the identification of dominant vegetation associations in the field. Areas surveyed included the project
footprint and the LSA. Most recently, site assessments were conducted on September 18th and 24th, 2018 to
confirm the results of previous site assessments, identify any changes that have occurred since the previous
assessments, and to provide more recent site conditions present within the LSA. Representative
photographs from the 2018 field assessment can be viewed in Appendix A of this document. The survey did
not include Quarry Lake, or surrounding habitat patches and wildlife corridors, due to their distance from
the project area and existing high human use in the area.
A migratory bird survey was completed in 2016. A detailed migratory/breeding bird survey is to be
completed prior to clearing if clearing is proposed to occur during the period from April 15 to August 15.
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VEGETATION

The following are the findings for vegetation in the project area. No rare plants or species at risk were
found during the field assessments.
East Parcel
The east parcel is located in a closed lodgepole pine (Pinus contorta) forest (C19) with lesser amounts of
white spruce (Picea glauca) and trembling aspen (<5%, Populus tremuloides). In 2014 the shrub layer was
dominated by buffalo berry (Shepherdia candensis) with a low density of wild rose (Rosa acicularis) and
common juniper (Juniperus communis). Willow (Salix sp.) and bog birch (Betula glandulosa) occurred along
the north boundary of the study area. The forb and grass layer primarily consisted of hairy wild rye

(Elymus innovates), common bearberry (Arctostaphylos uva-ursi), bunchberry (Cornus canadensis), and
various moss species.
Middle Parcel
The middle parcel is located in a closed lodgepole pine (Pinus contorta) forest with lesser amounts of white
spruce (Picea glauca). In 2014 the southern half of the parcel was dominated by high density buffalo berry
and moss while the northern half consists of sparse shrub and forb cover (i.e. buffalo berry, showy aster

(Aster conspicuous) and hairy wild rye (Elymus innovates).
West Parcel
The west parcel is located in a closed mixed forest including trembling aspen, balsam poplar (Pupulus

balsamifera), and white spruce with lesser amounts of lodgepole pine. The dominant shrub was buffalo
berry, occurring in high densities, with lesser amounts of common juniper and wild rose. Hairy wild rye
and common horsetail (Equisetum arvense) were also found within this parcel. Since the 2014 assessment,
significant work has been completed by the Applicant to remove buffalo berry from all three parcels in
accordance with the recommended WildSmart mitigations for the Town of Canmore.
2018 VEGETATION CHANGES
Overall, the vegetation within the project area and the LSA was observed to be, for the most part, similar to
the vegetation conditions that were originally recorded in the 2014 assessments. The notable difference
between the assessments is the FireSmart mitigations that were undertaken by the Applicant through much
of the project area. A 2010 FireSmart hazard assessment for the Peaks of Grassi area had determined that
this area, among a dozen other neighbourhoods in Canmore, had the highest overall wildland/urban
interface hazard levels and, on average, had a FireSmart Hazard Level of extreme (Montane 2010).
Vegetation management is one of the most effective FireSmart mitigation options and consists of one or
more of: fuel removal, fuel reduction and species conservation (Montane 2010).
In response to this information, the Applicant began implementing FireSmart mitigations by reducing the
available fuel in the project area. At the same time WildSmart measures were also implemented by
removing food sources, primarily buffalo berry to decrease the quality of the habitat.
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The 2018 assessment noted a major change in this shrub composition throughout the assessment area, as per
the WildSmart mitigation measures that were implemented. Very few buffalo berry shrubs were observed
throughout the project area, and only a few, sporadic juniper shrubs were present. The understory
throughout the project area was largely limited to forb and grass cover.

5.2

WILDLIFE AND WILDLIFE HABITAT

Various signs of wildlife were recorded, and wildlife habitat was assessed during every field assessment
from 2014 to 2018. A high density of deer tracks and pellets (fresh and aged) as well as elk pellets were
observed throughout all three parcels during each survey. There was also evidence of ungulate foraging on
bog birch, willow, and grass species. In 2014 a defined game trail was observed along the west boundary,
within the project footprint of the west parcel. Since then it has been widened considerably by people
walking and biking on it. Other sightings included red squirrels. There were no species at risk detected
within the project area or LSA during the field assessments.
During each of the field assessments, no bird nests were observed in the project area nor associated 30 m
buffer. During the 2016 survey a barred owl (listed as Sensitive in Alberta) was heard within 50 m of
westerly parcel. Birds heard or observed during the field assessments are listed in Table 3. The aspen trees
found throughout the study area represented unique habitat features for nesting birds; however, no nesting
cavities in aspen trees were detected during the wildlife assessments. Two artificial nesting boxes were
observed on aspen trees along the east boundary of the east parcel.
Table 3. Species heard within a 50 m radius of Grassi Peaks residential area (field assessments 2014-2018).
Common Name

Scientific Name

Provincial Status

COSEWIC1

Species At Risk
Schedule 1

Barred owl

Strix varia

Sensitive

Not Listed

Not Listed

American robin

Turdus migratorius

Secure

Not Assessed

Not Assessed

red-breasted
nuthatch

Sitta canadensis

Secure

Not Assessed

Not Assessed

warbling vireo

Vireo gilvus

Secure

Not Assessed

Not Assessed

Lincoln’s sparrow

Melospiza lincolni

Secure

Not Assessed

Not Assessed

mountain chickadee Poecile gambeli

Secure

Not Assessed

Not Assessed

ruby-crowned
kinglet

Regulus calendula

Secure

Not Assessed

Not Assessed

dark-eyed junco

Junco hyemalis

Secure

Not Assessed

Not Assessed

19

Environmental Impact Statement for Peaks Landing Development, Canmore, Alberta

Common Name

Scientific Name

Provincial Status

COSEWIC1

December 2018

Species At Risk
Schedule 1

orange-crowned
warbler

Vermivora celata

Secure

Not Assessed

Not Assessed

red-winged
blackbird

Agelaius
phoeniceus

Secure

Not Assessed

Not Assessed

black-capped
chickadee

Poecile atricapillus

Secure

Not Assessed

Not Assessed

brown-headed
cowbird

Molothrus ater

Secure

Not Assessed

Not Assessed

common raven

Corvus corax

Secure

Not Assessed

Not Assessed

Tennessee warbler

Leiothlypis
peregrine

Secure

Not Assessed

Not Assessed

yellow warbler

Setophaga
petechial

Secure

Not Assessed

Not Assessed

golden-crowned
kinglet

Regulus satrapa

Secure

Not Assessed

Not Assessed

chipping sparrow

Spizella passerine

Secure

Not Assessed

Not Assessed

white-crowned
sparrow

Zonotrichia
leucophrys

Secure

Not Assessed

Not Assessed

violet-green
swallow

Tachycineta
thalassina

Secure

Not Assessed

Not Assessed

1

Committee on the Status of Endangered Wildlife in Canada

In 2014, bear scat was observed along the north boundary, in the project footprint of the middle parcel. Due
to the dominant shrub species being buffaloberry and occurring at high densities throughout the study area
at that time, it is likely that bears utilized the area as a food resource during productive berry seasons and
also as a travel area (along the north boundary) to reach surrounding habitat patches. No evidence of bears
was observed throughout the project area during the 2018 surveys. This is a key difference from the 2014
assessment when bear use was detected. In addition, the area was known for its high numbers of wildlifehuman interactions (as stated in the Bow Valley Bear Hazard Assessment 2007). Decreased use by bears
during the 2018 surveys may partially be attributed to the significant WildSmart mitigations that were
implemented by the Applicant in 2016 and 2018, and by the Town of Canmore and the Biosphere Institute
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in surrounding areas, where the dominate shrub - buffalo berry, a major food source for bears, was
extensively removed from the area. Town of Canmore Human Use Management implementation (Town of
Canmore 2015).
In all of the field assessments, various signs of wildlife were observed throughout the project area and LSA.
Frequent deer and elk pellets were observed throughout the project area, the AltaLink right-of-way to the
north, and on Lawrence Grassi Ridge. Trails and paths that were recorded in the 2014 assessments continue
to be heavily utilized by humans walking and biking, and dogs throughout the project area, particularly on
both sides of the west parcel. Although the AltaLink right-of-way to the north is not designated as a
wildlife corridor, various wildlife species use it as a travel corridor and as resting/feeding habitat despite
high human use of the right-of-way. A high density of wildlife forage species occurs along the right-of-way
including willow, buffalo berry, currant (Ribes sp.), wild red raspberry (Rubus idaeus), wild strawberry

(Fragvaria virginiana) and bog birch (Betula glandulosa). Wildlife closures are placed along the right-of-way
in many years due to the persistence of grizzly bears and black bears when they linger in the area and are
considered a safety hazard due to high human use of the right-of-way and surrounding area. Several bears
have been captured and relocated from the right-of-way area. Every year during the rutting season
(typically early September to beginning of October), herds of elk use the right-of-way and vegetated cover
between the right-of-way and existing residential area. Coyotes are frequently heard and observed along
the right-of-way after dusk and before dawn. Deer are consistently observed throughout the year by local
residents. This linear disturbance provides direct access to the TSAVC and QLLHP, and is heavily trafficked
by people, including those accessing the Quarry Lake recreational and off-leash area.

