TOWN OF CANMORE
AGENDA
Regular Meeting of Council
Council Chamber at the Canmore Civic Centre, 902 – 7 Avenue
Tuesday, November 5, 2013 at 5:00 p.m.

A. APPROVAL OF AGENDA
1. Agenda for the November 5, 2013 Regular Meeting of Council
B. PUBLIC QUESTION PERIOD
C. DELEGATIONS AND PETITIONS
None
D. MINUTES
1. Minutes of the October 15 , 2013 Regular Meeting of Council
E. BUSINESS ARISING FROM THE MINUTES
None
F. UNFINISHED BUSINESS
None
G. BYLAW APPROVAL
1. Bylaw 2013(Z)-23 Stewart Creek Golf Course Resort Accommodation
Comprehensive DC District
Recommendation: that council give first reading to Bylaw 2013Z-23 and
schedule a public hearing for November 26, 2013.
H. NEW BUSINESS
None
I. CORRESPONDENCE/INFORMATION
None
J. REPORTS FROM ADMINISTRATION
1. Petition – Rundle Crescent
Purpose: to brief council on the sufficiency of a petition received objecting to
a Local Improvement on Rundle Crescent North.
K. NOTICES OF MOTION
None
L. IN CAMERA
None
M. ADJOURNMENT

Agenda prepared by: Cheryl Hyde, Municipal Clerk
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D-1
TOWN OF CANMORE
MINUTES
Regular Meeting of Council
Council Chamber at the Canmore Civic Centre, 902 – 7 Avenue
Tuesday, October 15, 2013 at 5:00 p.m.

COUNCIL MEMBERS PRESENT
John Borrowman
Mayor
Joanna McCallum
Deputy Mayor
Hans Helder
Councillor
Gordie Miskow
Councillor
Vi Sandford
Councillor
Sean Krausert
Councillor
Jim Ridley
Councillor
COUNCIL MEMBERS ABSENT
ADMINISTRATION PRESENT
Lisa deSoto
Chief Administrative Officer
Gary Buxton
General Manager of Municipal Infrastructure
Lorrie O’Brien
General Manager of Municipal Services
Cheryl Hyde
Municipal Clerk (Recorder)
Mayor Borrowman called the October 15, 2013 regular meeting to order at 5:00 p.m.

270-2013

A. APPROVAL OF AGENDA
1. Agenda for the October 15, 2013 Regular Meeting of Council
Moved by Mayor Borrowman that council approve the agenda for the October 15,
2013 regular meeting of council as presented.
CARRIED UNANIMOUSLY
B. PUBLIC QUESTION PERIOD
None
C. DELEGATIONS AND PETITIONS
None

271-2013

D. MINUTES
1. Minutes of the October 1, 2013 Regular Meeting of Council
Moved by Mayor Borrowman that council approve the minutes of the October 1,
2013 regular meeting of council as presented.
CARRIED UNANIMOUSLY
E. BUSINESS ARISING FROM THE MINUTES
None
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F. UNFINISHED BUSINESS
1. Museum and NWMP Barracks Lease Documents
Moved by Mayor Borrowman that council approve the Museum lease agreement and
the North West Mounted Police Barracks lease agreement documents between the
Town and the Centennial Museum Society of Canmore as presented.
CARRIED UNANIMOUSLY
G. BYLAW APPROVAL
1. Bylaw 2013-022 – Electrical Franchise Agreement
Stan Forleski, Fortis Alberta, was given leave by the mayor to answer questions from
council.

273-2013

Moved by Mayor Borrowman that council provide second to Bylaw 2013-22, the
Electrical Franchise Agreement Bylaw.
CARRIED UNANIMOUSLY

274-2013

Moved by Mayor Borrowman that council provide third reading to Bylaw 2013-22, the
Electrical Franchise Agreement Bylaw.
CARRIED UNANIMOUSLY
H. NEW BUSINESS
1. Bow Valley Regional Transit Services Commission (BVRTSC)
Draft 2014 – 2016 Business Plan
Koji Miyaji, CAO of the Bow Valley Regional Transit Services Commission, presented
the commission’s 2014 – 2016 business plan.
Council received the 2014 – 2016 Bow Valley Regional Transit Services Commission
Business Plan as information.

275-2013

2. Conduct of Heliport Business 2013 Annual Report
Moved by Mayor Borrowman that council accept the Conduct of Heliport Business
2013 Annual Report as presented for information.
CARRIED UNANIMOUSLY
I. CORRESPONDENCE/INFORMATION
None
J. REPORTS FROM ADMINISTRATION
1. Mountain Creek Mitigation Update
Administration provide council with a verbal update on mountain creek mitigation
initiatives:
 Remaining in 2013: Palliser cleanup, storm system cleanout, Three Sisters
Parkway slope failure repair, Alpine Helicopters lease land restoration
 2014 and beyond: Cougar Creek ice rink, Cougar Creek trail head amenities,
Palliser landscaping.
 2014 Capital Projects: Willow Pointe, Teepee Town trail, Bow River pathway,
engine bridge.
 Cougar Creek short term mitigation: provincial funding is confirmed,
environmental permit for channel work is in place, contract is awarded and
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work is to begin immediately.
Next steps: council approval for capital project for hazard maps and risk
assessment; council approval for immediate mitigation for mountain creeks
other than Cougar Creek.

K. NOTICES OF MOTION
None
L. IN CAMERA
None
276-2013

M. ADJOURNMENT
Moved by Mayor Borrowman that council adjourn the October 15, 2013 regular
meeting of council at p.m.
CARRIED UNANIMOUSLY

_________________________
John Borrowman, Mayor

__________________________
Cheryl Hyde, Municipal Clerk
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Request for Decision
DATE OF MEETING:

November 5, 2013

Agenda #: G-1

TO:

Council

SUBJECT:

Bylaw 2013Z-23 Stewart Creek Golf Course Resort Accommodation
Comprehensive DC District.

SUBMITTED BY:

Alaric Fish, Manager of Planning and Development
Kate van Fraassen, Development Planner

RECOMMENDATION:

That council give first reading to Bylaw 2013Z-23 and schedule a public
hearing for November 26, 2013.

EXECUTIVE SUMMARY
In accordance with the Stewart Creek Area Structure Plan (ASP) and SSR2013-004, a new land use district
has been proposed to allow resort accommodation units adjacent to the Stewart Creek Golf Course. A
Biophysical Impact Assessment (BIA) has been submitted, and through no fault of the applicant a third party
review of the BIA has not yet been completed. Administration has worked extensively with the applicant in
the drafting of the proposed district and recommends that council give first reading to Bylaw 2013Z-23, and
schedule a public hearing for November 26, 2013.
PREVIOUS COUNCIL DIRECTION OR POLICY
Section 5.9 of the 2004 Stewart Creek Area Structure Plan (ASP) establishes an opportunity to enhance the
existing golf course facilities with resort accommodation units to encourage year-round use of the area.
Although the policies switch back and forth between use of the terms Visitor Accommodation and Resort
Accommodation, administration sought a legal opinion which concluded that there are no concerns with the
interchanging use of the terms. The legal opinion confirmed that the intent of the ASP is to allow
commercially taxed accommodation units that are available for a variety of tenancy options.
Council approved SSR2013-004 Stewart Creek Golf & Country Club - Resort Accommodation on August 13,
2013. The original application included lands to be redesignated to Wildlands Conservation, but that has been
separated into a unique application (Bylaw 2013Z-24) as required by Section 5.9.2g of the ASP.
This application was previously brought before council on September 3, 2013. At that time a motion was
passed to delay first reading to November 5, 2013 to allow time for the required Biophysical Impact
Assessment (BIA) submitted and reviewed.
DISCUSSION
Since the September 3, 2013 council meeting the applicant and administration have had ample opportunity to
discuss concerns raised in the earlier Request for Decision. Overall administration is supportive of the
proposed district and feels it is in line with the intent of the ASP. Significant sections of the district and the
status of the third party review of the BIA are expanded upon below.
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Building form
The proposed land use would allow for the development of 20 resort accommodation units in a range of
potential building forms including apartments, townhouses / stacked townhouses, and duplexes [Attachment
2]. Sec 5.9.2b of the ASP states:
In addition to golf and recreation uses, low-density Visitor Accommodation uses (“golf cabins”) may be located within
the Golf and Recreation Area. In addition to core golf and recreation uses, up to 20 golf cabins may be located within
the Golf and Recreation Area and may be functionally associated with the golf course facility. A golf cabin is defined as
a resort accommodation unit with a footprint of between 74.5 to 102.5 square meters (800 to 1,100 square feet), plus
or minus 10%. It is desirable to locate visitor accommodation units in association with other resort areas.
While the proposed land use differs from the “golf cabins” contemplated in the ASP in regards to form, by
allowing for higher more compact development the development footprint may be reduced (building up
instead of out). The proposed district requires a minimum of 40% of the site to be landscaped or remain in a
natural state [see Attachment 2 for proposed district details and Attachment 3 for the applicant’s rationale].
Higher density built forms also have environmental efficiencies and may be more likely to be used as shortterm accommodation units.
Building footprint and size
The district proposes that the total developable footprint will be up to a maximum of 2100 m2 in total, an
average of 105m2 per unit. This footprint does not include garages and parkades, but Section 3.31.5.7 restricts
additional structured parking to a maximum of 2 stalls per unit. Administration feels that with the limitation
to additional structured parking the developable footprint is generally in accordance with the footprint in the
ASP. Additionally the average Gross Floor Area of all units in the proposed district shall be 250m2 or less,
which aligns with the ASP policy.
The applicant has proposed a slightly different method of calculating height [Section 3.31.4b and 3.31.7 of the
proposed district]. Instead of measuring the maximum height of the roof, the midpoint between the eaveline
and ridge of a sloping roof is used. This has the potential to result in buildings that are slightly higher
buildings than other districts in Canmore, but the site has steep slopes that make the usual height calculation
challenging. Given that there are no public paths or roads, or neighbours directly adjacent to this site, the
impact of the additional height would not be noticeable, and administration accepts the rationale for the
method proposed.
Use as short-term accommodation
During the SSR review and the September 3, 2013 council meeting, questions were raised around the
certainty that resort accommodation units would be used for short term visits and be available to visitors,
potentially in some kind of rental pool. In response to this concern, at the development permit stage Section
3.31.5.9 of the proposed district requires that the applicant demonstrate a mechanism for encouraging short
term stays, such as a central property management system, a reservation system, and key disbursement, to the
satisfaction of the Development Authority. Administration is confident that this provides some certainty that
the possibility of short term stays within the resort accommodation will be facilitated.
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Consistency with the SSR
Council approved SSR SSR2013-004 on August 13, 2013. Section 3.31.9 of the proposed districts requires
that a Sustainability Screening Report (SSR) be submitted as part of the Development Permit application
process for developments with a GFA of 500 m2 or more in accordance with the Town of Canmore’s
Sustainability Screening Process. Review at the Development Permit stage will evaluate if the intent of the
commitments made in the SSR approved by council are being honored.
Biophysical Impact Assessment
A Request for Proposals for third party review of the BIA was distributed on September 12, 2013 to a list of
consultants agreed upon by administration and the applicant, in line with Section 5.9.2c of the Stewart Creek
Area Structure Plan (ASP). After receiving no response to the call for proposal administration re-distributed
the request on September 17, 2013 with an amended time frame. Despite significant effort, no proposals to
undertake the required were received . This is delay is beyond the applicant’s control. Administration has
worked to find an experienced consultant and the preliminary conclusions are consistent with the submitted
BIA that impacts of the proposed project would be negligible. At this time administration is working with the
consultant to clarify some of the wording and ensure that the scope of review is limited to the application
before Council at this time. It is hoped that the BIA review can be finalized in advance of Council
considering First Reading on November 5th, but if it is not possible, administration recommends proceeding
with the public hearing on November 26 as the review will be complete and circulated publically in advance
of the hearing.
Additionally, as suggested by the Stewart Creek Area Structure Plan (ASP), Section 3.31.5.10 of the district
considers further review of the proposed locations of Resort Accommodation uses within the Golf and
Recreation Area by a wildlife biologist at the subdivision application or development permit application stage.
Administration will determine if this additional review is necessary after the review of the BIA is completed.
ALTERNATIVES ANALYSIS
1. Council could postpone consideration of First Reading and scheduling the Public Hearing. This is
not recommended as it would result in further delays in the process and administration is confident
that the BIA review will completed and publically available in advance of the of the proposed Public
Hearing date.
2. Council could support First Reading with amendments that address their concerns. This is not
recommended as administration has worked extensively with the applicant to draft a bylaw that
provides development flexibility but respects the interests of the Town. Revisions could be proposed
at Second or Third reading on topics raised by Council or the public at the Public Hearing.
3. Council could defeat the bylaw by not supporting First Reading. This is not recommended as some
legal advice has suggested that a Public Hearing is required as a minimum for council to hear from
the applicant and public. There is no obligation to pass additional readings if First Reading is
successful.
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FINANCIAL IMPACTS
Development of commercial units would provide additional non-residential tax contributions. Through the
SSR process, the applicant committed to make a Recreation Facility Contribution in accordance with number
of units that are developed. No extraordinary municipal expenses are anticipated as a result of the proposed
rezoning.
STAKEHOLDER ENGAGEMENT
With the exception of the presentation of the SSR application at council there has been no public
engagement.
STRATEGIC ALIGNMENT
This proposal does not directly support any of council’s identified Goals and Strategic Initiatives.
ATTACHMENTS
1) Bylaw 2013Z-23
2) Stewart Creek Golf Course Resort Accommodation Comprehensive DC District as submitted
3) Applicant's Land Use Rational
4) Biophysical Impact Assessment – submitted August 22, 2013
5) Context Map (created by applicant).
AUTHORIZATION
Submitted by:

