TOWN OF CANMORE
AGENDA
Special Meeting of Council – Sustainability Screening Report Hearing:
Council Chambers at the Canmore Civic Centre, 902 – 7 Avenue
Tuesday, February 12, 2013 at 6:00 p.m.

A. APPROVAL OF AGENDA
1. Agenda for the , 2013 Special Meeting of Council
B. SSR2013-002 – Stewart Creek Golf Course Resort Accommodation
1. Presentation from Applicant
2. Questions from Council
3. Questions from the Public
C. ADJOURNMENT

Agenda prepared by: Cheryl Hyde, Municipal Clerk
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SSR CHEAT SHEET FOR COUNCIL
Purpose of the SSR Process
The purpose of the Sustainability Screening Process is to provide an applicant an opportunity to describe
how their proposal will provide a net benefit to the community and build on the Town’s sustainability
initiatives, and at the same time provide Council and the public an opportunity to assess those benefits.
Any proposal should assist in moving towards the goals of the Town’s statutory planning documents.
Intent of the Special Meeting of Council
The Sustainability Screening Processes provides an opportunity for Council and the public to consider
and assess the proposed benefits of a planning proposal. Unlike a public hearing, the meeting functions
more as a community conversation about if or how the proposal provides a net benefit to the
community and builds upon the Town’s sustainability initiatives.
Components of an SSR Application
An SSR application includes an application form, a completed impact-offset matrix and a narrative that
describes the basic outline and intent of the proposal, the net community benefit, and any sustainability
initiatives that are included. The impact-offset matrix is used to assist applicants, Council, and the public
to better understand and gauge what the specific impacts and benefits from a proposal are.
Documents Submitted to Council for the Meeting
1. Meeting agenda
2. Impact-offset matrix and narrative completed by the applicant
3. Administration comments on the application (plus attachments if needed)
4. Impact-offset matrix completed by administration
Conduct of SSR Special Meeting of Council
1. The meeting begins with the applicant presenting on the intent of their proposal. The presentation
is an opportunity for the applicant to speak to the overarching aims of the proposal, and to provide
context for where they lost or gained points in the matrix.
2. Following the presentation Council may ask the applicant to clarify or expand upon certain aspects
of the proposal.
3. Members of the public are then invited to make comments on the proposal and/or ask questions of
the applicant, Council, or Administration.
4. Administration does not make a presentation during the SSR process but is there to answer any
questions from Council or members of the public regarding its comments.
5. Following all comments and questions from members of the public Council decides to approve or
refuse the SSR application as submitted, or table the SSR requiring clarification in order to
demonstrate a net benefit to the community.
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Stewart Creek Golf & Country Club Resort Accommodation – Proposed Land Use Redesignation
Sustainability Screening Review Narrative
Submitted January 3, 2013

Project Description
Pursuant to the Golf and Recreation area objectives and policies contained in the approved Stewart
Creek Area Structure Plan (“ASP”), the project consists of a proposed land use redesignation to facilitate
future development of low density Resort Accommodation units as part of the existing Stewart Creek
Golf and Country Club property (“SCGCC”). The ASP contemplates Resort Accommodation1 in an area
conceptually in the vicinity of the existing clubhouse, consisting of up to 20 units, to create opportunities
for increased year‐round utilization of the Golf and Recreation area by developing Resort
Accommodation units within the Golf and Recreation Area. The main area for the proposed Resort
Accommodation units will consist of the land currently occupied by the SCGCC golf course maintenance
facility, hole 1 starter area and tee boxes, and part of the existing club house parking lot. The majority
of future units are intended to be located in this upper area, primarily on previously developed land.
The remainder of the project site consists of a strip of land located generally south of the existing golf
course access roadway, paralleling the alignment of the Golf Course access road part way down the hill
towards Stewart Creek Drive. The total project area is approximately 18,000 square metres (1.8
hectares / 4 acres) in size, of which approximately 6,000 square metres / 0.6 hectares / 1.5 acres) has
been previously developed for the existing maintenance facility, golf cart pathway, tee box / starter area
and part of the existing club house parking lot (this equates to approximately 30% of the site area). As
per the requirements of policy 5.9.2 of the ASP a land use redesignation for a Resort Accommodation
area will be required to allow the Resort Accommodation units. Figure 1 illustrates the project area
location and context; Figure 2 outlines the location of the proposed land use redesignation and some
additional details about the project site.