5.3

AQUATIC FEATURES

No aquatic features were observed in the project area. The nearest area supporting aquatic vegetation is the
constructed stormwater pond (shown in Figure 3) located 25 m north of the middle parcel in the AltaLink
right-of-way. Although this area is likely to be wet for most of the year, its value and ability to support
aquatic life is considered low, as it is solely fed through anthropogenic sources. This depression behind the
lots is a constructed storm detention pond along with inlet and outfall swales for drainage and is designed as
a storm detention pond to attenuate peak flows and is not intended to function as a constructed "wetland".
Therefore, this area is not subject to Alberta’s wetland policy. The only reason it retains water temporarily
after a storm is because the outfall is higher than the pond base to allow for solids to settle out as a method
of stormwater treatment, and so that accumulations of sediment don't block the outfall (see Appendix A –
Photos 7 to 11). It allows the dry pond to operate for longer periods of time between maintenance cycles
when the sediment is excavated out of the pond bottom. Over the past 20 years following construction,
plants have grown into the storm detention pond. The plants will be removed by the Town to allow for the
detention pond to maintain functionality. The same maintenance will apply to all of the ditches and
sporadic ponding areas downstream to ensure they continue to function as designed. There will be a small
increase in stormwater flow through the system after the new development; the stormwater ditches and
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detention areas have been engineered to accommodate this increased volume. (Pers. comm., November
2018, Darin Langhorst, McElhanney, and McElhanney 2016)
Water was detected in the ditch (1-10 cm depth) along the Altalink right-of-way approximately 490 m
northeast of the middle parcel (see Appendix A – Photo 11). Based on the conditions observed, this ditch
provides low-value habitat for amphibians during wetter years.
In addition to the constructed stormwater detention pond and ditch areas, another small aquatic feature
occurs in a forested area north of the AltaLink right-of-way, at the northwest boundary of the LSA
(Appendix A – Photo 12). This aquatic feature with low flow appears to have been present for some years,
and based upon the terrain and vegetation present, it is likely that this feature predominantly acts as a
catchment area for runoff from the AltaLink right-of-way. Based on its distance from the project area (+/500 m from NW corner of middle parcel), providing the on-going maintenance of the existing stormwater
detention and ditch areas, and the overall relatively small increase in stormwater run-off associated with
the proposed development, it is not expected that this aquatic feature will experience any effects from the
construction and operation of the development.

6

VALUED ECOSYSTEM COMPONENTS

Valued Environmental Components (VEC) are any part of the environment that is considered important by
the Applicant, public, scientists, or government involved in the assessment process. Importance may be
determined based on cultural values or scientific concern (e.g. Species at Risk) and are the fundamental
elements of the physical, biological or socio-economic environment. Based on the relatively small footprint
of the proposed development in relation to Canmore as a whole, wildlife data from field assessments, and
the overall low value and low complexity habitat of the project area, the VECs that have been selected for
this EIS are large mammals that have been known to, or have the potential to, use the area.
Large mammals, including both herbivores and carnivores were selected as valued ecosystem components
for this project. These specific animals were chosen for three reasons:
1. Physical - all the selected species have a wide range in the Bow Valley, with certain site fidelity to
locations that can be impacted by development.
2. Biological - by assessing the habitat of large ranging species, and rare species (scientific concern),
species with smaller ranges and ecological requirements can be included and protected by
mitigation measures recommended.
3. Socio-economic - these animals are considered large charismatic megafauna in the area and are
treasured by both locals and tourists, thus providing cultural values.
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The wildlife species chosen are also species that have been collared and documented with other studies in
the Bow Valley, as well as reported sightings by local residents. This provides more information and data to
apply to the project and potential impacts.

6.1

BLACK BEAR

There have been several reported sightings of black bear using the AltaLink right-of-way directly north of
the project area and in the Quarry Lake area each year. Bear scat was seen during the 2014 field assessments
in the project area, but no evidence of black bears were observed during the 2018 field assessment in the
project area or LSA. Previously, habituated black bear likely came into the project area to feed on buffalo
berries; however, the recent efforts by the Applicant to remove buffalo berries, as per the attractant
management guidelines in the Bow Valley, have greatly reduced that attractant/food source for bears, and
thus, reduced the potential for human-wildlife conflict for black bears in the project area. Black bears are
commonly seen in high human use areas, and are much less wary of humans than grizzly bears. Black bears
in the Bow Valley have been known to be attracted to barbeques and other palatable items found in
residential properties. With the addition of more residences, this potential attractant is expected to
continue. The habitat is considered not favorable for black bears because the project area is located in a
busy subdivision with limited cover and recent removal of natural attractants (native berry shrubs).

6.2

GRIZZLY BEAR

The project area does not provide suitable denning habitat for grizzly bears due to the fact that this species
is much more likely to use higher elevations than what is available in the Peaks of Grassi area, and the
existing houses around are considered to be a deterrent. A study by Vroom et al. (1980) revealed that
grizzly bears near Banff and Canmore prefer to den in upper subalpine habitat, selecting slopes between 30
and 38 degrees, in areas of heavy snowfall. In addition, the habitat is considered not favorable for bears
because the project area is located in a busy subdivision with limited cover and greatly minimized presence
of natural attractants. Bears are unlikely to stay or den in the area, but grizzly bears have been known to
move through the area and forage. Human/bear conflicts are more likely during the fall and spring season
when bears are preparing for hibernation trying to optimize their reserves and emerging during the spring
when there fat stores are depleted.
The wildlife data (Section 4.1) with the collared grizzly bear data shows that collared grizzly bears used the
area in 2012 but not in 2014. However as noted in the media, bear 148 (a grizzly sow) was using the
AltaLink right-of-way in 2017.
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COUGAR

Cougars can occur in habitat around the edges of cities and towns and in habitats that are fragmented into
smaller habitat patches by development, provided suitable corridors are present (Beier 1993, 1995).
Similarly, to grizzly bears in the Bow Valley, one of the greatest threats of increasing development for
cougars is the increased potential for human-cougar conflict and the resulting mortality or translocation of
offending individuals. Studies have shown that male and female cougars avoided areas of high human use,
i.e. more than 250-500 users per month (BCEAG 1999). Therefore, as per the available cougar tracking data
and background studies, it is likely that non-habituated cougars avoid the high human use area of the
AltaLink right-of-way, Quarry Lake area, and Peaks of Grassi neighbourhood. Habituated cougars would be
at an increased risk of mortality if they were found in the project area due to their close proximity to high
human use areas. Cougars often prefer steep slopes and high elevation habitat; however, where snow
accumulation is substantial, cougars reduce use of high elevation habitat and utilize flat valley bottoms
(Alexander et al. 2006).
In the project area, habituated cougars may prefer the edges of the Peaks of Grassi neighbourhood and
AltaLink right-of-way due to the close proximity to dogs and ungulates that favor open spaces from
anthropogenic clearing. From review of available communications and data, there have been no recent
reported cougar sightings in the project area.

6.4

ELK

The local Canmore elk herd is part of a larger herd whose range extends from the Banff Park Gates to the
Stony Nation. Habitat in the valley bottom is most strongly selected by elk; they showed the strongest
overall selection for habitats near existing residential developments. Data for the area shows elk in every
open area throughout the entire valley, specifically in lower elevations and level areas (river floodplains,
open fields, developed areas).
During a three-year study starting in 2000, eleven elk were captured and radio-collared in the ‘Canmore
Corridor’, an area comprising the town’s municipal boundary (Matrix Planning and Wildlife Company,
2003). The study noted that:
•
•
•
•
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Approximately half of the radio-collared Canmore elk appeared to be non-migratory, and Hornbeck
(2003) suggested that they are residents to the Canmore Corridor.
Few elk movements were detected from the Canmore Flats Natural Area across Highway 1A onto
the Canmore Benchlands.
Most elk use of the Benchlands occurred between Harvie Heights and SilverTip by elk with home
ranges centered west of Town (including Banff National Park).
Elk calving was focused around the Bow River Valley, Spring Creek area, Three Sisters property,
Wind Valley, and Pigeon Mountain. No calving appeared to occur within the vicinity of the project
area of LSA.
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Within the project area, there is marginal forage habitat available for use with an overall low value to elk. It
is likely that, based on the relatively small footprint of the project and the low value habitat available
within the project area, any use by elk is solely opportunistic foraging. They would favour the AltaLink
right-of-way and the QLLHP due to higher forage species availability.

7

PROJECT ENVIRONMENTAL IMPACTS

This section of the EIS will evaluate the potential project environmental effects that may be experienced by
the selected VECs through the construction and operational phases of the proposed project. The potential
project interactions area summarized in Section 7.3 and 7.4, including interaction with the VECs. Because
of the differences in potential effects between the construction phase and the operational phase of the
proposed project, the potential effects for both phases are addressed separately.