Approved by:

Approved by:

Kate van Fraassen
Development Planner

Date:

October 17, 2013

Alaric Fish
Manager of Planning and Development Date:

October 22, 2013

Gary Buxton
General Manager of Municipal
Infrastructure

Date:

October 22, 2013

Lisa de Soto, P.Eng.
Chief Administrative Officer

Date:

October 31, 2013
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Attachment 1 – Proposed Bylaw

BYLAW 2013Z-23
A BYLAW OF THE TOWN OF CANMORE, IN THE PROVINCE OF ALBERTA,
TO AMEND LAND USE BYLAW 22-2010
WHEREAS the Municipal Council of the Town of Canmore, in the Province of Alberta has adopted the
Town of Canmore Land Use Bylaw No. 22-2010; and
NOW THEREFORE the Council of the Town of Canmore, in the Province of Alberta, enacts as follows:
1: TITLE
1.1. This bylaw shall be known as the “Stewart Creek Golf Course Resort Accommodation
Comprehensive DC District [2013Z-23].”
2: INTERPRETATION
2.1. Where a bylaw references a Town staff position, department or committee, the reference is deemed
to be to the current name that the staff position, department or committee is known by.
3: PROVISIONS
3.1. Section 3 of Land Use Bylaw No. 22-2010 be amended by adding a new section, to be known as
Section 3.31 Stewart Creek Golf Course Resort Accommodation Comprehensive DC District
[2013Z-23], as shown in Schedule A.
4: ENACTMENT/TRANSITION
4.1. If any clause in this bylaw is found to be invalid, it shall be severed from the remainder of the bylaw
and shall not invalidate the whole bylaw.
4.2. Schedule A forms part of this bylaw.
This bylaw comes into force on the date it is passed.
FIRST READING:
PUBLIC HEARING:
SECOND READING:
THIRD READING:
Approved on behalf of the Town of Canmore:

John Borrowman
Mayor

Date

Cheryl Hyde
Municipal Clerk

Date

Bylaw approved by: _______ _______
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3.31 Stewart Creek Golf Course Resort Accommodation
Comprehensive DC District
[2013Z-23]
3.31.1 Purpose
To provide for a Resort Accommodation District that will accommodate comprehensively designed
Resort Accommodation unit types in a planned development. Resort Accommodation uses defined in
the District will be considered as a commercial land use for the purposes of municipal assessment and
taxation, with no restrictions on maximum occupancy periods.

3.31.2 Permitted Uses
Accessory Developments
Golf Course
Golf Course Maintenance and Storage Facilities
Home Occupations – Class 1
Parks and Playgrounds
Private Club
Public Utilities
Resort Accommodation – TSMV

3.31.3 Discretionary Uses
Eating Establishments (freestanding)
Offices (freestanding)
Parking Areas and Structures
Personal Service Business (freestanding)

3.31.4 Specific Definitions
a. Developable Footprint means the habitable main floor area within which development of 20
Resort Accommodation – TSMV units may occur within this District.
b. Height means with respect to a building, the maximum vertical distance between the grade
immediately adjacent to the building and the midpoint between the eaveline and ridge of a
sloping roof; provided in such cases the ridge is not more than 3.0 m above this mid-point; (see
the Interpretative Diagrams contained within this Bylaw).
c. Resort Accommodation – TSMV means a building or group of buildings for visitors to the resort
area, which may be utilized for non-residential tenancies, is not intended to be used for
permanent living accommodation, and shall include visitor accommodation and other tourist
accommodation, and fractionally owned property. Resort Accommodation may be in the form
of visitor accommodation units, apartment resort accommodation units, and resort townhouse
accommodation units/stacked townhouse resort accommodation units, and shall in all cases be
considered as a commercial land use for the purpose of municipal assessment and taxation, with
no restrictions or minimum or maximum occupancy periods.
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3.31.5 Regulations
3.31.5.1 The maximum number of Resort Accommodation – TSMV units shall not exceed 20.
3.31.5.2 The minimum yard setback for buildings within this District is zero.
3.31.5.3 The total landscaped and existing forested area required within this District shall be an amount
indicated within the table below. Where a mix of forms is proposed, the lower requirement
shall be used.
3.31.5.4 The total landscaped and existing forested area shall be calculated by:
existing forested area + landscaped area
total area of this District
3.31.5.5 The maximum height within this District shall be indicated within the table below.
Building Form
Duplex
Townhouse
Stacked Townhouse
Apartment

Landscaped and/or Naturalized Area
40%
40%
45%
45%

Height
10 m
12 m
14 m
14 m

3.31.5.6 The minimum roof pitch shall be 6:12. Small roof elements or dormers may have a roof pitch of
less than 6:12 where it does not result in significant increases in building mass.
3.31.5.7 The maximum Developable Footprint is 2100 m² within this District; this does not include
garages and parkades, but additional structured parking shall be limited to a maximum of 2
stalls per unit. The average Gross Floor Area of all units in the District shall be 250 m2 or less.
3.31.5.8 All developments shall conform to Section 4, General Regulations expect where stated within
this District.
3.31.5.9 At the Development Permit stage, the applicant shall demonstrate a mechanism for
encouraging short term stays, such as a central property management system, a reservation
system, and key disbursement, to the satisfaction of the Development Authority.
3.31.5.10 At the discretion of the Development Authority, review of the proposed locations of Resort
Accommodation uses within the Golf and Recreation Area by an independent wildlife biologist
may be required at the subdivision application or development permit application stage.

3.31.6 Additional Requirements
3.31.6.1 At the time of Development Permit application, a construction management plan shall be
submitted to the satisfaction of the Development Authority that satisfies the
recommendations outlined in the Biophysical Impact Assessment submitted with the land use
designation and as expressed in 2005 Three Sisters Mountain Village Construction
Management Handbook.
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3.31.6.2 At the time of Development Permit application, operational mitigations for wildlife-human
conflicts as recommended in the approved Biophysical Impact Assessment, such as signage,
post and rail fences and downcast lighting, shall be demonstrated to the satisfaction of the
Development Authority.

3.31.7 Interpretive Diagrams

3.31.8 Development Authority
The Development Officer shall be the Development Authority for all development permit applications in
this district. Development permit applications may be referred to the Canmore Planning Commission at
the discretion of the Development Officer.

3.31.9 Sustainability Screening Report
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A Sustainability Screening Report (SSR) is required by the Town as part of the Development Permit
application process for developments with a GFA of 500m2 or more in accordance with Section 1,
Administration, and the Town of Canmore Sustainability Screening Process.

3.31.10 Schedules
Schedule “A” shows the location of this District.
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Attachment 3 - Applicant's Land Use Rationale

August 21, 2013

Town of Canmore
Planning Department
902 7th Avenue
Canmore, AB
T1W 3K1
Re: Stewart Creek Resort Accommodation Land Use Redesignation
The proposed land use redesignation aligns with the Stewart Creek Area Structure Plan
(ASP) and accommodates a maximum of 20 units of Resort Accommodation. The proposed
DC district allows for Resort Accommodation in a variety of forms including apartments,
townhouses, stacked townhouses, and duplex dwellings to allow marketplace and site
constraints to be considered during design.
Land Use District
The proposed DC Bylaw lists a limited number of uses currently associated with the existing
development within the District that includes the clubhouse and the golf course facility.
These uses or their infrastructure are currently located within the subject site. Definitions
of terms such as Developable Footprint, Height, and Resort Accommodation – Stewart Creek
specific to this site, are also contained within the proposed DC District to provide further
clarity at the time of Development Permit submission, given the unique nature of this site’s
physical characteristics and the Council approved definition of Resort Accommodation –
Stewart Creek. Definitions are all defined within this Bylaw due to the specific site
considerations and in alignment with the ASP policies.
Height
The DC Bylaw proposes to measure height similar to many other municipalities in Alberta
due to the severe grades, physical size of the district and the elongated shape of the legal
parcel within which the district lies. Canmore’s height calculations would for all practical
purposes eliminate the feasibility of development from occurring due to the technical
details of the height calculation, as the physical characteristics of the site fall outside the
parameters in which Canmore’s equations remain practical. The proposed height method
allows certainty for the Approving Authority and the Applicant to understand the practical
height constrains, and ease of enforcement. The height method allows for predictability of
the building envelope outlined in the District.. By measuring height the same way the Town
of Banff and most other municipalities in Alberta do, the ability to work with the constraints
of the site become feasible.
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The heights outlined within the proposed DC Bylaw vary with building form. Should a more
compact building form be used, the trade-off for height will be an increased amount of the
existing forested area will remain. The subject site is in a location that is remote from any
existing development. As a result, the proposed heights will not negatively impact any
Canmore residents visually and allow a variety of building forms to occur on site, with
specific contextually sensitive height constraints appropriate to each within the DC Bylaw.