1

Resort Accommodation is proposed as defined in the Stewart Creek ASP (5.1 (c)) as “Notwithstanding
definitions in the Town of Canmore Land Use Bylaw (09‐99), for purposes of this Area Structure Plan,
Resort Accommodation means a building or group of buildings for visitors to and residents of the resort
area, which may be utilized for short term, commercial, non‐residential tenancies, or for permanent
residential tenancies, and shall include visitor accommodation, tourist accommodation, and residences.
Resort Accommodation may be in the form of visitor accommodation, apartments, townhouses /
stacked townhouses, duplex and single family dwellings, and shall in all cases be considered as a
commercial land use for the purposes of municipal assessment and taxation, with no restrictions on
maximum occupancy periods.” This definition is reinforced under the definition of the Resort
Accommodation – TSMV use in the Town of Canmore Land Use Bylaw.
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In addition to the proposed redesignation, a related land use redesignation of approximately 22.5
hectares (56 acres) of land in the vicinity of the proposed Resort Accommodation area, to facilitate the
redesignation of nearby lands to WC Wildlands Conservation District pursuant to policy 5.9.2 (e) of the
ASP, is referenced in this SSR.
Triple Bottom Line: Economic Elements
The project is expected to add approximately $22,000,000 of assessed commercial property value to the
Town of Canmore, contributing to the strategic diversification of the residential/commercial tax
assessment base for the community. The commercial tax assessment will be implemented primarily
through the application of the Resort Accommodation land use that will be applied to the project site at
the time of land use redesignation. Should additional mechanisms be required to support the
commercial tax assessment requirement outside the Land Use Bylaw, instruments placed on title and
contractual provisions would be supported. The resort accommodation units are expected to be
situated in small footprint buildings that will be either single detached, semi‐detached or low density
attached forms. Building forms and arrangements will be determined on the basis of market and
programming requirements, and on the most efficient use of land from a site disturbance, access and
servicing perspective. Each of the resort accommodation units will average approximately 2,200 square
feet of total developed area plus an attached garage, with building footprints ranging between 750
square feet to 1,500 square feet, averaging approximately 1100 square feet in footprint size.
The Resort Accommodation units will be sold as secondary residences, with the provision for
homeowners to include their secondary residence within a rental pool managed by the Stewart Creek
Golf Club. It is anticipated that the Stewart Creek Club House will be used as the front office and to
provide concierge service for owners and guests staying in the resort accommodation units for relatively
short‐term vacations, as well as the base for operations and maintenance of the property. It is
expected that three (3) new full‐time jobs (management, administration and services), with the
potential for additional seasonal jobs, will be added during the summer season and shoulder seasons as
opportunities present themselves. This ownership model will remain consistent with the intent of the
Resort Accommodation use defined in the ASP, and will also achieve the objective of increased, year‐
round utilization of the existing golf course asset, while retaining the commercial tax assessment
benefits for the Town.
Stewart Creek will be only the second golf course in the Bow Valley, after the Banff Springs, to offer
golfers the chance to stay on‐site at the course. The ability to provide Resort Accommodation units that
contribute to the commercial tax base allows the Town to capture some of the latent demand that exists
in the community for longer term residency units that is otherwise lost in areas restricted by the
traditional tourist home land use zoning. This model also supports some of the strategic priorities in the
Town of Canmore Sustainable Economic Development and Tourism Strategy (2010) by maximizing use of
the golf course on a year‐round basis through the potential to enhance shoulder season programming.
Having on‐site accommodation options will provide an opportunity to add value to golf tournaments
during the season and off‐season events such as weddings, community fundraising events, business
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meetings and Christmas parties, and provides a corresponding incentive for unit owners to participate in
the rental accommodation pool offering.
The addition of this Resort Accommodation to the Stewart Creek Golf Course operation will draw more
golfers and tourists to Canmore, utilizing an existing physical asset with an established profile at
relatively low cost, and with minimal need for infrastructure extensions and no needed upgrades, since
key trunk infrastructure (roads, sanitary and storm sewer, and electrical) were pre‐installed with
sufficient capacity to service this development in conjunction with the golf course clubhouse project.
Since the built‐form will be low density, it is expected that local trades and suppliers will be employed
for virtually all aspects of the construction.
Triple Bottom Line: Environmental Elements
The project is planned in an area that already experiences human activity, most intensively in the spring,
summer and fall seasons. The resort accommodation units will be located more than 100 meters from
the wildlife corridor, with several existing golf fairways acting as lower intensity land use buffers to the
along‐valley wildlife corridor to the southwest. Visitors using the resort accommodation units will be
discouraged from walking towards the wildlife corridor with signage and appropriate site / building
design constraints. The existing SCGCC golf course occurs between the location of the proposed project
and the along‐valley wildlife corridor, providing a lower intensity development buffer to the project in
this area. A large portion of the project will be developed on previously cleared land presently occupied