7.1

BENEFITS OF THE PROPOSED PROJECT

For the most part, effects on the surrounding environment that are associated with residential
developments are usually negative; however, in some cases there can be social and environmental benefits
that result.
Wildlife and people are increasingly competing for a finite amount of space in the Bow Valley. Large
carnivores such as grizzly bears, black bears, wolves and cougars present an increasing concern from both a
human safety and wildlife conservation perspective. In its current condition, the project area represents a
“soft edge” to the adjacent habitat patch, which gradually tapers into the existing neighborhood with
decreasing habitat value. This soft edge can be used by wildlife species, particularly species that are adapted
to edge habitat, and may lead to an increased human-wildlife conflict. The western end of the proposed
development would create a hard edge to the adjacent habitat patch. This is preferable to discourage
wildlife entering into residential areas (BCEAG 2012). The buildings on all three parcels would create a
linear hard edge along the north side adjacent to the AltaLink right-of-way. This hard edge concept may
lead to a reduction of potential human-wildlife interactions/conflicts around the Peaks of Grassi
neighbourhood.
Installation of two-rail fencing on top of the berm with prominent signage (attached to the fence) in
selected areas would be noticeable and discourage people from entering the adjacent habitat patch and
wildlife corridor unless on designated trails.
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SIGNIFICANCE OF EFFECTS

The terms of significance that are used in detailing the perceived environmental effects for this EIS include:
1. Direction: whether the effect on the environment component is negative or adverse (i.e., less
favourable), positive (i.e., an improvement), or neutral (i.e., no change):
Negative
Direction

Neutral
Positive

2. Geographic Extent: spatial extent of the effect:
Geographic Extent

project area
Local Study Area (LSA)

3. Duration: length of time the effect persists. It considers the various phases of the project, including
site preparation/construction, operations/build-out, and closure (i.e. landscaping), as well as the
length of time for the environmental component to recover from the disturbance:
Short-Term
Duration

Medium-Term
Long-Term

4. Frequency: how often the effect occurs within a given time:
Isolated
Frequency

Occasional
Continuous
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5. Magnitude: size or severity of the effect. It is described as the amount of change in a measurable
parameter or variable relative to the baseline condition, guideline value, or other defined standard:
Negligible

Magnitude

Low
Medium
High

6. Permanence: whether the effect on the VEC can be reversed once the project or activity causing
disturbance ceases:
Permanence

7.3

Reversible
Irreversible

POTENTIAL ENVIRONMENTAL EFFECTS – CONSTRUCTION PHASE

Based on the current development footprint, a total of 7400 m2 of forest will be removed from the three
parcels. An additional 700 m2 of vegetation will be removed for the road allowance, to accommodate the
construction of the surface water diversion berm (see Section 4.2 for berm details). The understory of the
entire project area has already been cleared following the FireSmart and WildSmart mitigation measures.
Construction activities, by nature, have a greater overall physical disruption to the project area than the
operational phase of residential developments; however, the duration of the construction effects is shortterm (approximately 2 years). For the purpose of this EIS, construction activities that are anticipated to take
place as part of the proposed project include:
•

Project access, staging, laydown

•

Clearing, grubbing, excavation, grading, and compaction

•

Foundation installation

•

Utilities installation

•

Building construction (interior and exterior)

•

Landscaping

According to the baseline information summarized in Sections 4 and 5, and our understanding of the
construction methodologies that will be employed, the potential effects to the project area and selected
VECs that will be evaluated for this project include:
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Change/loss of vegetation and habitat

•

Change in wildlife movements

•

Change in mortality risk
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The potential effects of the construction activities on the area are summarized in Table 4, and in the
following section these effects are discussed in more detail on the selected VECs, which are then
summarized in the Table 5.
NOISE
Currently, school buses, garbage, recycling and delivery trucks drive by the project area several times a day
during most days of the week. Due to the topography, these vehicles ascend or descend the steep road, with
sound spikes in the 80 dB range within 10 m of both the TSAVC and QLLHP. Noise levels are provided in
Appendix B, which provides a comparison of each activity. This includes garbage trucks and passenger cars,
as well as a jackhammer. The past, present and future sounds from various equipment found on
construction sites in Canmore, or elsewhere individually, create sound spikes in the 90-110 dB range (as per
Appendix B), and collectively can cause these sound spikes to increase up to 120 dB. This includes the
sound levels that would have been heard during the construction of SilverTip, Spring Creek, Eagle Terrace
and all Three Sisters from west to east including the Peaks of Grassi neighbourhood.
Servicing construction (underground & roads) in Peaks of Grassi commenced in 1996, and Phase 3 (the area
within which Peaks Landing is located) commenced in 1998. House construction began in 1996 in Phase 1
(east end) and in Phase 3 by 1999. Construction activities in Phase 3 specifically, stayed at a fairly consistent
level from 2000 until 2003 for the construction of 10-20 single family and duplexes per year. By 2004 the
construction activity had dropped to 5 or less dwellings per year, and almost all homes were built by
2006. Despite this prolonged period of construction activity (+/-7 years) and the associated noise adjacent
to the TSAVC and QLLHP, the animal population has returned. This is evident from the tracking data
(available up to 2013), Corvidae’s site assessments (2014-2018), anecdotal evidence from local residents and
reported bear encounters in the area. The VEC’s and other wildlife in the area have demonstrated
resiliency to these louder sounds, as demonstrated by the wildlife returning to these areas following
construction.
There will be a noise impact during the construction stage of Peaks Landing that will be above the current
background noise levels from daily traffic and human activities in the area. The increase in noise will be
mitigated by following the Town of Canmore Noise By-law, including work starting after dawn and ceasing
before dusk.
It is predicted that, following construction completion, wildlife that moved away due to construction noise
impacts will lreturn to the LSA, as has occurred with past construction in the area.
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Table 4. Potential Environmental effects based on the construction activities of the proposed Peaks Landing
Development
Construction
Activities and
Disturbances
Project access,
staging, laydown
Clearing, grubbing
and removal of
vegetation and soil
Construction noise
and lights
Trenches for utility
installation
Increase in human
presence
(construction
personnel)
Increased Traffic

Change in
Vegetation and
Habitat Loss

Change in Wildlife
Movement

Increase
Disturbance to
Wildlife

Change in
Mortality

X

X

X

X

X

X

X

X

X
X

X
X

X

X

X

X

CHANGE IN HABITAT AND WILDLIFE MOVEMENTS
Black Bear and Grizzly Bear
The conditions present within the project area do not represent high value habitat or movement corridors
for bears in the area, especially with the WildSmart mitigation measures that have been implemented in
the footprint. Bears do frequent the neighbourhood each year as they move along the valley. Indirect
habitat changes from sensory disturbance and increased human disturbance associated with all aspects of
construction may lead to bears avoiding the area which may push them away from the immediate vicinity
to other high-use human areas, such as the AltaLink right-of-way or the surrounding neighbourhoods.
Conversely, it also may push them into the surrounding habitat patch and wildlife corridors. From review
of available data, the history of construction in the Peaks of Grassi and on-going assessments of the area, it
is predicted that the wildlife will adapt to the construction noise (Hojnowski and Brashares 2017).
Cougar
Cougars are not observed regularly in the lower parts of the valley and tend to avoid areas of high human
use. Although they have been sighted within lower elevation positions, they appear to prefer habitat away
from human influences. Cougars are solitary ambush hunters with a specific prey selection and require
adequate cover to hunt. Additionally, the habitat conditions present in the project area are found not to be
favorable habitat or movement corridors for cougar because of the high human traffic, presence of dogs
(pets) and lack of understory. It is unlikely that cougars will be directly affected by the proposed project
through habitat loss. Cumulative impacts on this species may be felt through multiple developments
throughout the area.
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If they are already habituated to the high human use in the area, the additional homes in the project area
would have a low impact.
Elk
The removal of all the seeded graminoid vegetation to prepare the project area for grading and infill, then
later for the construction of the residential housing units will result in a direct loss of seasonal forage
habitat for elk within the LSA; however, considering the relatively small project area and the existing lowvalue habitat, this effect, albeit negative, are considered to be low. Within the vicinity of the proposed
project, higher value forage areas, in significantly greater abundance, are available for elk, and the area that
will be lost within the project area represent a very small portion of the available habitat for elk in the
immediately surrounding area.
Indirect habitat changes from sensory disturbance and increased human disturbance associated with all
aspects of construction will likely lead to elk avoiding the immediate area. This effective, albeit negative, is
considered to be of negligible to low magnitude, considering the abundant and readily-available forage and
movement habitat that is present in the surrounding area (i.e. wildlife corridors, habitat patches, AltaLink
right-of-way).