Developable Footprint
The Developable Footprint is defined as the habitable main floor area and is limited to a
maximum of 2100 m2. This is equivalent to the ASP policy of allowing a maximum of 20
units at 105 m2 each (20x105m=2100 m2). Left out of the definition are accessory
buildings, garages, and all other inhabitable areas, as intended by the ASP. This is due to the
fact that a single car standard attached garage would eliminate over 25% of the allowed
unit area (105 m2) at-grade, severely impacting the feasibility of construction and livability
in unit design.
The choice to use a Developable Footprint over a unit area maximum was arrived in
discussions with the Administration due to implementation concerns with regards to how a
unit footprint would be measured if a stacked townhome or apartment was built. As a
result, it was felt that an overall Developable Footprint should be utilised for clearer
implementation of the policy at the time of Development Permit submission.
Resort Accommodation
Resort Accommodation – Stewart Creek is also defined for this site. This allows the
applicant to restate their commitment to ensuring this site will be considered as a

commercial land use for the purposes of municipal assessment. It also ensures that
a number of building forms are included within the definition allowing clustered
development to occur on this site and a commitment to leaving a minimum amount
of the proposed DC area as it exists today, as a former industrial site that has grown
in with existing forested landscape. Due to concerns over length of stay and
individual unit sizes, single-family dwellings were removed from the allowable
building forms contained within the definition.
Landscaped and Existing Forested Area
The proposed DC Bylaw proposes to have a minimum of 40% of the site landscaped or
remain in its existing forested state. This ensures that the proposed units will be developed
in a clustered format allowing the remaining lands to be untouched. This aligns with the
Town’s current environmental and development policies and aligns with the approved
Stewart Creek Golf and Country Club Wildlife Safety Plan. Further examples of our
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emphasis on clustered development is a commitment to increasing the minimum area left in
a landscaped or existing forested state as the building form increases in density allows a
more compact way to accommodate 20 units.
Setbacks
A minimum setback of zero is proposed for the subject site due to the severe grades, the
unknown location of future property lines that will likely be located along foundation walls
or roadways to minimize the site size and restricted land areas available for development.
While zero setbacks are proposed, it does not preclude greater setbacks being requested by
the Development Authority should it be determined they are required as a result of the BIA
mitigation measures or other documents, and it allows both the Applicant and
Administration to use appropriate professional judgment specific to a future application
without the unwieldy constraint of an arbitrary minimum setback on this constrained site.
A minimum setback of zero to allows for better clustering of units, while still providing for
the minimum separation distances required by the Alberta Building Code once the design is
underway.
Biophysical Impact Assessment (BIA)
A BIA was completed in alignment with the ASP policy. Overall, biophysical effects of 20
Resort Accommodation units are anticipated to have not significant impact in the general
project footprint, and the BIA gave several measures such as post and rail fencing to be
incorporated into future design work. To ensure that the mitigations are implemented, two
sections provide direction to the Development Authority to ensure both mitigation
measures and operational procedures are in place at the appropriate stages within the
development process.

Thank you for your consideration.

Sincerely,

Jessica Karpat, MEDes, MCIP, RPP
Senior Planner
QuantumPlace Developments Ltd.
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Phone: (403) 819-0222
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Attachment 4
Biophysical Impact Assessment
Submitted August 22, 2013

Stewart Creek Golf and Country Club

Resort Accommodation Development

August 2013

Prepared for:
QuantumPlace Developments Ltd.
Calgary, Alberta

Prepared by:
Stantec Consulting Ltd.
Calgary, Alberta

Project Number: 123511164
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Stewart Creek Golf and Country Club
Resort Accommodation Development
Executive Summary
August 2013

Executive Summary
A screening level Biophysical Impact Assessment (BIA) was conducted for a proposed Resort
Accommodation Development (the Project) to meet the requirements of the terms of reference approved
by Town of Canmore Council on December 20, 2005. The BIA identifies potential interactions between
the proposed Project and select biophysical components. The scope of the BIA report was limited to:
topography, vegetation, wildlife habitat, wildlife corridors, and the wildlife-human interaction prevention
plan. The existing condition of each biophysical component is described based on the most up to date
and reliable data available for the area. This includes a literature review, federally and provincially listed
species databases, a site visit, and the results of construction reports for the adjacent properties and Bow
Valley, Town of Canmore, and Three Sisters Mountain Village regions (Jacques Whitford 2006).
Mitigation measures are recommended as a means to minimize or avoid any identified potential
biophysical effects. The following table provides a summary of the findings of the assessment.
Biophysical
Component
Topography and
Vegetation

Residual
Effects
Not Significant

Summary of Findings
Potential effects on vegetation arise from grading due to the steepness of
the ridge where development is planned, and due to intentional vegetation
clearing during development. Effects may include introduction of invasive
plants, damage and removal of native vegetation, and fuel or other chemical
spills.
Mitigation measures include weed control practices, reclamation with native
seed, retention of native vegetation, implementation of a landscape plan,
application of an integrated pest management plan, and appropriate
management of fuel and chemicals.
By implementing the mitigation measures, potential residual effects are
rated: not significant.

Wildlife Habitat and
Corridors

Not Significant

Potential effects on wildlife may include: habitat alteration, sensory
disturbance, habitat avoidance, barriers to wildlife movement, wildlife
habituation, food-conditioning, associated wildlife-human conflict, and
human-caused wildlife mortality.
Mitigation measures include retention of native vegetation where possible,
management of human access to any wildlife mitigation areas, procedures
to deter wildlife from entering the development area, adherence to the
approved Wildlife /Human Interaction Prevention Plan (WHIPP), and
reporting protocols for any significant human/wildlife interactions.
By implementing the mitigation measures potential residual effects are
rated: not significant.

Wildlife-human
interaction
prevention plan.

Not Significant

Potential effects include attractants and food conditioning, as well as
increased off-season human use of the wildlife corridor.
Mitigation measures suggested in the approved WHIPP should be
implemented, such as: downcast lighting, non-palatable native vegetation,
post-and-rail fencing, etc.
By implementation of the mitigation measures contained in the approved
WHIPP, potential residual effects are considered: not significant.

i
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Overall, biophysical effects are anticipated to be not significant from the development of twenty (20) resort
accommodation units in the general project footprint, provided recommended mitigation measures are
implemented.
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1

INTRODUCTION

As part of a development planned adjacent to the Stewart Creek Golf and Country Club (SCGCC), the
Town of Canmore (Canmore) has requested a screening-level Biophysical Impact Assessment (BIA) be
completed prior to approval of twenty (20) resort accommodation units adjacent to the Stewart Creek
Access road, and Hole 1 of the SCGCC (the Project). Stantec has produced this BIA on behalf of
QuantumPlace Developments Ltd. to advance applications for land use redesignation and the
subsequent development permit for resort accommodations over multiple phases.

1.1

Scope of the Assessment

Stantec conducted a BIA for the proposed Project to meet the requirements of the terms of reference
approved by Town of Canmore Council on December 20, 2005 and Bylaw 17(Z) 2005. The scope of this
assessment considers the potential effects that may arise from development of the Project. As per the
terms of reference, the BIA considers:
•

topography

•

vegetation

•

wildlife habitat

•

wildlife corridors

•

approved Wildlife/Human Interaction Prevention Plan

•

assessment of impacts

•

mitigations

•

assessment of residual effects and determination of significance

1.1.1

Methods

This report, a screening level desktop BIA, was written for the proposed project area footprint of less than
3.5 ha within the Regional Study Area (RSA). The RSA is defined as being located approximately 4 km
NW of the project at the Town of Canmore boundary, to approximately 4 km SE of the project on the
Wind Valley Habitat Patch (Figure 1.2-1). This BIA utilized approved mitigations from a previous
approved BIA for the Stewart Creek Golf Course (Jacques Whitford 2006), mitigations from an approved
Wildlife/Human Interaction Prevention Plan (WHIPP; Jacques Whitford 2004), and wildlife and vegetation
information collected in previous Stantec and Jacques Whitford reports. Biophysical incidental
observations and current site observations were gathered during a field visit July 9, 2013. No new
biophysical surveys were completed.
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1.2

Project Description

The Stewart Creek Area Structure Plan (2004) allows for the development of up to 20 low-density resort
2
accommodation units that are conceptually planned to be approximately 2,250 m in the golf and
recreation area conceptual land use zone, shown as the Local Study Area (LSA) in Figure 1.2-1. The
current site has a road from the northwest accessing a parking lot and a clubhouse. To the east is a
driving range, and to the south and northwest are golf course asphalt paths, grass tee blocks, rain
refuges, grass fairways, and grass greens. Adjoining Stewart Creek Drive, resort accommodation units
would be constructed with individual driveways connected to an access road to be linked to the Stewart
Creek Road.
QuantumPlace Developments Ltd. (the Client) is pursuing municipal approvals for resort accommodation
units at SCGCC. The Client proposes to facilitate construction of the resort accommodation units on the
ridge between Hole 1 and Stewart Creek Drive within the LSA (Figure 1.2-1). A new access road is
proposed on the ridge between the two rows of units, paralleling Stewart Creek Drive, including new
driveways servicing each unit. The tee block will require relocation (see Figure 2.1-1). The development
plan aims to leave 40 to 45% of the project area as undeveloped land.
Before pursuing development permit(s) application(s) for the proposed Project, a land use redesignation
is required to redesignate land for the resort accommodations to a suitable Canmore land use district that
would facilitate future development. Pursuant to Town of Canmore policies, a BIA must be submitted to
the town that evaluates the location of the proposed resort accommodations in the areas of topography,
vegetation, wildlife habitat and corridors, and the approved WHIPP.
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Figure 1.2-1 Site Overview
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2

EXISTING CONDITIONS

2.1

General Site Description

The proposed Project LSA has less than a 3.5 ha footprint and is surrounded by development. Within the
LSA, there is an existing golf course maintenance facility as well as a golf cart path and right-of-way
which has been cleared of vegetation on the ridge where the resort accommodation units are planned,
and is cleared of vegetation at the base of the southern slope of the ridge (see Figure 2.1-1). There is a
grass tee-box area for the golf course, and an area cleared of forest for line-of-sight from the tee-box to
the golf fairway. Stewart Creek Drive is located parallel to the LSA and the parking lot for the Stewart
Creek Golf Club is located immediately adjacent to the site.
The current use of the surrounding land i.e. golf course, golf cart path, Stewart Creek Drive, the SCGCC
parking lot, and maintenance facility, has wildlife mitigation measures (as per the WHIPP) which have
disturbed the site’s natural state, namely removal of palatable vegetation from the site to reduce
attractiveness to wildlife as well as the clearance of vegetation from the sides of the golf cart path and
right-of-way.
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Figure 2.1-1 Area of Development
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2.2

Topography

The proposed Project sits on an existing local ridge between Hole 1 and Stewart Creek Drive
(see Figure 2.1-1). Soils in the LSA consist of orthic eutric brunisols and orthic grey luvisols (AGRASID
2013). The ridge peaks near the SCGCC maintenance facility, slopes sharply down to the west, and more
gently down to the northwest (see Figure 2.1-1).