by the SCGCC maintenance facility, hole #1 starter area / tee boxes golf course cart path (the hole #1
path), and a portion of the existing club house parking lot.
The majority of units will be located on the portion of the project site closest to the existing SCGCC
clubhouse, and the intent is to cluster the units in this area, with very few of the maximum 20 units
located further along (to the northwest) the golf course access road, thereby minimizing the
development footprint of the finished project and consolidating development as much as possible.
Careful design and site layout will attempt to further mitigate land consumption impacts. By locating
pedestrian and vehicle activity internal to the resort accommodation units clustered near the golf club
house, and on the northeast side of the resort accommodation units, most human activity (other than
golfing) that occurs outside the resort accommodation units will be focused away from the south and
west sides of the units. A segment of the existing hole #1 cart path near the golf course access road will
be retained and used as a pedestrian link, concentrating and controlling pedestrian activity.
The project will comply with the environmental objectives and policies of the ASP, specifically Policy
5.9.2 (c), which requires that a biophysical impact assessment be completed prior to the land use
redesignation, following the SSR process.
New, dedicated covered employee / visitor bicycle parking will be installed at the SCGCC clubhouse
facility in association with the resort accommodation project. In addition, on‐site bicycle parking would
be available in individual garages.
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As a comprehensively designed, constructed and managed project, the proposed Resort
Accommodation units will incorporate water reduction measures, retain rain water, manage 100% of
storm water on‐site for the 10 year event and above, and be constructed to a minimum Built Green Gold
standard.
As a managed resort project, the SCGCC resort accommodation units will be able to achieve a high level
of operational waste diversion separating paper, plastic/metal, returnables and glass. There are also
educational opportunities to inform users about environmental management options in the project and
the Canmore / Bow Valley area. The existing Stewart Creek Golf and Country Club Wildlife Safety Plan
(2005) will also be extended to the operation of the resort accommodation units, providing compliance
with the site‐specific WHIPP for this area, and offering additional educational and awareness
opportunities for owners and visitors. The existing SCGCC operation is managed with a strong emphasis
on enhanced environmental and sustainability practices, including certification as an Audubon golf
course, Natural Step Framework training for key employees, and a strong emphasis on golfer education
and awareness around the golf course’s Bow Valley context. These values and operational philosophies
will be extended to the operation and management of the resort accommodation units.
Restaurant and food services are available on‐site at the existing clubhouse. A small restaurant and
food store, liquor store, and medical / naturopathic clinic services are available within walking and
cycling distance at Three Sisters Mountain Village. Lastly, although not eligible for an offset under the
SSR matrix based strictly on the contaminated sites criteria, the project does occur on a brownfield site –
given that this general area of the Three Sisters Mountain Village project operated as a coal mine in the
past – and is therefore contributing to the re‐utilization of land in this area.
Concurrent with the proposed Resort Accommodation redesignation, Stewart Creek Golf Corp., in
conjunction with the Town of Canmore, is facilitating the redesignation of approximately 10 hectares (25
acres) presently designated as DC 1‐98 (Site 6) to WC Wildlands Conservation district (see Area “A”,
Figure 3). This land use redesignation is intended to ensure compliance with policy 5.9.2 (a) of the
Stewart Creek ASP, which requires that an area south of the proposed resort accommodation project –
currently used as part of the Stewart Creek golf course – be redesignated as Wildlands Conservation
district.
In addition to the Wildlands Conservation district redesignation required by the ASP, Stewart Creek Golf
Corp. is voluntarily proposing the redesignation of a further 12.5 hectares (31 acres) of golf course lands
located northwest of the core Wildlands Conservation district redesignation area, adjacent to the school
site and Armstrong Place development (Area “B”, Figure 3). The total combined area of the Wildlands
Conservation district redesignation is approximately 22.5 hectares (56 acres). Although the Wildlands
Conservation district redesignation is not included within the area evaluated directly under this SSR, it
represents a significant area of land and – with the additional voluntary portion of the redesignation
area – contributes to the environmental offset value of the project as a whole. The additional area
provided for Wildlands Conservation district designation in excess of the area required in the ASP
represents a significant additional municipal dedication and, in conjunction with other mitigation
techniques incorporated into the project, justifies a high quality mitigation offset.
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Triple Bottom Line: Social Elements
As noted under the economic discussion, the SCGCC resort accommodation project will operate as a
resort property in association with the existing golf course, and is anticipated to create three (3) new
full‐time jobs, with the potential for additional seasonal jobs to be added during the busier summer
season. Although a commercial project, Stewart Creek Golf Corp. will be making a per‐unit
contribution to the Town of Canmore voluntary Recreation Facility fund of $18,388.60, to assist in
paying for new recreation facilities in the community. This contribution has been captured as an impact
offset at line 298 “Process/Program Innovation” of the accompanying SSR matrix.
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Area "B"
Redesignation