CHANGE IN MORTALITY RISK
Black Bear and Grizzly Bear
Vehicle-related mortality risks may increase slightly with construction traffic and added human use during
the construction phase of the proposed project. Open excavations required for deep utility installation may
trap, harm, or even kill animals if appropriate mitigation measures are not in place and/or they are not
prevented from accessing the project area.
Cougar
There is very low likelihood that the mortality risk to cougars during the construction phase will be
affected. Their reported presence at lower elevations is minimal, and the already high human use would
mean cougars already largely avoid the area. Cougars that are located within the vicinity of the proposed
project are likely to predominantly frequent the surrounding wildlife corridors and wildlife patches,
generally avoiding areas with high levels of human activity/development. If cougars are observed in the
LSA during construction, the construction noise generated and concentrated human activity will likely
cause them to actively avoid the project area. Due to their well understood aversion to human activity, they
will likely remain within the wildlife corridors avoiding the majority of construction-related mortality
concerns.
Elk
Vehicle-related mortality risks may increase slightly with construction traffic and added human use during
the construction phase of the proposed project. Increased mortality from predation by large carnivores may
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also result from the displacement of elk back into the adjacent wildlife corridors and wildlife patches,
minimally increasing the probability of a predator/prey encounter. Open excavations required for deep
utility installation may trap, harm, or even kill animals if appropriate mitigation measures are not in place
and/or they are not prevented from accessing the project area. Some construction-related chemicals if
ingested could cause mortality. For example, some animals will consume antifreeze, due to its sweet taste
(McCallum and Paquet, 1993).
Table 5. Predicted effects on VECs during the construction phase of the proposed project, pre-mitigation.
Parameter

Change/Loss
in Habitat

Change in
Wildlife
Movement

Change in
Mortality

7.4

Black Bear

Grizzly Bear

Cougar

Elk

Direction
Geographic
Extent
Duration

Negative

Negative

Negative

Negative

Project area

Project area

Project area

Project area

Long-Term

Long-Term

Long-Term

Long-Term

Frequency

Isolated

Isolated

Isolated

Isolated

Magnitude

Low

Low

Low

Low

Permanence

Irreversible

Irreversible

Irreversible

Irreversible

Direction
Geographic
Extent
Duration

Negative
Local Study Area
Short-term

Negative
Local Study
Area
Short-term

Negative
Local Study
Area
Short-term

Negative
Local Study
Area
Short-term

Frequency

Continuous

Continuous

Continuous

Continuous

Magnitude

Low

Low

Low

Low

Permanence

Reversible

Reversible

Reversible

Reversible

Direction
Geographic
Extent
Duration

Negative
Local Study Area
Long-term

Negative
Local Study
Area
Long-term

Negative
Local Study
Area
Long-term

Negative
Local Study
Area
Long-term

Frequency

Isolated

Isolated

Isolated

Isolated

Magnitude

Low

Low

Low

Low

Permanence

Reversible

Reversible

Reversible

Reversible

POTENTIAL ENVIRONMENTAL EFFECTS – OPERATIONAL PHASE

The operational phase of the proposed project refers to the living-in, maintenance, and typical residential
human use that accompanies such developments after the construction phase. For the purpose of this EIS,
potential effects that are associated with the operational phase of this proposed project include:
•

Additional vehicular traffic and parking

•

Added amenity spaces and usage (i.e. parks, picnic areas, private balconies)

•

Increased adjacent land use (i.e. increased foot/bike traffic in surrounding area, including
unsanctioned trails)
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According to the baseline information summarized in Sections 4 and 5, and our understanding of the
operation, maintenance, and human use that is expected to occur in the operational phase of the project,
the potential effects to the selected VECs for this project may include:
•

Change in habitat

•

Change in wildlife movement

•

Change in mortality risk

The potential effects of the operational activities on the area are summarized in Table 6. In the following
section these effects are discussed in more detail for the selected VECs, which are then summarized in
Table 7.
Table 6. Potential Environmental effects based on the Operational (post construction) activities of the
proposed Peaks Landing Development
Operational (Buildout) Phase
Increased Residents
and human activity in
the area
Disturbance through
residential activity
noise and lights
Increase residential
garbage left outside
Increased traffic
Ornamental
landscaping

Change in
Vegetation and
Habitat Loss

Change in Wildlife
Movement

Increase
Disturbance to
Wildlife

X

X

X

X

X

X

X

X

X

Change in
Mortality

X

X

CHANGE IN HABITAT AND MOVEMENTS
Black Bear and Grizzly Bear
The conditions present within the project area for habitat or movement are considered to be low for bear,
especially following the removal of the once-abundant buffalo berry by the Applicant. What little use this
area provides for bear will be permanently lost, however the magnitude of this is expected to be low,
especially considering the vast and abundant habitat and movement potential that is provided in the
surrounding wildlife corridors and habitat patch.
Cougar
Cougars in the Bow Valley have been reported to favour wildlife corridors as opposed to areas with high
human use. However, according to more recent monitoring data, animals are appearing at lower elevations
near human development (Garrow and Everett, 2013). In a recent article published regarding cougar
numbers and incidents, Brisbane (2015) noted that when cougar conflicts are reported, neighbourhoods
adjacent to the wildlife corridors see the highest number of incidents. This suggests that cougars are not
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always actively avoiding human use areas. However, some of these incidents are likely attributed to dogs on
and off-leash in areas where development interfaces with natural areas and existing habitat for this species.
Based on the relatively small area that the project area encompasses, the limited cover, the already high
human use of the area, and the abundant wildlife corridors and habitat patches surrounding the proposed
project, it is unlikely that the area of disturbance represents any habitat of value for this large carnivore. On
the contrary, the establishment of the proposed development may serve to reduce the potential for humancougar conflicts in the area as the disturbance, vegetation removal, and increased human activity may
influence any resident cougars to utilize the corridors and habitat patches instead of within the middle of
residential neighbourhoods.
Elk
The removal of a significant percentage of the existing grassy area comprising the project area and use of
non-palatable vegetation in the proposed development post-construction condition may lead to
displacement of elk to other areas that retain a seeded grass condition similar to the pre-construction
project area.
Indirect habitat changes from sensory disturbance associated from the increased human density located
within the project area may also cause elk to avoid other portions of similar seasonal forage habitat in LSA.
However, the impact of this is expected to be minimal due to the relatively small nature of this
development and the already densely-populated area. Over time, the local elk population, which is already
considered to be human-habituated, are expected to habituate to the presence of the additional residents
and associated infrastructure, particularly in consideration of existing developments and associated
infrastructure in close proximity to the proposed development.

CHANGE IN MORTALITY RISK
Black Bear and Grizzly Bear
Increased vehicular traffic associated with the increased human use of the area during the operational phase
of the project increases the potential for vehicular-related mortalities. The added human use may also lead
to an increased potential for human-wildlife interactions with bears, both through increased foot traffic,
pets, and presence of anthropogenic attractants (i.e. barbeques).
Cougar
Although cougar use of the area is expected to be low, the increased local traffic that goes with residential
developments may pose a risk to vehicle-related mortalities to any cougars that may use the area. In
addition, the increased human use (and their pets) may lead to an increased potential for human-cougar
interactions, although the added human use is expected to be minimal to the current level of human use in
and around the Peaks of Grassi neighbourhood.
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Elk
Mortality risks for elk that come with residential developments are associated with the inability to use
important winter/early-spring forage area due to potential human use induced displacement from the
project area. In the case of the proposed project, however, the area of land that is to be developed is both
relatively small and of low-value to elk and other ungulates, especially considering the higher value habitat
immediately surrounding the proposed development. With the added housing, increased traffic could pose
an increased risk for wildlife-vehicle interactions.
Overall, based on the existing high human use in the Peaks of Grassi area, the resident elk populations are
already habituated to the disturbances that come with residential human use, so any risks associated with
the increased traffic and human use are expected to be minimal.

Table 7. Predicted effects on VECs during the operational phase of the proposed project, pre-mitigation.
Parameter

Change in
Habitat

Change in
Wildlife
Movement

Change in
Mortality
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Black Bear

Grizzly Bear

Cougar

Elk

Negative

Negative
Project Area

Negative
Project Area

Negative
Project Area

Direction
Geographic
Extent
Duration

Project Area
Long-term

Long-term

Long-term

Long-term

Frequency

Continuous

Continuous

Continuous

Continuous

Magnitude

Low

Permanence

Irreversible

Low
Irreversible

Low
Irreversible

Low
Irreversible

Direction
Geographic
Extent
Duration

Negative
Local Study
Area
Long-term

Negative
Local Study
Area
Long-term

Negative
Local Study
Area
Long-term

Negative
Local Study
Area
Long-term

Frequency

Continuous

Continuous

Continuous

Continuous

Magnitude
Permanence

Low
Irreversible

Low
Irreversible

Low
Irreversible

Low
Irreversible

Direction
Geographic
Extent
Duration

Negative
Local Study
Area
Long-term

Negative
Local Study
Area
Long-term

Negative
Local Study
Area
Long-term

Negative
Local Study
Area
Long-term

Frequency

Occasional

Occasional

Occasional

Occasional

Magnitude

Low

Low

Low

Low

Permanence

Irreversible

Irreversible

Irreversible

Irreversible
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ENVIRONMENTAL MITIGATION MEASURES
8.1

ENVIRONMENTAL MITIGATIONS APPLIED FROM LOCAL GUIDELINES

BCEAG 2012
The 2012 BCEAG have been followed when applying mitigations for this proposed development. Peaks
Landing will meet the following applicable recommendations from the 2012 BCEAG document:
•
•

•

Use the “Step-wise Approach”:
o Linear development to eliminate wildlife cul-de-sacs.
20 m buffer for residential properties from wildlife habitat and corridor areas:
o A two-rail fence will be installed near the QLLHP boundary at the west end of Lawrence
Grassi Ridge on an elevated 1 m high berm, in cooperation with all applicable landowners
(Peaks Landing, the Town, AltaLink, and Alberta Environment and Parks (AEP)). This
fencing will effectively create a 20 m buffer from the most westerly homes in Peaks Landing.
Install information signs to help reduce residents and visitors’ human/wildlife conflicts:
o Signs will be installed on the elevated two-rail fencing, near the QLLHP boundary:
locations and wording to be confirmed with the Town and AEP.