2.3

Vegetation

Vegetation communities within the RSA are representative of the Montane Natural Subregion of
southwestern Alberta. The Montane is characterized by the stands of Douglas-fir (Pseudotsuga
menziesii), lodgepole pine (Pinus contorta),aspen (Populus tremuloides), and white/Engelmann spruce
(Pinea glauca and/or P. glauca x engelmanni) or mixtures of all tree species. Within the LSA, Stantec
observed on July 9, 2013 native vegetation, including stands of mixed aspen, lodgepole pine, and white
spruce with occasional Douglas fir. Understory vegetation was dominated by native species including:
prickly rose (Rosa acicularis), and snowberry (Symphoricarpos sp.), along with aspen and white spruce.
Ground level vegetation was dominated by native species including: bearberry (Arctostaphilis uvaursi),
wild strawberry (Fragaria virginiana), and hairy wild rye (Elymus inovatus). The species composition leads
to an ecosite code of Montane c4.1 with dominant flora listed as aspen, white spruce, lodgepole pine,
Douglas fir/hairy wild rye respectively (Archibald et al. 2006).

2.3.1

Species of Conservation Concern

The Canadian Species at Risk Act (SARA) (S.C. 2002, c. 29) identifies species at risk at regular intervals
through the Committee on the Status of Endangered Wildlife in Canada (COSEWIC). A similar committee
identifies species of special concern in Alberta (SRD 2001), while additional species are protected under
the Alberta Wildlife Act.
The only plant or bryophyte SARA species that is known to occur in the Montane region is the Haller’s
Apple Moss (Bartramia halleriana) (designated “Threatened” and listed on Schedule 1) (SARA Registry
2013). However, the species is only known to occur within three sites in British Columbia and in Alberta
within Jasper National Park, and is found primarily on rock outcrops, stable talus slopes, and acidic soils,
none of which occur in the project area. Most provincially identified or listed plant species of special
conservation concern have a restricted distribution in the province. Locations of where these species at
risk occur often have very specific biophysical conditions and may include sites such as calcareous
outcrops, shaded cliffs, bogs, or other wetlands. These are conditions that were not observed during the
July 9, 2013 site visit to the LSA.
The Alberta Conservation Information Management System (ACIMS) ranks, maps, and tracks plant
species that are considered rare or uncommon in the province. A search of the ACIMS database was
conducted to determine known occurrences of rare plants in the LSA. The ACIMS (2013) database
indicates eight rare or uncommon species occurrences were found within the LSA (see Figure 2.5-1).
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•

Limprichtia cossonii (moss)

•

Eleocharis engelmannii (Engelmann's spike-rush)

•

Collema flaccidum (jelly lichen)

•

Bryum algovicum (moss)

•

Bryum lonchocaulon (moss)

•

Amblyodon dealbatus (moss)

•

Splachnum vasculosum (large-fruited splachnum moss)

•

Fissidens adianthoides (maidenhair moss)

As well, rare plant surveys conducted by Jacques Whitford (2006), and by EnviResource Consulting
(1997; 1998) within the RSA, east of the LSA, observed the following rare plants:
•

Carex crawei (Craw’s sedge) S2G5

•

Carex vesicaria (Blister sedge) S1G5

•

Cypripedium montanum (Mountain ladyslipper) S2G4

•

Eriophorum scheuchzeri (One-flowered cotton grass) S3G5

•

Parnassia parviflora (Small northern grass of Parnassus) SNRG5

•

Platanthera strica (Slender bog orchid) S2G5

•

Primula mistassinica (Dwarf Canada primrose) S3G5

•

Ribes laxiflorum (Trailing black currant) S2G5

•

Salix alaxensis (Alaska willow) S2S3G5

While these species occur in the RSA, the habitat they prefer suggests that most would not be present in
the LSA. Craw’s sedge, Alaskan willow, and dwarf Canada primrose are rare plants with very specific
preference for calcareous soils. Blister sedge, small northern grass of Parnassus, slender bog orchid,
and one-flowered cotton grass are rare-plant species specific to wetlands and moist depressions. All the
above listed plants are known to occur in areas of minimal disturbance (Moss 1980; Kershaw et al. 2001).
However, mountain ladyslipper and trailing black currant are found in forested habitats, which comprise
the Project site, yet these plants have not been previously observed in the LSA.

2.4

Wildlife

The wildlife corridors and habitat patches are biophysically significant areas designed to create habitat
and allow movement of species (Golder 2013) within human development. Wildlife corridors on the south
and east sides of the SCGCC are utilized by ungulates, and large carnivores through the year (Golder
2013). Likewise, wetlands in the RSA have been previously identified as suitable for waterfowl (Golder
2013). The Project has an anthropogenic wetland south of the LSA at the east end of the SCGCC Hole 1.
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Updated supplemental wildlife information was taken from a recent biophysical impact assessment
(Golder 2013) to provide specific updated wildlife data.

2.4.1

Species of Management Concern

A number of provincially and federally listed wildlife species of concern are expected to occur in the RSA.
Wildlife species of concern are defined as those:
•

listed federally as endangered, threatened, or special concern on any Schedule of SARA (Government
of Canada 2012)

•

listed provincially as endangered, threatened, or special concern (AESCC 2010), including species
with legal protection under the Wildlife Act

•

listed in the document Recommended Land Use Guidelines for Protection of Selected Wildlife Species
and Habitat within Grassland and Parkland Natural Regions of Alberta (ASRD 2011a)

Based on current knowledge of species ranges, there are 180 wildlife species of concern that might occur
in the RSA. A full list of potential species of management concern and associated listings can be found in
Appendix A through Appendix C.

2.4.2

Mammals

Mammal species expected to occur in the vicinity of the proposed development include listed carnivores,
e.g. bears (Ursus spp.), wolves (Canus lupus), cougars (Puma concolor). A previous study covering the
RSA (Golder 2013) shows these large carnivores moving through the LSA. The RSA is also expected to
contain carnivores e.g. marten (Martes martes), as well as ungulates and small mammals (e.g. Shrews,
voles, bats and ground squirrels).

2.4.2.1 Bears
Bears are subject to considerable human-caused mortality through mechanisms that include vehicle and
train collisions, introduction of attractants, food-conditioning, habituation, and bear-human conflicts. Over
75% of grizzly bear mortalities in the Bow Valley region are caused by humans (Garshelis et al. 2005). As
expected, most human caused grizzly bear (Ursus arctos horribilis) mortalities tend to occur in areas with
high levels of human use (Neilsen et al. 2004). Overall, grizzly bears exhibit limited resilience to human
disturbance in light of their slow reproductive rate, large area requirements, and a high human-caused
mortality rate. Nonetheless, the population of grizzly bears in the Bow River Watershed has been
estimated to be increasing by 4% per year (Garshelis et al.2005).
Black bears (U. americanus) are also sensitive to human disturbance and may be declining in Banff
National Park (Hebblewhite et al. 2005; Golder 2013). However, provincial telemetry data (JacquesWhitford 2006; Golder 2013) indicated both species of bear were observed in the vicinity of the Project.
During a July 9, 2013 site visit, bear scat was observed within the LSA. A Fish and Wildlife Management
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Information System (FWMIS) search identified grizzly bear (Ursus arctos horribilis) in a 500 m buffer of
the LSA (see FWMIS boundary, Figure 2.5-1).

2.4.2.2 Wolves
Wolf packs are not currently using the area as functional habitat, nor are they travelling through it on a
regular basis (Golder 2013). Yet lone wolves continue to use the corridors adjacent to the SCGCC
(Golder 2013). Wolf (Canus lupus) movement patterns are affected by physiography, weather, prey
distribution, and prey abundance (Paquet et al.1996). Wolves tend to travel in flat, low elevation areas
such as river valleys and low elevation passes (John/Paul & Associates 1993; Golder 2013). During the
winter, wolves prefer established travel routes composed of compacted snow (such as human use trails),
snow free roads, and open areas of shallow snow. Wolves in the Bow Valley are known to cross linear
features (railways, roads, and highways) (Paquel et al. 1996; Wasylyk 2001). In general, wolves avoid
humans and human activities (Paquel et al. 1996).

2.4.2.3 Cougars
Cougars (Puma concolor) in the Bow Valley prey primarily on deer (Odocoileus ssp.), elk (Cervus
Canadensis), and bighorn sheep (Ovis canadensis) (Kortello 2003). In the Bow Valley region cougars use
habitat up to 2300 m above sea level (Kortello 2003) to the valley bottom. In 2003, the RSA was
estimated to have five individuals (Kortello 2003) with populations staying low and holding stable (Kortello
2005). Telemetry data in a recent regional study (Golder 2013) suggests cougars are moving through the
LSA.

2.4.2.4 Other Carnivores
Other carnivore species that frequent the RSA include: lynx (Lynx canadensis), bobcat (Lynx rufus),
coyote (Canis latrans), marten (Martes martes), mink (Neovison vison), and weasel (Mustela spp.).
Wolverines (Gulo gulo) were historically found in the Bow valley but avoid development and are now
mainly present in the adjacent Wind Valley Habitat Patch (Jacques-Whitford 2006).

2.4.2.5 Ungulates
Bighorn sheep (Ovis canadensis) have high quality habitat on the nearby slopes of Pigeon Mountain,
Wind Ridge, and Mount Allan (Jacques Whitford 2006). Yet, bighorn sheep are known to move into the
RSA for winter foraging, but also at other times of the year entering the SCGCC grounds to access the
artificial mineral lick at the Trans-Canada highway crossing (Jacques-Whitford 2005a).
Elk (Cervus Canadensis) use the RSA both as summer and winter range (Jacques Whitford 2005b). It is
uncertain whether they use the area for calving; however as grazers they seek out grasslands including
golf courses to forage.
During a July 9, 2013 site visit, elk scat was observed.
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2.4.3

Birds

Many bird species have the potential to migrate through and reside in the RSA. The nesting period for
birds generally occurs from April to July (extending through the months of March and August for certain
species), and construction is limited during this timeframe to fulfill the requirements of the Alberta Wildlife
Act, the Migratory Bird Convention Act, and the Species At Risk Act. Previous surveys (Jacques Whitford
2005b) determined presence/non-detection by visual and auditory observations, and when raptors or
migratory bird species were observed, ground searches were performed to look for nests, cavity trees,
roost sites, fecal wash, prey remains, and any other signs that raptors may inhabit the area. Trees which
might provide habitat for woodpeckers were recorded as well. No individual raptors or raptor nests were
observed (Jacques Whitford 2005d).

2.4.4

Amphibians

FWMIS database searches (FWMIS 2013) indicate there are recorded occurrences of long-toed
salamanders (Ambystoma macrodactylum), and Columbia spotted frog (Rana luteiventris) in a 500 m
buffer of the LSA (see FWMIS boundary, Figure 2.5-1). Columbia spotted frog, long-toed salamander,
and western toad (Bufo boreas) are expected to occur within the RSA. Breeding periods are the most
sensitive time for amphibians around breeding wetlands, and the wetland on Hole 1 (see Figure 2.1-1)
near the resort accommodations may be used for breeding.