Recommendations from the Alberta Government, Town of Canmore, Town Banff. 2018. Human-Wildlife
Co-existence, Recommendations for Improving Human-Wildlife Coexistence in the Bow Valley.
o

o
o

o

Are already being implemented by the Province of Alberta. Just recently AEP installed at
least three different signs at the point where trails commonly used by hikers, bikers and
dogs enter into TSAVC (see Appendix A – Photos 13-15).
Retain forest (after FireSmart mitigations) as screening.
Landscaping shall be in accordance with FireSmart and WildSmart principles, including the
use of fire-resistance species, and non-combustible surface cover and shall consist of plant
materials that are indigenous to the area and less palatable to wildlife.
The natural area outside the construction envelope, including natural contours, terrain and
forest, will remain. This is with the exception of the (eastern parcel) where minimal
clearing outside the construction envelope may be required to meet engineering standards
for overland drainage. In the eastern parcel there will be the 49 m treed buffer to the north
of the lots.

WILDLIFE HUMAN INTERACTION PROTECTION
The Three Sisters Mountain Village Wildlife Human Interaction Protection Plan (WHIPP) was provided to
Alberta Sustainable Resource Development (2004). This EIS for the Peaks Landing includes specific
mitigations that were identified in the WHIPP, and are designed to reduce human/wildlife conflict. The
following mitigations (discussed in the WHIPP) are being implemented in the development to reduce the
human/wildlife conflict:
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A detailed landscaping plan shall be submitted with development permit applications for initial
construction of dwelling units and shall be in accordance with FireSmart and WildSmart principles,
including the use of fire-resistance species, non-combustible surface cover, and shall consist of plant
materials that are indigenous to the area and less attractive to wildlife.
• Street lighting will remain the same, following the Town of Canmore guidelines.
• Homeowners will be encouraged to use focused, downcast lighting and to avoid use of powerful
security lights, up-lighting or aesthetic lighting that highlights or washes walls or other
architectural features.
• The development will be a ‘hard edge’ to deter the cul-de-sac effect (i.e. wildlife entering into the
existing neighbourhood, finding themselves in a high human use area).
• The landscaping will be non-palatable vegetation to create avian habitat but discourage ungulates
and bears from feeding in the project area.
• Homeowners will be advised of the negative effects of fencing on wildlife (i.e. trapping wildlife in
yards due to fencing), including negative encounters with wildlife.
• Homeowners will be encouraged to plant native vegetation as an alternative to fencing as a means
of providing a privacy buffer.
• Homeowners may use privacy fencing if it is fully enclosed with a latched, automatically closing
gate and covers only a limited portion of the lot near the back of their homes, outside of the 2.5 m
buffer. This is essentially rear patio areas with barriers to keep dogs and children contained and
wildlife out.
• Include educational signage and fencing as a natural barrier to discourage human access to the
wildlife areas.
The Construction Management Plan recommendations in WHIPP will be implemented including reporting
carnivore sightings, staying within the construction zone, containing all waste and no pets on site during
construction.
•

FLOOD RISK IN THE PROJECT AREA
BGC Engineering Inc. (BGC) was retained by Hillcroft Developments Ltd. (Hillcroft) to coordinate the
design of a surface water diversion wall for a proposed development at Stones Canyon Creek fan. The report
(2016) documented two proposed diversion wall designs and the associated assessments that were
completed. The BGC report (2016) identified that a 100 to 300-year return period debris flow could reach
the existing and proposed development as overland flooding with shallow (<0.5 m) flow depths and low (<1
m/s) flow velocities in those extreme events. However, debris-flow events less than the 100-year return
period are not expected to impact the development.
As a result, a diversion berm was proposed by the Town of Canmore to deflect shallow overland flow from
Stones Canyon Creek away from the existing and proposed development and into undeveloped land to the
north.
The following mitigations to reduce the potential impacts of flooding on the proposed and existing
development are:
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Ensuring that current and future development in the Peaks of Grassi is protected through the
development of a surface water diversion berm. Considering the report and recommendation by
BGC (2016) this wall should accommodate a 100 to 300-year flood event as recommended in the
report by BGC (2016). The Town’s preference to have a maximum height of 1 m for the berm as
not to interfere with wildlife (BGC 2016).

•

Following the Stormwater Movement Guidelines for the Province of Alberta (AEP 1999).

Single stormwater management techniques cannot be recommended and in many scenarios a combination
of techniques is required to ensure flood measures and other competing measures, such as wildlife
interference, are met (AEP 1999).
MITIGATION MEASURES – CONSTRUCTION PHASE
A comprehensive Construction Management Plan (CMP) has been prepared to mitigate potential hazardous
construction site conditions that could affect site workers, and wildlife that may enter the site after daily
closures. The CMP will be reviewed by the Town of Canmore prior to the commencement of vegetation
clearing and construction. The CMP includes mitigation measures to protect against dangers from falling in
excavated areas such as trenches and a strict reporting and remediation protocol in the event of fluid spills
including fuels and antifreeze.
•
•
•
•

Report carnivore sightings, staying within the construction zone, containing all waste and no pets
on site during construction.
Soil stripping be minimized to the construction envelope only. Native vegetation left in place
wherever possible with the exception of the WildSmart and FirsSmart mitigation measures.
Topsoil should be stripped and stored for reapplication in areas to be landscaped (where storage
space is available).
Topsoil reapplication should be applied during the first growing season to minimize soil loss and
weed invasion.

NATURAL VEGETATION AND WEED CONTROL
During construction and following completion, the following mitigations are recommended:
•
•
•
•
•

37

The Town of Canmore land use bylaws emphasizes retaining and planting native vegetation.
The Town of Canmore weed bylaw will be required to be followed, i.e. noxious weeds must be
controlled and prohibited noxious weeds eradicated.
It is recommended that newly disturbed areas be monitored for weeds and weeds be hand pulled or
mowed to prevent weed seeds and allow for native species to become established.
It is recommended that the Town of Canmore list of noxious and prohibited noxious weed species
be provided to the new home builders and owners.
The most effective weed control is to minimize cleared areas. Only the construction envelope will
be cleared.
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Submission of a landscape plan with the development permit application should help to avoid the
use of fruiting trees or shrubs in landscaping activities and promote the consistent adherence to the
WildSmart mitigations/guidelines for the Town of Canmore.
Corvidae recommends that any cleared areas be re-naturalized with wild grass seed mixes and
planted with native, non-invasive, species prior to or during the first growing season after clearing.

WILDLIFE
Mitigation measures are outlined here for all wildlife potentially utilizing Peaks Landing and the
surrounding buffer:
•

•
•
•
•
•
•
•
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If work activities occur within the sensitive wildlife timing periods identified below, conduct
wildlife surveys of the areas of interest and associated buffers immediately prior to initiating work
activities. If nests or other sensitive features are located, buffers will be established in which no or
limited work activity can occur. These buffers will remain in place until the event has passed (e.g.
until the birds in a nest have fledged) and should be expected to result in work delays. Vegetation
clearing will be done outside of the following sensitive wildlife periods:
o Elk calving activity from May 1 to June 30
o Bird breeding window from April 15 to August 30
All trees will be inspected for nests before being limbed or removed if in the breeding bird window.
Conduct vegetation clearing and construction operations in daylight hours only to minimize the
impact on wildlife in the area during dawn and dusk.
Clearly identify the construction envelope on each lot prior to vegetation removal for individual
home construction.
Clearly mark the Peaks Landing area boundary and construction envelope to reduce potential for
construction workers from disturbing areas outside of the construction envelope.
If large carnivores, bears, or aggressive elk or deer are observed within the work area, work will
pause until the wildlife event has passed.
Contractors must report any observations of large carnivores or aggressive wildlife to the developer.
During all construction operations workers should remove litter from the site and store food,
garbage and other wildlife attractants in vehicles. No wildlife attractants should be left on site. This
will help ensure that the probability of negative wildlife/human/vehicle interactions does not
increase.
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Figure 5. Example of two rail fencing.

Figure 6. Potential sign and fence locations, to be determined in collaboration with AEP, AltaLink and the
Town of Canmore.