2.5

Wildlife Movement Corridors

Wildlife corridors are designed to link habitat patches that have been fragmented by human development.
Adjacent to the SCGCC is the Along Valley Corridor linking the Quarry Lakes Habitat Patch and the Wind
Valley Habitat Patch, portions of which overlap the SCGCC. However, no formal wildlife corridor has been
established linking the Wind Valley Habitat Patch, located 3 km southeast of the LSA. To the east of the
SCGCC is the Stewart Creek Across Valley Corridor linking the Bow Flats Habitat Patch to the southeast
side of the Trans-Canada highway.
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Figure 2.5-1 FWMIS and ACIMS Regional Observations
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3

POTENTIAL IMPACTS AND MITIGATIONS

Potential biophysical effects are categorized below and include mitigations derived from approved
guidance documents, adopted for Stewart Creek, that include the approved Construction Management
Guidelines (Three Sisters Mountain Village 2005), The Flowering Landscapes of Three Sisters Mountain
Village (TSMV) (Stantec 2004b), the Woody Plants of TSMV (Stantec 2004a), and the approved TSMV
Vegetation Management Handbook (Stantec 2005a). Mitigation measures that are already in practice at
the existing SCGCC facility will be implemented during the resort accommodation construction and
operation, where appropriate.

3.1

Topography

Potential grading and re-contouring required for construction of the proposed Project may cause changes
in drainage patterns that may result in erosion and loss of vegetation. This would require close, ongoing
collaboration with the geotechnical engineers to develop a robust construction and post-construction
Erosion and Sediment Control Plan. The soils baseline information (AGRASID 2013), proposed site
development, and reclamation will inform the Erosion and Sediment Control Plan, and specify which of the
approved mitigations in the Construction Management Framework (Three Sisters Mountain Village 2005) to
use.

3.2

Vegetation

The potential biophysical effects of the proposed unit development on vegetation include:
•

The disturbance and/or removal of native vegetation

•

The introduction of noxious weeds (as defined in the Alberta Weed Control Act).

•

Accidental fires

•

Spills of fuel or other chemicals

Loss of native vegetation will result from clearing areas within the development site during the
construction and grading phase of the development.
If site clearing is required in previously uncleared areas, it may provide an opportunity for weeds to
become established on exposed soil. Seeds from noxious plants may be introduced to the work area by
equipment or by natural dispersal (i.e. wind). Weed invasion may occur during construction and operation
phases of the development.
Accidental fires may result from activities in all phases of the proposed development. Although fire is a
natural process important to ecosystem health, a high intensity fire may result in the loss or degradation
of residual vegetation cover as well as damage to the proposed development. Use of diesel and gasoline
3-1
November 5, 2013 Regular Business Meeting 5 p.m.

Page 38 of 82

Stewart Creek Golf and Country Club
Resort Accommodation Development
Section 3: Potential Impacts and Mitigations
August 2013

powered equipment during construction introduces the potential for fuel spills, and ignition of forest fires.
Fuels, lubricants, solvents, and other chemicals spilled onto the ground may result in long-term vegetation
and related soil contamination

3.2.1

Species of Conservation Concern

Plant and bryophyte species identified on SARA lists have a low potential of growing in the project area.
However provincially-listed or watched species considered rare and uncommon may occur in the project
area and have been known to occur in the project ATS section, therefore the area may require further
rare plant surveys prior to construction, which include sampling of bryophyte and lichen species for expert
identification (see habitat in Figure 2.5-1):
•

Limprichtia cossonii (moss) (calcium rich depressions) SUGU

•

Collema flaccidum (jelly lichen) (basic-barked, sheltered trees) S1G3G5

•

Bryum algovicum (moss) (on soil or thin soil over rocks in grasslands or along roadsides) S2G4G5

•

Bryum lonchocaulon (moss) (on soil in high mountain grasslands >1600m) SUG5?

•

Amblyodon dealbatus (moss) (fens, wetlands, often calcareous) S2G4G5

•

Splachnum vasculosum (large-fruited splachnum moss) (animal dung) S2G3G5

•

Fissidens adianthoides (maidenhair moss) (calcareous grassland, wet rock faces) S2G5

•

Orthotrichum affine (moss) (shaded deciduous trees nears stream beds) SUG3G5

If rare species are found, further mitigation will be required.

3.2.2

Vegetation Mitigations

Measures to mitigate the potential biophysical effects of the proposed resort accommodation
development on vegetation are presented in Table 3.2-1. These measures are presented separately for
the construction and operational phases of development, and for accidents and malfunctions that may
occur during all phases of development. Key mitigation measures were derived from existing guidance
documents that include the approved TSMV Construction Management Guidelines (Three Sisters
Mountain Village Ltd. 2005), The Flowering Landscapes of TSMV (Stantec 2004b), Woody Plants of
TSMV (Stantec 2004a), and the TSMV Vegetation Management Handbook (Stantec 2005a).
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Table 3.2-1

Biophysical Effects Evaluation Summary – Vegetation and Soils

Evaluation Criteria for Residual Biophysical Effects:
Magnitude:

Geographic Extent:

Duration:

Frequency:

Reversibility:

Negligible (N) = 0%-5% loss of native
vegetation, and or all
residual and landscaped
vegetation maintained

1. Site – the proposed resort
accommodation units development
footprint

1. short-term – during
construction

1. occurs once

R: Reversible

2. occurs rarely at
sporadic intervals

I: Irreversible

Low (L)

= 6%-15% loss of native
vegetation and or some
residual and landscaped
vegetation damaged

Moderate (M) = 16%-25% loss of native
vegetation and or moderate
residual and landscaped
vegetation damaged.
High (H)

2. Local – resort accommodation and
adjacent areas, including adjacent
wildlife corridors.
3. Sub-regional – The Municipal
District of Canmore

2. long-term – during
operation

3. occurs regularly at
regular intervals
4. continuous

4. Regional – the Bow River Valley

= >25% loss of native
vegetation and or all
residual and landscaped
vegetation damaged.
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Table 3.2-1

Duration

Frequency

Reversibility

Mitigation Measures

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Geographic
Extent

Biophysical
Effect Positive (P)
or Adverse (A)

Evaluation Criteria for Residual
Biophysical Effects
Magnitude

Development
Activity

Biophysical Effects Evaluation Summary – Vegetation and Soils (cont’d)

Y

L

1

2

3

R

Y

L

1

2

2

I

Construction
Noxious Weed and
Non-Native Species
Invasion (A)

• Town of Canmore weed control standards will be applied
in site clearing, landscaping and reclamation initiatives.
• Guidelines for Integrated Pest Management (IPM)
provided in the approved TSMV Vegetation Management
Handbook (Stantec 2005a), adopted for Stewart Creek,
and the Stewart Creek Golf Course IPM plan will be
implemented.
• Disturbed sites will be reclaimed with the use of native
seed mixtures that are certified as free of noxious weeds.
• Soil (which may contain seeds) will be cleaned off of
heavy equipment prior to site clearing.
• On-site landscaping will be completed with reference to
the Flowering Landscapes of TSMV (Stantec 2004b) and
Woody Plants of TSMV (Stantec 2004a) guidance
documents.

Damage and/or
removal of native
vegetation in
previously uncleared
areas (A)

• Prior to construction, all on-site contractors will be briefed
by the project supervisor on the proper procedures and
activities to minimize biophysical damage, as per the
approved Construction Management Guidelines (Three
Sisters Mountain Village Ltd. 2005), adopted for Stewart
Creek.
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Table 3.2-1

Duration

Frequency

Reversibility

Mitigation Measures

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Geographic
Extent

Biophysical
Effect Positive (P)
or Adverse (A)

Evaluation Criteria for Residual
Biophysical Effects
Magnitude

Development
Activity

Biophysical Effects Evaluation Summary – Vegetation and Soils (cont’d)

Y

L

1

2

2

R

Construction (cont’d)
Damage and/or
removal of native
vegetation in
previously uncleared
areas (A) (cont’d)

• All workers and vehicles will be restricted to the immediate
area of the development site, and will not be permitted to
access other parts of the property.
• Site clearing will be contained within a designated work
space.
• As per the approved Construction Management
Guidelines (Three Sisters Mountain Village 2005), residual
vegetation will be flagged, fenced or barricaded to restrict
area access and subsequent vegetation damage.
• The steep slopes along the southern boundary of the
proposed Project site will be protected through flagging
and the implementation of setbacks for heavy construction
equipment.
• Guidelines provided in the approved TSMV Vegetation
Management Handbook, adopted for Stewart Creek, will
be implemented that include the development of a tree
protection plan, damage prevention measures, and
inspections of residual trees for safety purposes (Stantec
2005).
• Site clearing and grubbing will be completed as per the
approved Construction Management Guidelines (Three
Sisters Mountain Village 2005). Specifically:
• clearing will be restricted to the minimum area
required for construction;
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Table 3.2-1

Duration

Frequency

Reversibility

Mitigation Measures

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Geographic
Extent

Biophysical
Effect Positive (P)
or Adverse (A)

Evaluation Criteria for Residual
Biophysical Effects
Magnitude

Development
Activity

Biophysical Effects Evaluation Summary – Vegetation and Soils (cont’d)

Y

L

1

2

2

R

N

n/a

n/a

n/a

n/a

n/a

Construction (cont’d)
Damage and/or
removal of native
vegetation in
previously uncleared
areas (A) (cont’d)

• dust and erosion control measures will be
implemented;
• erosion and sediment control plans will be
implemented; and
• stockpiling will occur outside of residual forested
areas and erosion control measures applied
• On-site landscaping will be completed with reference to
the Flowering Landscapes of TSMV (Stantec 2004b) and
Woody Plants of TSMV (Stantec 2004a) guidance
documents.
• A Landscape Plan will be implemented that identified
areas of re-vegetation and transplantation of shrub and
ground cover from on-site sources.

Operation
Noxious Weed
Invasion (A)

• Guidelines for IPM provided in the approved TSMV
Vegetation Management Handbook (Stantec 2005a) and
the Stewart Creek Golf Course IPM plan will be
implemented.
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Table 3.2-1

Duration

Frequency

Reversibility

Mitigation Measures

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Geographic
Extent

Biophysical
Effect Positive (P)
or Adverse (A)

Evaluation Criteria for Residual
Biophysical Effects
Magnitude

Development
Activity

Biophysical Effects Evaluation Summary – Vegetation and Soils (cont’d)

Y

L

1

2

2

R

Operation (cont’d)
Damage and/or
disturbance of
native vegetation (A)

• Guidelines provided in the approved TSMV Vegetation
Management Handbook (Stantec 2005a) will be
implemented that include maintenance standards for
residual and planted vegetation such as the
implementation of plant health care programs and tree
protections plans
• Guidelines provided in the approved TSMV Vegetation
Management Handbook (Stantec 2005a) for monitoring
on-site vegetation maintenance will be implemented
• On-site watering of landscaped areas will be restricted
and monitored to reduce the potential for erosion of steep
slopes south of the proposed resort accommodations site.

Accidents and Malfunctions
Accidental Fire (A)

• As per the approved Construction Management
Guidelines (Three Sisters Mountain Village 2005), debris
and slash will be disposed of in order to reduce potential
fire hazards.

N

n/a

n/a

n/a

n/a

n/a

Fuel and other
Chemical Spills (A)

• Chemicals and household cleaners including paints,
grease, solvents, fuel, fertilizers and pesticides must not
be left unattended while in use.