As listed in Section 2.2 of this document, the spirit and intent of BCEAG (1999 and 2012) recommendations
are being followed even though the Peaks of Grassi and Peaks Landing development within it is exempt
from those guidelines.
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MITIGATION MEASURES – OPERATIONAL PHASE

Mitigation measures designed to minimize the potential and magnitude of effects on wildlife/VECs
associated with the operational phase of the proposed project are:
•
•

•
•
•
•
•

Encourage designated trail use and respect of the temporary trail closures during critical forage and
movement periods.
Encourage conformance with existing municipal and provincial regulations associated with the use
of the TSAVC and TAVC corridor(s) (i.e. off-leash dogs). This will be done by providing
information to new home owners on the accessible and non-accessible areas.
Encourage the use of the nearby Quarry Lake off-leash dog area.
Encourage a culture of WildSmart behavior (e.g. placing wildlife smart educational material in
public use areas of the development).
Continued removal of buffalo berry shrubs and other environmental attractants.
Development a ‘hard edge’ linear disturbance to deter the cul-de-sac effect (deterring wildlife from
entering into the existing neighbourhood, finding themselves in a high human use area).
Plant entirely non-palatable, native vegetation when reclaiming yards around the homes.

HUMAN DETERRENTS INTO SENSITIVE WILDLIFE AREAS
•
•
•

As previously noted, fencing and signage on the 1 m high berm are designed to be a highly
prominent and visible deterrent to humans from entering this area.
AEP has already started erecting signs at locations where existing trails head into the Wildlife
Corridor (see Appendix A – Photos 13-15).
The Applicant understands that enforcement of these trail closures will follow, which should have a
very positive impact on the wildlife in the corridors following the decreased use by humans and
their dogs.

EDUCATION
•

•
•
•

The landowners of Peaks Landing are committed to providing the new homeowners with a
pamphlet that provides information on avoiding habitat patches and wildlife corridors, planting
native/non-palatable vegetation, and the other mitigations listed in this document.
Advise homeowners of the negative effects of fencing on wildlife (i.e. trapping wildlife in yards due
to fencing), including negative encounters with wildlife.
Encourage homeowners to plant native vegetation as an alternative to fencing as a means of
providing a privacy buffer.
Homeowners may use privacy fencing if it is fully enclosed with a latched, automatically closing
gate and covers only a limited portion of the lot near the back of their homes.

To mitigate for the existing use of the QLLHP, TSAVC and TAVC, Corvidae recommends more information
and education for residents of Canmore in alignment with the Human Use Management Review Committee
recommendations.
All of the new signage by AEP and the Applicant, plus education by the Town and province, followed by
AEP enforcement, should go a long way towards changing the behaviours of residents and visitors. It
should be noted that for the new residents of Peaks Landing, the normal attitude will be that no one enters
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the wildlife corridors, except on designated trails. They won’t have to change their behaviour, because they
will understand from the time they move into the neighbourhood that compliance with the rules greatly
benefits the wildlife.
In addition, the elimination of palatable vegetation in the AltaLink right-of-way, Peaks of Grassi
neighbourhood and Quarry Lake is recommended to help keep large ungulates and carnivores out of these
high human use areas.
The recent initiatives and implementation of clearing of food and fuel sources in residential areas in
Canmore has reduced wildlife foraging habitat, hiding cover and areas for safe movement in
neighbourhoods. The wildlife corridors and habitat patches are designed to provide habitat security for
wildlife to support foraging, cover and safe movement (AB Government, et al, 2018). During the public
consultation process for the Human Use Management Review (Town of Canmore 2015), the highest
ranking input from residents was the installation of signs to notify people of wildlife corridors and go/no-go
areas. As previously noted, this is currently occurring in the TSAVC, with signs being erected by Alberta
Environment and Parks, as shown in Appendix A – Photos 13 to 15.

41

Environmental Impact Statement for Peaks Landing Development, Canmore, Alberta

December 2018

Table 8. Summary of potential environmental effects based on pre and post mitigation measures.

Change in the plant
community

High

Reclaim site with non-attractant
vegetation (Town of Canmore
urban environment)
Monitor Restoration Success

High

Project area, Longterm change,
Irreversible

Recommended
Additional
Mitigation, Studies,
or Monitoring
Monitor Use of
Reclaimed Landscape
by wildlife

Introduction or the spread
of invasive species

Medium

Develop Weed Management Plan
for construction and for future
maintenance during operations
(build-out). Meet requirement of
Alberta Weed Control Regulation
(2016)
Monitoring Plan for Weeds during
Construction

Low

Duration of
construction, Local,
Reversible

Monitor Use of
Reclaimed Landscape
for Invasive

Planting of ornamentals
and fruit bearing trees for
landscaping purposes

Medium

Plant native vegetation and follow
mitigation measures outlined in
the Construction Management
Plan, this report and WildSmart

Low

Duration of
construction and
operational phases,
Local, Reversible

Monitor
neighbourhood for
WildSmart
compliance

Loss of habitat

Low

Low

Project area, Longterm change,
Irreversible

None

Wildlife habitat avoidance
or abandonment

Medium

Minimize the amount of habitat
cleared and revegetate with
native plants from the area.
Preserve 0.86 ha of the project
area for green space, plus the
green area buffers outside of the
construction envelope.
Minimize the amount of habitat
cleared, minimize work outside of
sensitive wildlife windows. The
area is already showing less

Low

Several months in
duration,
Irreversible, Local
effects.

None

Discipline
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Environmental
Consequence
Pre-Mitigated

Summarized Mitigation

Environmental
Consequence
Post Mitigation

Details
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Environmental
Consequence
Post Mitigation

Details

wildlife activity following the
attractant and FireSmart thinning.
Direct and indirect wildlife
mortality

Low

Following mitigation measures
outlined in Section 8 and the
Construction Management Plan.

Low

Duration of
construction and
operational phases,
local, irreversible.

See Section 8.

Noise

Medium

Noise Monitoring & Abatement
for Construction Work hours
limited to daylight hours, avoiding
work during dawn and dusk,
following the Town of Canmore
Land Use Bylaw. The project is
located in an active residential
neighbourhood. The current
baseline of noise is attributable to
the daily movement of cars,
school buses, snow plows,
garbage trucks using hydraulic
systems to empty bear proof
garbage and recycling bins,
delivery trucks in the area.

Medium

Duration of
construction,
Reversible, local
effects.

None

Wildlife movement is significantly
more active at dawn and dusk.
Construction activities are only
allowed during day light hours and
regulated by the Town’s noise
bylaw regulations.
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Environmental
Consequence
Post Mitigation

Details

Garbage

High

Follow mitigation measures
outline in the Construction
Management Plan. Provide
wildlife proof garbage bins on site.
Keep the construction site and
surrounding area free of garbage
and chemical.

Low

Duration of
construction and
operational phases,
Local, Reversible

Increased human
occurrence

High

Following construction activities
personnel will not be onsite, only
residences and guests of the
community. Signage, education
and enforcement should
substantially reduce the number
of people and dogs accessing the
Wildlife Corridor and Habitat
Patch

Low

Duration of
construction, local,
reversible.
Operational,
following
construction, local,
irreversible. 9%
increase in the
neighbourhood.

Recommended
Additional
Mitigation, Studies,
or Monitoring
Monitor
neighbourhood for
WildSmart
compliance

None
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RESIDUAL ENVIRONMENTAL EFFECTS

CHANGE IN HABITAT AND MOVEMENT
Although there will be a permanent loss of seasonal habitat for some of the elements evaluated, the overall
area and habitat value to the VECs are considered to be low. After effective implementation of the proposed
mitigation measures, the environmental consequence on wildlife movement and use will be low, since most
wildlife species appear to habituate (or are already habituated) to adjacent human development and
corridor use after previous developments have occurred within the LSA. Overall, the existing project area
does not represent high value or critical habitat for any of the VECs, nor does it serve as a critical
movement corridor, especially when compared to the abundant wildlife corridors and habitat patches
immediately surrounding the LSA. If anything, the development of these areas may push wildlife use and
movement into these corridors and habitat patches, thereby reducing the potential for human-wildlife
conflict within the LSA.
CHANGE IN MORTALITY
The minimal increase of vehicular traffic poses a low increase in risk to the mortality of wildlife species
using the area surrounding the Peaks of Grassi neighbourhood. These risks are best mitigated through
measures already in place (i.e. speed limits, WildSmart), and should be continued. The use of public
education to provide new homeowners with information on avoiding habitat patches and wildlife corridors,
planting native/non-palatable vegetation, and minimizing other unnatural, anthropogenic attractants from
their properties is a critical tool for minimize the potential for human-wildlife interactions. With the
successful and ongoing implementation of the recommended mitigation measures, it is not expected that
the construction and operational phases of the proposed project will result in an increase to the mortality
risk to wildlife.
UNCERTAINTY
Based on the number of site inspections during the last four years, the lengthy periods over which wildlife
has been studied and professionally reported, and the abundance of applicable publications and reports
on wildlife and their interactions with humans, there is a moderately high level of confidence in the
certainty of the predicted environmental impacts and mitigation measures in this report.
However, for the purposes of review, we have determined three primary uncertainties exist when assessing
the potential residual impacts on a development: uncertainty in describing potential effects, uncertainty
regarding the mitigation measures proposed and the uncertainty on whether the local residents will adhere
to the signage and education information provided.
First, there is the potential for uncertainty in determining the potential impacts of a project on certain
species groups depending on their habituation and potential reaction to specific projects. In some cases,
known impacts from one species or species group must be extrapolated to provide an assessment of the
potential impacts on another species or species group. However, in this case, there is data and local
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knowledge of the VEC's, resulting in a moderately high level of confidence in the assessment of the
potential effects on the VEC’s.
Secondly, there may be uncertainty associated with the proposed mitigation measures for the project.
While many mitigation measures have been utilized on developments in the local area, there is a lack of
reporting and data available on the effectiveness of the measures. While Corvidae has experience utilizing
the recommended mitigation measures, there is a small risk that mitigation measures will be less effective
than anticipated, or for the measures to potentially have unexpected impacts on other aspects of the
environment. These uncertainties are alleviated by construction and post-construction monitoring where
appropriate, and by implementation of contingency plans and adaptive management.
Lastly, will the local residents follow the signage and absorb the education to stay on main trails, not leave
attractants in yards, plant non-palatable vegetation, etc? We assume they will, however there is
uncertainty due to human nature and willingness to follow new information and use patterns in a natural
area. The AEP will monitor the areas under their jurisdiction for compliance, primarily for human use of
non-designated trails. The Town will also monitor for compliance with applicable by-laws and
recommendations during servicing and construction.