N

N

1

1

1

R
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Table 3.2-1

Biophysical Effects Evaluation Summary – Vegetation and Soils (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical
Effect Positive (P)
or Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

N

n/a

n/a

n/a

n/a

n/a

Accidents and Malfunctions (cont’d)
Fuel and other
Chemical Spills (A)
(cont’d)

• All chemicals and household cleaners must be securely
packaged and sealed to prevent a release and must be
stored inside a chemical storage container in the
maintenance compound or a lockable room in the resort
accommodation after use.
• Power carts and other maintenance equipment must only
be fueled at designated locations away from water
courses.
• Spill absorbents and containment devices must be located
within close proximity of where chemicals are used and
stored.
• Any amount of soil contaminated as a result of a spill will
be removed and disposed of in compliance with the
requirements of regulators (see Three Sisters Mountain
Village Ltd. 2005), adopted for use by Stewart Creek.
• Contractors will ensure that construction equipment
brought on site is not leaking fluids, and will monitor
equipment regularly for the presence of fluid leaks (Three
Sisters Mountain Village Ltd. 2005), adopted for Stewart
Creek.
• Changing oil or other fluids on any vehicle or equipment
within the resort accommodations site is not permitted
(Three Sisters Mountain Village Ltd. 2005), adopted for
Stewart Creek.
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3.3

Wildlife

The potential effects of the proposed Project on wildlife are habitat loss or alteration, sensory disturbance
and habitat avoidance, barriers to wildlife movement, wildlife habituation, food-conditioning, wildlifehuman conflict, and human-caused wildlife mortality. A description of these potential effects is provided
below. Though many mammal species occur within the Bow valley corridor and are expected to occur in
the project area, the greatest potential for wildlife effects to occur from project development are with
carnivores and ungulates.

3.3.1

Habitat Loss or Alteration

Habitat loss and/or alteration are expected to occur as a result of site clearing during the construction
phase of the project. However the proposed unit development project area is less than 3.5 ha and the site
has been previously disturbed, i.e. a gravel parking lot (now a SCGCC Maintenance facility) and a golf
cart asphalt path. The area is too small to serve as key habitat for larger animals, although they are
currently moving on the ridge as evidenced during a July 9, 2013, visit where bear, elk, and deer scat
were observed. The removal of native vegetation may result in the loss of some habitat for large
mammals and birds, and as such any removal of vegetation should occur outside the breeding bird
window for migratory birds. Furthermore replacement vegetation for restoration should be planted
according to the measures in the WHIPP, i.e. planting non-palatable vegetation. Habitat alteration may
also occur during human occupation of the resort accommodations if human access to natural areas
adjacent to the units and golf course are not restricted and controlled.

3.3.2

Wildlife Sensory Disturbance and Habitat Avoidance

Most wildlife species are likely to exhibit some degree of sensitivity to human disturbance. Indeed much
of these effects may be occurring to some degree with the current phase of development. This sensitivity
varies based on aspects of their behaviour including the degree to which they adapt to human
disturbance. Factors that influence wildlife response to people include individual behavioral
characteristics, age, sex of the individual animal, the type, and intensity of the human stimulus, the spatial
and temporal predictability of humans, and whether a person is in a vehicle or on foot. People on foot
may have a greater effect on wildlife behaviour in areas where wildlife has developed a tolerance for
vehicular traffic on roadways.
Depending on these factors, wildlife species may avoid or reduce their use of habitat adjacent to areas of
human activity. For example, wary grizzly bears may exhibit avoidance behaviour in response to humans,
such as fleeing from humans to avoid a close encounter and fleeing for cover. Equally, wolves appear to
have a high sensitivity to humans and their activities may exhibit a similar response (Paquet et al. 1996).
Given their biophysical circumstances, ungulates will also vary in their response to human activities and
developments. For most wildlife species, the threshold of wildlife response to humans, and the resulting
degree of habitat avoidance, is undetermined. Wildlife response to humans is also complicated by the fact
that wildlife species can lose their instinctive fear response and become habituated to humans.
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Sensory disturbance may occur at the construction phase of the proposed development from the use of
heavy machinery and lighting. Operational sensory disturbance will change depending on season, winter
will have increased disturbance due to human occupancy of the proposed unit, and unintended use of
ungulate grazing range on the golf course, as well, despite WHIPP measures, and light reflectance in the
winter will increase due to snow albedo.
Bighorn sheep move from the high elevation habitat of Pigeon Mountain, Wind Ridge, and Mount Allan
down-slope to known mineral licks. The proposed development may disturb use of the lick during
construction phase, however operationally facilities on-site have not permanently disturbed use of the lick
(Jacques-Whitford 2005c).

3.3.3

Barriers to Wildlife Movement

Based on the July 9, 2013 site visit deer, elk, and bear scat was observed, suggesting that wildlife may be
using this ridge to cross the Stewart Creek Access road while heading to or from the Stewart Creek
Across-Valley Corridor. If this is the case, the proposed Project in construction and operational phases
may create both a physical and sensory barriers towards human developments to the north of the Along
Valley Corridor that may influence wildlife movement through this area, including concentrating wildlife
within the Along Valley Corridor.

3.3.4

Habituation, Food-Conditioning, Wildlife-Human Conflicts and Wildlife Mortality

Wildlife species can lose their instinctive fear response and become habituated to humans. Habituation is
a process through which wildlife learn to refrain from responding to a particular human stimulus that has
neither positive nor negative effects (Herrero 1985). In this way, wildlife develop tolerance that allows
them to use habitat in closer proximity to human and human development than normal. For species such
as grizzly bear and black bear, human development may also provide attractants. Changes that enhance
habitat for certain species, such as vegetation clearing, the creation of new forage opportunities, and
poorly managed waste disposal can act as attractants. Repeated access to attractants results in foodconditioning where the animals will associate food with humans and human developments, allowing for
more wildlife-human interactions. With increased interactions come increased rate of conflicts and
human-induced mortality. For bears in particular, most mortalities are related to humans and human
developments (Hebblewhite et al.2003; Garshelis et al.2005).
Development of the proposed Project might expose wildlife to attractants if staff and visitors do not follow
existing work practices and safety guidelines (i.e., the WHIPP). Development might also contribute to
other sources of human-caused mortality that include the destruction of nests, dens, or individual animals
during site clearing. In certain seasons, site clearing can affect wildlife of management concern, such as
species that have critical time periods for breeding as outlined below:
•

Owls: March to April

3-10
November 5, 2013 Regular Business Meeting 5 p.m.

Page 47 of 82

Stewart Creek Golf and Country Club
Resort Accommodation Development
Section 3: Potential Impacts and Mitigations
August 2013

•

Other bird species including those covered by the Alberta Wildlife Act, the Migratory Bird Convention
Act, and the Species At Risk Act, and most mammals: April to July (extending through the months of
March and August for certain species)

Site clearing that occurs outside such critical time periods is expected to have a limited effect on these
groups of species. If site clearing occurs within these windows, a pre-clearing survey may be required to
confirm that breeding activities are not likely taking place on the development site.

3.3.5

Mitigations

Measures to mitigate the potential effects of the proposed Project on wildlife and wildlife habitat are
presented in Table 3.4-1. These measures are presented separately for the construction and operation
phases of development, and for accidents and malfunctions that may occur during all phases of
development. Key mitigation measures were derived from existing guidance documents that include the
approved TSMV Construction Management Guidelines (Three Sisters Mountain Village Ltd. 2005), The
Flowering Landscapes of TSMV (Stantec 2004b), Woody Plants of TSMV (Stantec 2004a), and the
TSMV Vegetation Management Handbook (Stantec 2005a). Mitigation measures are also presented to
reduce disturbance of bighorn sheep (Jacques Whitford 2005a). Mitigations that are already in practice at
the existing SCGCC facilities will be used during resort accommodation construction, where appropriate.

3.4

Wildlife/Human Interaction Prevention Plan Mitigations

There are set measures that have been approved in the RSA for the TSMV (Jacques Whitford 2004),
adopted for Stewart Creek, to prevent wildlife-human interaction. The WHIPP has specific prescriptions
that should be followed to prevent, among other wildlife human conflicts, habituation and foodconditioning. These measures are prescribed according to the nature of development. Measures are
prescribed for all developments such as prohibitions against planting palatable plants near human
habitation, and using bear-proof garbage disposal. Other measures to prevent visitors and tourists from
accessing the wildlife corridors include rail and post fences. Similarly, wildlife enhancement sites have
been developed in the RSA wildlife corridors to mitigate the effect of wildlife attractants near human
development. These enhancement sites are under study, and the WHIPP suggests additional sites be
developed as the need to reduce the effect of attractants in human developments on wildlife increases.
The resort accommodations introduce visitors to the area year round and visitors may try and access the
golf course and surrounding wildlife corridors on undesignated paths. Because of this, the resort
accommodations may require post-and-rail fences, and signage to deter human access to the golf
course, especially in the winter when the energy cost to wildlife from wildlife human interactions is the
highest. Lighting at the units must be designed to facilitate night time use of the corridors, while also
considering human safety. Downcast focused lighting is advised. Palatable plant species will not be used
in the accommodation landscaping. Where possible, native vegetation will be planted, and new
landscaping will use native plant species.
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife

Evaluation Criteria for Residual Biophysical Effects:
Magnitude:

Geographic Extent:

Duration:

Frequency:

Reversibility:

Negligible (N) = 0%-5% loss or alteration of habitat
and/or little or no apparent
constraints to wildlife movement
and/or regional habitat close to 100%
effective

1.

Site – the proposed resort
accommodations
development site

1. short-term –
during
construction

1. occurs once

R: Reversible

2. occurs rarely at
sporadic intervals

I: Irreversible

2.

Local –site and adjacent
areas, including the
Wildlife Corridors

2. long-term – during
operation

3. occurs regularly at
regular intervals

3.

Sub-regional – The
Municipal District of
Canmore

4.

Regional – the Bow River
Valley

Low (L)

= 6%-15% loss or alteration of habitat
and/or limited regional habitat
avoidance and/or some constraints to
wildlife movement and/or little wildlife
mortality expected.

Moderate (M) = 16%-25% loss or alteration of habitat
and/or some habitat avoidance
and/or limited free flow of wildlife
movement and/or some wildlife
mortality expected.
High (H)

4. continuous

= >25% loss or alteration of habitat
and/or considerable regional habitat
avoidance and/or little or no free flow
of wildlife movement and/or
considerable wildlife mortality
expected.
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical Effect
Positive (P) or
Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Y

N

1

2

1

I

Construction
Habitat Loss and/or
Alteration(A)

• Prior to construction, all on-site contractors will be briefed by
project supervisor on the proper procedures and activities to
Minimize biophysical damage, as per the approved TSMV
Construction Management Guidelines (Three Sisters
Mountain Village Ltd. 2005).
• All workers and vehicles will be restricted to the immediate
area of the development site, and will not be permitted to
access other parts of the property.
• Site clearing will be contained within designated work
spaces, with the current conceptual design 40-45% of native
vegetation will remain after development.
• As per the TSMV Construction Management Guidelines
(Three Sisters Mountain Village Ltd. 2005), residual
vegetation will be flagged or marked to restrict area access
and subsequent vegetation damage.
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical Effect
Positive (P) or
Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Y

N

1

2

1

I

Y

L

2

1

2

R

Construction (cont’d)
Habitat Loss and/or
Alteration(A) (cont’d)

• On-site landscaping will be completed using non-palatable
plant species as per the Flowering Landscape of TSMV
(Stantec 2004b) and Woody Plants of TSMV (Stantec
2004a) guidance documents.
• A landscape plan will be implemented that identifies areas of
re-vegetation and transplantation of shrub and ground cover
from on-site sources.