10

CUMULATIVE EFFECTS

The Human Wildlife Co-Existence document shows that the permanent population in Canmore was 13,992
in 2016 (AB Government, et al, 2018). To relate this to the proposed project and the Peaks of Grassi
neighbourhood, the documented 750 residents in the Peaks of Grassi make up 5% of the Town of Canmore
population (Town of Canmore 2014). The addition of approximately 68 people living in the proposed
project will result in a 0.5% increase in population in Canmore. This project is considered a local impact
due to the minimal increase in population in an existing neighbourhood, with existing access and
infrastructure; and there is no development within the wildlife designated areas. For those reasons a
cumulative effects assessment of a Regional Study Area (the Bow Valley) was not required.
With implementation of the mitigations provided in this document, the cumulative effects are considered
minimal. The available data and studies have shown that wildlife adjust to the construction noise, in
addition to the existing noise in the neighbourhood. The objective of the AEP and BCEAG to establish hard
edges, keeping wildlife out of the Peaks of Grassi neighbourhood and in the wildlife corridor and habitat
patch will have an overall positive effect on reducing human wildlife conflicts in the LSA.
Any impacts caused by the small population increase will be low and partially offset by the collective
mitigation efforts by AEP, the Town of Canmore and the Applicant, primarily by educating the new and
existing Peaks of Grassi residents about the need to stay out of the wildlife corridors and habitat patch. This
can be accomplished by a coordinated approach involving delivery of educational pamphlets to the new
residents, and signage on non-designated trails and potential enforcement action.
In the LSA, with the exception of the project area, all of the residential areas have been built out, i.e. every
lot has been built on. There is no planned change to the AltaLink right-of-way, with the exception of
regular clearing of shrubs and other palatable vegetation. The habitat patch and wildlife corridors will
remain un-developed, as a conservation area.
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Cumulatively, sustainable development has also been considered for proposed development in the area, in
response to expressed interest by the Town of Canmore and its residents. Based on the current situation and
the scope of our expertise with the environment, development in an area that is already disturbed is
preferred over development in an area that has seen little or no development. Higher density housing on
the same footprint is better than lower density as it decreases the urban sprawl and the loss of habitat.

11

CONCLUSION

From this assessment, it has been determined that the proposed development of Peaks Landing is
considered low in impact and magnitude (scale) to wildlife in the area due to:
•
•
•
•
•
•

the project sites are relatively small scale and within an existing neighbourhood,
the area already having high human use,
no additional infrastructure (roads, utility infrastructure or utility disturbances) being added,
overall low value habitat within the project area,
the project using an existing road located to the front (south) of all the lots,
a naturally-vegetated buffer to remain at the back of the lots between the project area and the
AltaLink right-of-way. This will act as a physical and visual buffer, and will blend with the existing
buffer north of the existing homes on the edge of the AltaLink right-of-way. Again, for the
purposes of this statement, “naturally-vegetated” will refer to the existing vegetation following the
implementation of FireSmart thinning and fuel removal.

There will be loss of habitat for small mammals, bears and ungulates that favour the area, albeit minimal
and of low value. Due to the on-going closures and relocation of bears from the neighbouring right-of-way
and residential properties being located directly adjacent to the project area, it is considered a high risk for
bears to feed and travel through. The development of these areas within an existing residential area may
serve to keep wildlife from using these areas and keep them to the surrounding wildlife corridors and
habitat patches.
Bears, rutting elk, and cougar in the project area present a potential safety hazard for human-wildlife
conflicts. The addition of the infill development has potential to deter wildlife from using the project area
and keep the wildlife to the adjacent wildlife movement corridors and habitat patch. This scenario could
reduce the existing safety hazards of human-wildlife conflict.
The project area does not extend to the QLLHP, TSAVC, nor TAVC. The new development, especially after
construction is complete and mitigations are followed, has low potential to directly impact wildlife activity
in these corridors and the habitat patch. The increasing human-related activity by cyclists, off-leash dogs,
and hikers in the conservation areas is the main cause for the negative impacts to the wildlife.
In recognition of this increasing problem, AEP and the Town of Canmore have already started to install
signage on all non-designated trails where they enter the Bow Valley Wildlands Park area identified as the
South Canmore Wildlife Corridor. They are also delivering information handouts to all residents in the
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Peaks of Grassi, wherein it is noted that violators will be subject to enforcement action. Peaks Landing will
reinforce this awareness program with signage along the new berm and educational literature for its new
residents. Together these coordinated efforts will help reduce human-wildlife conflicts and give animals
the space they need to move through the corridors to maintain healthy, connected wildlife populations.

12
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Corvidae trusts that this report satisfies your present requirements. Should you have any questions or
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Photo 1. East Parcel viewing west. September 18, 2018.

Photo 2. Photograph showing typical view of FireSmart thinning that was completed throughout the
project area; middle parcel viewing west. September 18, 2018.
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Photo 3. West parcel along the west boundary viewing north showing start of heavily used pedestrian trail
through the project area (to be removed and replaced with a trail further west (see Figure
3). September 18, 2018.

Photo 4. Viewing east from where Lawrence Grassi Ridge and Wilson Way meet. September 18, 2018.
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Photo 5. Viewing west from AltaLink right-of-way at the back of the project area. September 18, 2018.

Photo 6. Viewing east from AltaLink right-of-way at the back of the project area. September 18, 2018.
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Photo 7. Wet area (viewing south) on the AltaLink right-of-way and constructed stormwater swale that
conveys stormwater from the Peaks of Grassi neighborhood. September 18, 2018.

Photo 8. North view of stormwater detention pond from the drainage swale. September 18, 2018.
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Photo 9. Viewing west along the downstream drainage of the stormwater detention pond shown in
Photographs 7 and 8; drainage was dry at the time of assessment. September 18, 2018.

Photo 10. Constructed stormwater drainage area at the northeast of the LSA, which conveys overland flow
from the AltaLink right-of-way north to a small wet area. Viewing west. September 18,
2018.
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Photo 11. Viewing downstream (east) from the drainage culvert shown in the previous photograph, 490 m
from NW corner of middle parcel, north of the AltaLink right-of-way. September 18, 2018.

Photo 12. Small, wet area in a wooded area at the northeast boundary of the LSA, 500 m from NW corner
of middle parcel, north of the AltaLink right-of-way. September 18, 2018.
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Photo 13. Current signage from AEP for human use deterrence in wildlife management corridors.
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Photo 14. Current signage from AEP for human use deterrence in wildlife management corridors.

Photo 15. Current signage from AEP for human use deterrence in wildlife management corridors.
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Photo 16. Recent pamphlet provided to Peaks of Grassi owners by AEP
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APPENDIX B – NOISE LEVELS AND THEIR EFFECTS
Table B-1: Noise Level Effects

(Source: https://www.chem.purdue.edu/chemsafety/Training/PPETrain/dblevels.htm)
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Table B-2: Noise Impacts of Construction
Sourced from: EIA for Residential cum Passive Recreational Development within REC Zone and R(C) Zone
at Various Lots in DD 104, Appendix 4-4A Calculation of Construction Noise Impact Assessment (Mitigated
Scenario with QPMEs, Movable Noise Barriers and Fixed Temporary Noise Barriers) Yuen Long, N. 2014:
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Appendix 4-4A-1 Plant Inventory and Calculated SWLs for Northern Portion of Project Site (Mitigated with QPMEs,
Movable Noise Barriers and Temp. Fixed Noise Barriers)
PMEs Inventory - Mitigated (with QPMEs, Movable Noise Barriers and Fixed Noise Barriers)

Construction
Activity

(A)
Site Formation,
Filling and
Excavation

Sub. Work Group

A1

A2

Excavation and
Filling

Powered Mechanical
Equipment

Reference

Air Compressor

CNP001

Excavator, wheeled/tracked

KATO model HD820V
(EPD-01233)

Generator, super silenced

CNP103

Dump Truck (5.5 tonne <
Gross vehicle weight <= 38
tonne)

EPD *

SWL per
unit

100

Total,
SWL

Qty

4

106

6

107

Total
SWL,
dB(A)