Sensory
Disturbance, Habitat
Avoidance And
Barriers To
Movement (A)

• Site disturbance will be contained within the designated
construction zone.
• The boundary for the designated construction zone will be
marked.
• Construction staff access to the Along Valley and Across
Valley Wildlife Corridors will be restricted.
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical Effect
Positive (P) or
Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Y

L

2

1

2

R

Y

L

2

1

2

I

Construction (cont’d)
Sensory
Disturbance, Habitat
Avoidance And
Barriers To
Movement (A)
(cont’d)

• Construction activities will be restricted to 1 hour after
sunrise and 1 hour before sunset.
• As per the WHIPP (Jacques Whitford 2004), lighting within
the proposed resort accommodation units will be designed to
be low-level and downward-focused to minimize reflection
into the corridor.
• When possible, site clearing will be carried-out outside
critical time periods for wildlife.
• If site clearing occurs within critical time periods, a preconstruction survey may be required to identify the location
of any wildlife key areas (e.g. active nest sites, dens) on-site.

Habituation, foodconditioning,
Wildlife- human
conflict and wildlife
mortality (A)

• Construction of the proposed resort accommodations will be
carried out with reference to standards presented in the
approved WHIPP (Jacques Whitford 2004).

3-15
November 5, 2013 Regular Business Meeting 5 p.m.

Page 52 of 82

Stewart Creek Golf and Country Club
Resort Accommodation Development
Section 3: Potential Impacts and Mitigations
August 2013

Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical Effect
Positive (P) or
Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Y

L

2

1

2

I

Construction (cont’d)
Habituation, foodconditioning,
Wildlife- human
conflict and wildlife
mortality (A) (cont’d)

• Prior to construction, all on-site contractors will be briefed by
the project supervisor on the proper procedures and
activities to minimize wildlife harassment and prevent
human/wildlife encounters, as per the Construction
Management Guidelines (Three Sisters Mountain Village Ltd.
2005).
• Contractors will inform the site supervisor of any significant
wildlife sightings or activity.
• All on-site contractors and employees at SCGCC are
encouraged to report significant sightings shortly after they
occur to ensure appropriate management action (e.g., to
notify other contractors and possibly initiate a temporary
work shut-down).
• Wildlife attractants including food, garbage, petroleum
products, will be managed, as per the approved WHIPP
(Jacques Whitford 2004).
• Animal proof waste containers will be installed as required.
• On-site landscaping will be completed using non-palatable
plant species as per the Flowering Landscape of TSMV
(Stantec 2004b) and Woody Plants of TSMV (Stantec
2004a) guidance documents.
• Where possible, the use of Silverberry in landscaping will be
restricted.
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical Effect
Positive (P) or
Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Y

L

2

1

2

I

Construction (cont’d)
Habituation, foodconditioning,
Wildlife- human
conflict and wildlife
mortality (A) (cont’d)

• Free-ranging and leashed pets will be strictly prohibited
during construction.
• If necessary, berry-producing shrubs, in particular
buffaloberry, will be cleared in certain areas to reduce the
potential for bear/human interactions as per the approved
WHIPP (Jacques Whitford 2004), adopted for Stewart Creek.
• If necessary, understory and/or overstory vegetation will
be cleared in certain areas to reduce the potential for
wildlife/human interactions.
• When possible, site clearing will be carried out outside
critical time periods for wildlife.
• If site clearing occurs within critical time periods, a preconstruction survey may be required to identify the location
of any wildlife key areas on-site.
• If construction is occurring year round within 200 m of any
wetland, an amphibian survey is suggested. Development
activities must not be conducted within 200 m of an active
amphibian breeding pond, unless silt fencing is installed to
keep amphibians out of the construction site.
• Clearing of native vegetation must occur outside the
breeding bird window (May 1 to Aug 31).
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical Effect
Positive (P) or
Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Y

N

1

2

2

R

Y

L

2

2

2

I

Operation
Habitat loss and/or
alteration (A)

• Guidelines provided in the TSMV Vegetation Management
Handbook (Stantec 2005a) will be implemented that include
maintenance standards for residual and planted vegetation.
• All staff and visitors will be asked to avoid areas of the
wildlife corridor, except areas of the golf course that overlap
the wildlife corridor.

Sensory
Disturbance, Habitat
Avoidance And
Barriers To Wildlife
Movement (A)

• Public education and outreach initiatives relating to wildlife
and wildlife habitat and wildlife corridors in the area of the
golf course and the associated units will be implemented.
• Staff, golfers and visitors are presently informed of standards
in place to avoid wildlife-human interactions on the golf
course in both in-play and out-of-play areas, and in the
wildlife corridors
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Magnitude

Geographic
Extent

Duration

Frequency

Reversibility

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Sensory
Disturbance, Habitat
Avoidance And
Barriers To Wildlife
Movement (A)
(cont’d)

• Stewart Creek is committed to the development of
alternative management measures for bighorn sheep that
promote ongoing sheep use of important area habitat and
provide for their specific needs for mineral sources. Stewart
Creek proposes the implementation of sheep habitat
enhancement initiatives in appropriate areas.

Y

L

2

2

2

I

Habituation, foodconditioning, wildlife
- human conflict and
wildlife mortality (A)

• Wildlife attractants will be managed based on
recommendations and procedures identified in the sitespecific WHIPP.

Y

L

2

2

2

I

Biophysical Effect
Positive (P) or
Adverse (A)

Mitigation Measures

Operation (cont’d)

• Operations at the proposed resort accommodation units will
be carried out with reference to standards presented in the
approved WHIPP (Jacques Whitford 2004).
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical Effect
Positive (P) or
Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Y

L

2

2

2

I

Operation (cont’d)
Habituation, foodconditioning, wildlife
- human conflict and
wildlife mortality (A)
(cont’d)

• Stewart Creek will inform the staff of any significant wildlife
sightings or activity.
• Staff will be briefed by the project supervisor on the proper
procedures and activities to minimize wildlife harassment
and prevent human/wildlife encounters.
• All on-site staff are encouraged to report significant sightings
shortly after they occur to ensure appropriate management
action.

Accidents and Malfunctions
Accidental Fire
(P,A)

• As per the approved Construction Management Guidelines
(Three Sisters Mountain Village Ltd. 2005), debris and slash
will be disposed of in order to reduce potential fire hazards.

N

n/a

n/a

n/a

n/a

n/a

Fuel and other
Chemical Spills (A)

• Chemicals and household cleaners including paints, grease,
solvents, fuel, fertilizers and pesticides must not be left
unattended while in use.

Y

N

1

1

1

R

• All chemicals and household cleaners must be securely
packaged and sealed to prevent a release and must be
stored inside a chemical storage container in the
maintenance compound or a lockable room in the resort
accommodations after use.
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Table 3.4-1

Biophysical Effects Evaluation Summary – Wildlife (cont’d)
Evaluation Criteria for Residual
Biophysical Effects
Duration

Frequency

Reversibility

Mitigation Measures

Geographic
Extent

Biophysical Effect
Positive (P) or
Adverse (A)

Magnitude

Development
Activity

Residual
Biophysical
Effects
Anticipated?
Yes (Y) or
No (N)

Y

N

1

1

1

R

Accidents and Malfunctions (cont’d)
Fuel and other
Chemical Spills (A)
(cont’d)

• Power carts and other maintenance equipment must only be
fueled at designated locations away from water courses.
• Spill absorbents and containment devices must be located
within close proximity of where chemicals are used and
stored.
• Any amount of soil contaminated as a result of a spill will be
removed and disposed of in compliance with the
requirements of regulators (see Three Sisters Mountain
Village Ltd. 2005).
• Contractors will ensure that construction equipment brought
on site is not leaking fluids, and will monitor equipment
regularly for the presence of fluid leaks (Three Sisters
Mountain Village Ltd. 2005).
• Changing oil or other fluids on any vehicle or equipment
within the resort accommodation site is not permitted once
the temporary maintenance facility is removed (Three Sisters
Mountain Village Ltd. 2005).
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4

CONCLUSION

This desktop level BIA was completed in accordance with Part 4, Sections 8.4 and 8.5 of the Town of
Canmore Municipal Development Plan, the Terms of Reference approved by Council and Bylaw 17(Z)
2005 DC. Overall, residual effects of the proposed Project after mitigation are expected to be negligible to
low in magnitude. No significant biophysical effects are expected to result from the development of the
proposed Project, provided recommended mitigation measures are implemented. Given the Project
residual effects are negligible to low, there are no predicted cumulative effects associated with the
proposed Project when combined with other human developments in the RSA region. Based on the
results of this BIA, further surveys may be required once the development footprint is finalized.
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Table A-1

Mammal Species that may occur within the Canmore Region

Common Name

Latin Name

General Provincial
Status

Federal Status under the
Species at Risk Act

Big brown bat

Eptesicusfuscus

Secure

Not listed

Hoary bat

Lasiuruscinereus

Secure

Not listed

Little brown myotis

Myotislucifugus

Secure

Not listed

Gray wolf

Canis lupus

Secure

Not listed

Black bear

Ursus americanus

Secure

Not listed

Grizzly bear

Ursus arctos

May Be At Risk

Special concern (NW)

American marten

Martes americana

Secure

Not listed

Ermine

Mustela erminea

Secure

Not listed

Wolverine

Gulo gulo

May Be At Risk

Special concern

Canada lynx

Lynx canadensis

Sensitive

Not listed

Cougar

Felis concolor

Sensitive

Not listed

Coyote

Canis latrans

Secure

Not listed

Least weasel

Mustela nivalis

Secure

Not listed

Long-tailed weasel

Mustela frenata

May Be At Risk

Not listed

Fisher

Martes pennanti

Sensitive

Not listed

Wapiti/elk

Cervus elaphus

Secure

Not listed

Moose

Alces alces

Secure

Not listed

Mountain goat

Oreamnos americanus

Secure

Not listed

Mountain sheep/bighorn
sheep

Ovis canadensis

Secure

Not listed

Mule deer

Odocoileus hemionus

Secure

Not listed

White-tailed deer

Odocoileus virginianus

Secure

Not listed

Masked shrew

Sorexcinereus

Secure

Not listed

Pygmy shrew

Sorexhoyi

Secure

Not listed

Dusky shrew

Sorexmonticolus

Secure

Not listed

Snowshoe hare

Lepus americanus

Secure

Not listed

Least chipmunk

Tamiasminimus

Secure

Not listed

Columbian ground squirrel

Spermophiluscolumbianus

Secure

Not listed
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Table A-1

Mammal Species that may occur within the Canmore Region (cont’d)