115

Ground
Compression

(B)
Construction of
Underground
Services and
Utilities

B1

B2

Movable noise barrier

-5

102

Movable noise barrier

-10

93

105

6

113

Fixed Temp. Noise Barrier

-5

108

2

118

Movable noise barrier and
Installation of
commercially made sound
proof hammer bracket # &
##

-10

108

115

99

Roller, vibratory

SAKAI model SW250-1
(EPD-00509)

95
102

1

99

8

104

Highest SWL
of Each
Construction
Activity, dB(A)
@

Movable noise barrier

-5

94

Fixed Temp. Noise Barrier

-5

99

109

107

8

111

Fixed Temp. Noise Barrier

-5

106

1

115

Movable noise barrier and
Installation of
commercially made sound
proof hammer bracket # &
##

-10

105

Fixed Temp. Noise Barrier

-5

105

Breaker, mini-robot mounted EPD *

115

Dump Truck (5.5 tonne <
Gross vehicle weight <= 38
tonne)

EPD *

105

3

110

Excavator, mini-robot
mounted

EPD *

94

3

99

Movable noise barrier

-5

94

Air Compressor

CNP001

100

2

103

Movable noise barrier

-10

93

Generator, super silenced

CNP103

95

3

100

Movable noise barrier

-10

90

Lorry (5.5 tonne < Gross
vehicle weight <= 38 tonne)
Water Pump,
Submersible(electric)

EPD *

105

2

108

-5

103

CNP283

85

3

90

Movable noise barrier

-10

80

Concrete Lorry Mixer

CNP044

109

2

112

Movable noise barrier and
fixed Temp. noise barrier

-10

102

Dynapac model LT700
(EPD-00536)

107

Movable noise barrier

-10

100

Movable noise barrier

-10

95

Fixed Temp. Noise Barrier

-5

93

Fixed Temp. Noise Barrier

-5

105

-5

97

102

116

109

108

112

Earthwork

Utilities laying

96

103

Excavator, wheeled/tracked

Komatsu modelled
D21A-8

-10

6

KATO model HD820V
(EPD-01233)

Bulldozer

Movable noise barrier

95

118

A3

Total
Noise
Total
SWL
Barrier
SWL,
(Mitigated
Effect **
dB(A)
)

99

Breaking
excavated hard/
oversize materials
Breaker, mini-robot mounted EPD *

At-source Noise
Mitigation Measure

108

108

B3

Ground
reinstatement

Power rammer (petrol)
Poker, vibratory, hand-held
(electric)
Roller, vibratory
(C)
Road Works

C1

C2

C3

(D)
Foundation

D1

Earthwork

Concreting Works

Road Finishing

Dump Truck (5.5 tonne <
Gross vehicle weight <= 38
tonne)

EPD *
SAKAI model SW250-1
(EPD-00509)

EPD *

102
95

105

2

110

2

105

2

98

3

110

110

Fixed Temp. Noise Barrier

115

105

110

106

Excavator, wheeled/tracked

KATO model HD820V
(EPD-01233)

Concrete Lorry Mixer

CNP044

109

2

112

Generator, super silenced

CNP103

95

3

100

Poker, vibratory, hand-held
(electric)

EPD *

2

105

Movable noise barrier

-10

95

Air Compressor

CNP001

100

2

103

Movable noise barrier

-10

93

Asphalt Paver

VOLVO model. No.
ABG5770 (EPD01226)

2

107

Fixed Temp. Noise Barrier

-5

102

104

2

102

Movable noise barrier

Movable noise barrier and
fixed Temp. noise barrier

-10

Movable noise barrier

-10

90

99

102

113

Generator, super silenced

CNP103

95

3

100

Lorry (5.5 tonne < Gross
vehicle weight <= 38 tonne)

EPD *

105

2

108

Fixed Temp. Noise Barrier

Power rammer (petrol)

Dynapac model LT700
(EPD-00536)

107

2

110

Movable noise barrier

HITACHI model
CP220-3 (EPD-01183)

2

100

Fixed Temp. Noise Barrier

Road roller

97

General foundation
Air Compressor
works
Bar bender and cutter
(electric)
Generator, super silenced
Drill/grinder, hand-held
(electric)
Saw, circular, wood
Water pump, submersible
(electric)

Excavator, wheeled/tracked
Lorry (5.5 tonne < Gross
vehicle weight <= 38 tonne)

Movable noise barrier

-10

90

-5

103

-10

100

-5

95

114

100

4

106

Movable noise barrier

-10

96

CNP021

90

6

98

Movable noise barrier

-10

88

CNP103

95

3

100

Movable noise barrier

-10

90

CNP065

98

6

106

Movable noise barrier

-10

96

CNP201

108

3

113

Movable noise barrier

-10

103

CNP283

85

6

93

Movable noise barrier

-10

83

4

105

Movable noise barrier

-5

100

3

110

Fixed Temp. Boundary
Noise Barrier

-5

105

EPD *

116

103

107

107

CNP001

KATO model HD820V
(EPD-01233)

104

109

99
105

109

PMEs Inventory - Mitigated (with QPMEs, Movable Noise Barriers and Fixed Noise Barriers)

Construction
Activity

Sub. Work Group

D2

D3

Piling works

Powered Mechanical
Equipment

Reference

Mobile Crane

Hitachi Sumitomo
SCX700, 132kW

Generator, super silenced

CNP103

SWL per
unit

Total,
SWL

Qty

101

2

104

95

3

100

Continuous Flight Auger
(CFA) piles (piling, earth
auger)

CNP167

114

3

119

Concrete Lorry Mixer

CNP044

109

3

114

Total
SWL,
dB(A)

119

Concreting Works

(E)
Superstructure

E1

General
Air Compressor
construction works
Bar bender and cutter
(electric)
Mobile Crane

E2

Concreting works

Total
Noise
Total
SWL
Barrier
SWL,
(Mitigated
Effect **
dB(A)
)

Movable noise barrier and
Fixed Temp. Boundary
Noise Barrier

-10

94

Movable noise barrier

-10

90

Fixed Temp. Noise Barrier
and provision of Acoustic
Shielding material

-10

109

Movable noise barrier and
fixed Temp. noise barrier

-10

104

95

3

100

Movable noise barrier

-10

90

EPD *

102

3

107

Movable noise barrier

-10

97

CNP001

100

4

106

Movable noise barrier

-10

96

CNP021

90

6

98

Movable noise barrier

-10

88

Movable noise barrier and
Fixed Temp. Boundary
Noise Barrier

-10

94
96

115
Generator, super silenced
Poker, vibratory, hand-held
(electric)

At-source Noise
Mitigation Measure

CNP103

Hitachi Sumitomo
SCX700, 132kW

101

2

104

119

Drill/grinder, hand-held
(electric)

CNP065

98

6

106

Movable noise barrier

-10

Generator, super silenced

CNP103

95

4

101

Movable noise barrier

-10

91

Saw, circular, wood

CNP201

108

10

118

Movable noise barrier

-10

108

Concrete Lorry Mixer

CNP044

109

4

115

Movable noise barrier and
fixed Temp. noise barrier

-10

105

Concrete Pump

CNP047

109

2

112

Movable noise barrier

-10

102

Generator, super silenced

CNP103

95

4

101

Movable noise barrier

-10

91

Poker, vibratory, hand-held
(electric)

EPD *

3

107

Movable noise barrier

-10

97

G

10

115

-5

110

Dump Trucks
Travelling on Haul Dump Truck (5.5 tonne <
Gross vehicle weight <= 38
Road
tonne)

EPD *

102

105

115

@

109

105

117

(G)
Dump Trucks
Travelling on
Haul Road
During Site

Highest SWL
of Each
Construction
Activity, dB(A)

109

109

107

Fixed Temp. Noise Barrier

110

Note:
Noise levels of the above construction plants are based on the "Technical Memorandum on Noise From Construction Work Other Than
Percussive Piling" and EPD's QPMEs database (available at: http://www.epd.gov.hk/cgi-bin/npg/qpme/index.pl?lang=eng)
* EPD website: http://www.epd.gov.hk/epd/english/application_for_licences/guidance/files/OtherSWLe.pdf
** According to EIAO Guidance Note No. 9/2010, with provision of noise barriers, a 5dB(A) noise reduction for movable plant, 10 dB(A) for stationary plant and 15 dB(A) for
enclosed ones can be assumed.
# According to "A Practical Guide for the Reduction of Noise from Construction Works" (page 11), published by HKSAR Gov. Environmental Protection Department, July
1989, excavated-mounted breaker with sound proof hammer bracket installed could achieve a noise reduction up to 10dB(A).
## According to the "Best Practice Guide for Environmental Protection on Construction Sites", page 6-9, published by Hong Kong Construction Association, January 2009,
excavator-mounted breaker with sound proof hammer bracket can achieve a noise reduction of up to 10dB(A). (Doc. Available at:
http://www.hkca.com.hk/front/20090306bpg.pdf)
@ The highest SWL calculated for each Construction Activity for construction noise impact assessment. Each Construction Activity has been divided into several sub.
work groups based on the sequence of construction works. The respective sub-work groups of each Construction Activity will not overlap with one another.
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