Common Name

Latin Name

General Provincial
Status

Federal Status under the
Species at Risk Act

Golden-mantled ground
squirrel

Spermophiluslateralis

Secure

Not listed

Red squirrel

Tamiasciurushudsonicus

Secure

Not listed

Bushy-tailed woodrat

Neotomacinerea

Secure

Not listed

Southern red-backed vole

Clethrionomysgapperi

Secure

Not listed

Northern pocket gopher

Thomomystalpoides

Secure

Not listed

Deer mouse

Peromyscusmaniculatus

Secure

Not listed

Meadow vole

Microtuspennsylvanicus

Secure

Not listed

Long-tailed vole

Microtuslongicaudus

Secure

Not listed

Common porcupine

Erethizondorsatum

Secure

Not listed

Red fox

Vulpesvulpes

Secure

Not listed

Short-tailed weasel

Mustela erminea

Secure

Not listed
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Table B-1

Bird Species That May Occur within the Canmore Region

Common Name

Latin Name

General Provincial
Status

Federal Status under the
Species at Risk Act

Spruce grouse

Falcipennis canadensis

Secure

Not listed

Ruffed grouse

Bonasaumbellus

Secure

Not listed

Sharp-shinned hawk

Accipiter striatus

Secure

Considered not at risk

Cooper's hawk

Accipiter cooperii

Secure

Considered not at risk

Northern goshawk

Accipiter gentilis

Sensitive

Considered not at risk

Red-tailed hawk

Buteojamaicensis

Secure

Considered not at risk

American kestrel

Falco sparverius

Secure

Not listed

Common nighthawk

Chordeiles minor

Sensitive

Not listed

Northern pygmy-owl

Glaucidiumgnoma

Sensitive

Not listed

Great gray owl

Strixnebulosa

Sensitive

Considered not at risk

Long-eared owl

Asiootus

Secure

Not listed

Boreal owl

Aegoliusfunereus

Secure

Considered not at risk

Great horned owl

Bubo virginianus

Secure

Not listed

Olive-sided flycatcher

Contopuscooperi

Secure

Not listed

Cordilleran flycatcher

Empidonaxoccidentalis

Undetermined

Not listed

Great crested flycatcher

Myiarchuscrinitus

Sensitive

Not listed

Tree swallow

Tachycineta bicolor

Secure

Not listed

Violet-green swallow

Tachycinetathalassina

Secure

Not listed

Gray jay

Perisoreus canadensis

Secure

Not listed

Clark's nutcracker

Nucifragacolumbiana

Secure

Not listed

Mountain chickadee

Poecilegambeli

Secure

Not listed

Boreal chickadee

Poecilehudsonica

Secure

Not listed

Red-breasted nuthatch

Sitta canadensis

Secure

Not listed

Brown creeper

Certhiaamericana

Undetermined

Not listed

Winter wren

Troglodytes troglodytes

Secure

Not listed

Golden-crowned kinglet

Regulussatrapa

Secure

Not listed

Townsend's solitaire

Myadestestownsendi

Secure

Not listed

Veery

Catharusfuscescens

Secure

Not listed
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Table B-1

Bird Species That May Occur within the Canmore Region (cont’d)

Common Name

Latin Name

General Provincial
Status

Federal Status under the
Species at Risk Act

Swainson's thrush

Catharusustulatus

Secure

Not listed

Hermit thrush

Catharusguttatus

Secure

Not listed

Varied thrush

Ixoreusnaevius

Secure

Not listed

Bohemian waxwing

Bombycillagarrulus

Secure

Not listed

Orange-crowned warbler

Vermivoracelata

Secure

Not listed

Yellow-rumped warbler

Dendroicacoronata

Secure

Not listed

Townsend's warbler

Dendroicatownsendi

Secure

Not listed

Western tanager

Pirangaludoviciana

Sensitive

Not listed

Fox sparrow

Passerellailiaca

Secure

Not listed

Pine grosbeak

Pinicolaenucletor

Secure

Not listed

Purple finch

Carpodacuspurpureus

Secure

Not listed

Hoary redpoll

Carduelishornemanni

Secure

Not listed

Pine siskin

Carduelispinus

Secure

Not listed

Evening grosbeak

Coccothraustesvespertinus

Secure

Not listed

Red-winged blackbird

Agelaiusphoeniceus

Secure

Not listed

Western wood-pewee

Contopussordidulus

Secure

Not listed

Cliff swallow

Petrochelidonpyrrhonota

Secure

Not listed

Barn swallow

Hirundorustica

Secure

Not listed

Black-billed magpie

Pica hudsonia

Secure

Not listed

American crow

Corvusbrachyrhynchos

Secure

Not listed

Common raven

Corvuscorax

Secure

Not listed

Black-capped chickadee

Poecileatricapilla

Secure

Not listed

Ruby-crowned kinglet

Regulus calendula

Secure

Not listed

American robin

Turdusmigratorius

Secure

Not listed

Cedar waxwing

Bombycillacedrorum

Secure

Not listed

European starling

Sturnus vulgaris

Exotic/Alien

Not listed

Yellow warbler

Dendroicapetechia

Secure

Not listed

Chipping sparrow

Spizellapasserina

Secure

Not listed
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Table B-1

Bird Species That May Occur within the Canmore Region (cont’d)

Common Name

Latin Name

General Provincial
Status

Federal Status under the
Species at Risk Act

Clay-colored sparrow

Spizellapallida

Secure

Not listed

Vesper sparrow

Pooecetesgramineus

Secure

Not listed

Lincoln's sparrow

Melospizalincolnii

Secure

Not listed

White-crowned sparrow

Zonotrichialeucophrys

Secure

Not listed

Dark-eyed junco

Junco hyemalis

Secure

Not listed

Lapland longspur

Calcariuslapponicus

Secure

Not listed

Snow bunting

Plectrophenaxnivalis

Secure

Not listed

American goldfinch

Carduelistristis

Secure

Not listed

Rufous hummingbird

Selasphorus rufus

Secure

Not listed

Red-naped sapsucker

Sphyrapicusnuchalis

Undetermined

Not listed

Three-toed woodpecker

Picoidestridactylus

Secure

Not listed

Boreal owl

Aegoliusfunereus

Secure

Not listed

Downy woodpecker

Picoidespubescens

Secure

Not listed

Hairy woodpecker

Picoidesvillosus

Secure

Not listed

Northern flicker

Colaptesauratus

Secure

Not listed

Canada goose

Branta canadensis

Secure

Not listed

Osprey

Pandionhaliaetus

Sensitive

Not listed

Bald eagle

Haliaeetusleucocephalus

Sensitive

Not at risk

Merlin

Falco columbaris

Secure

Not listed

Prairie falcon

Falco mexicanus

Sensitive

Not at risk

Blue grouse

Dendrapagusobscurus

Secure

Not listed

Ring-billed gull

Larusdelawarensis

Secure

Not listed

Mourning dove

Zenaidamacroura

Secure

Not listed

Calliope hummingbird

Stellulacalliopa

Secure

Not listed

Pileated woodpecker

Dryocopuspileatus

Secure

Not listed

Least flycatcher

Empidonaxminimus

Secure

Not listed

Dusky flycatcher

Empidonaxoberholseri

Secure

Not listed

Cassin’s vireo

Vireo cassinii

Undetermined

Not listed
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Table B-1

Bird Species That May Occur within the Canmore Region (cont’d)

Common Name

Latin Name

General Provincial
Status

Federal Status under the
Species at Risk Act

Warbling vireo

Vireo gilvus

Secure

Not listed

Blue jay

Cyanocittacristata

Secure

Not listed

House wren

Troglodytes aedon

Secure

Not listed

Mountain bluebird

Sialiacurrucoides

Secure

Not listed

American redstart

Setophagaruticilla

Secure

Not listed

Lazuli bunting

Passerinaamoena

Secure

Not listed

Spotted towhee

Pipilomaculatus

Secure

Not listed

Savannah sparrow

Passerculussandwichensis

Secure

Not listed

Brewer’s blackbird

Euphaguscyanocephalus

Secure

Not listed

Brown-headed cowbird

Molthrusater

Secure

Not listed

Red crossbill

Loxiacurvirostra

Secure

Not listed

White-winged crossbill

Loxialeucoptera

Secure

Not listed

Great blue heron

Ardeaherodias

Sensitive

Not listed

Killdeer

Charadrius vociferous

Secure

Not listed

Spotted sandpiper

Actitismacularia

Secure

Not listed

Belted kingfisher

Cerylealcyon

Secure

Not listed

Willow flycatcher

Empidonaxtraillii

Secure

Not listed

Eastern kingbird

Tyrannustyrannus

Secure

Not listed

White-breasted nuthatch

Sittacarolinensis

Secure

Not listed

Blue-headed vireo

Vireo solitarus

Secure

Not listed

Tennessee warbler

Vermivoraperegrina

Secure

Not listed

Blackpoll warbler

Dendroicastriata

Secure

Not listed

Black-and-white warbler

Mniotiltavaria

Secure

Not listed

Northern waterthrush

Seiurusnoveboracensis

Secure

Not listed

Common yellowthroat

Geothlypistrichas

Secure

Not listed

Wilson’s warbler

Wilsoniapusilla

Secure

Not listed

Song sparrow

Melospizamelodia

Secure

Not listed
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Table C-1

Amphibian Species of Concern that may occur within the Canmore Region

Common Name

Latin Name

General Provincial
Status

Federal Status under the
Species at Risk Act

Western toad

Anaxyrus boreas

Sensitive

Special Concern

Long-toed salamander

Ambystoma
macrodactylum

Species of Special
Concern

Not at risk

Columbia spotted frog

Rana luteiventris

Sensitive

Not at risk
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Briefing
DATE OF MEETING:

May 7, 2013

Agenda #: J-1

SUBJECT:

Petition Objecting to Local Improvement – Rundle Crescent North

SUBMITTED BY:

Lisa de Soto, Chief Administrative Officer

PURPOSE:

To brief council on the sufficiency of a petition received objecting to a
Local Improvement on Rundle Crescent North

DECLARATION OF SUFFICIENCY
The chief administrative officer declares the petition objecting to a local improvement on Rundle Crescent
North sufficient.
BACKGROUND
At the May 7, 2013 regular council meeting, a petition from homeowners of Rundle Crescent North to bury
the power lines on their street was declared sufficient. Administration then prepared a local improvement
plan and a notice was sent to affected homeowners on October 1, 2013 in accordance with the Municipal
Government Act (MGA).
The MGA provides that, if a petition objecting to the local improvement if filed with the CAO within 30 days
from the notice being sent out, and the CAO declares the petition sufficient, council must not proceed with
the local improvement.
A petition objecting to the local improvement was received on October, 2013. Petitioners are objecting to the
cost of the project. In summary properties that already have existing underground services would incur a local
improvement tax of approximately $ 11,655 total ($777/year over a 15 year period). Properties that do not
have underground services would incur an improvement tax of $ 24,315 total ($1,621/year over a 15 year
period). These above costs are based on estimates provided by the utility companies and would be revised to
reflect actual constructed costs.
For Rundle Crescent North, nine properties would be liable to pay the local improvement tax. Six have
signed the petition objecting to the local improvement, which meets the requirement for 2/3 of the owners
representing at least half of the total value of assessments.
FINANCIAL IMPACTS
In anticipation of receiving a petition for a local improvement on Rundle Crescent North, conduit was
proactively installed to minimize or hopefully eliminate any need to trench in the newly reconstructed
roadway.
The $18,806.24 cost of conduit installation was intended to be recovered as part of a local improvement plan.
STAKEHOLDER ENGAGEMENT
Administration has been working closely with affected stakeholders throughout the initial petition and
preparation of the local improvement plan.
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STRATEGIC ALIGNMENT
None.
ATTACHMENTS
None
AUTHORIZATION
Submitted by:

Lisa de Soto, P.Eng.
Administrative Officer
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Date:

October 31, 2013
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