Area "A"
Redesignation
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Application Details

Attachment #1: Impact-Offset Matrix

Sustainability Screening Report Process
Impact - Offset Matrix
Project / Application Details from Applicant
For Residential Only Projects
Proposed Residential Units
Gross Floor Area (sq. m.) of Residential Development
Net Residential Density per ha. (excluding MR, ER and roads)
For Commercial Only Projects
Gross Floor Area (sq. m.) of Commercial Development
For Industrial Only Projects
Gross Floor Area (sq. m.) of Industrial Development
For Mixed Use Only Projects
Proposed Residential Units
Gross Floor Area (sq. m.) of Residential Development
Gross Floor Area (sq. m.) of Commercial Development

Input information
in shaded cells
0
0
0
4000
0
0
0
0

Total Gross Floor Area (sq.m.) of Commercial Development
Floor Area Ratio of Commercial Development

4000
0.22

Site Area (sq. m.)
Site Area Previously Undeveloped (sq. m.)

18262
6000

Total Gross Floor Area (sq.m.) of all development

4000

Average Sales Price Proposed for Residential Units
Estimated Assessment Value: commercial
Estimated Assessment Value: residential
New public road length (m)
Length of designated public trail (m)
Number of jobs created over median income ($33,500)
Number of jobs created below median income ($33,500)

$0
$22,000,000
$0
0
0
0
1
2

1 FTE = 40 hours / week or 0.5FTE = 20 hours / week

Project / Application Details to be calculated by Town
Distance from Downtown along road network (metres)
Distance from Waste Water Treatment Plant along sewer gravity (metres)
Distance from Waste Water Treatment Plant along sewer pressure (metres)
Amount of land within or adjacent to Environmental Sensitive Areas
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Attachment #1: Impact-Offset Matrix

Sustainability Screening Report Process
IMPACT MATRIX

Impacts of Development

Description of Measure

Calculated
Impact

Relative
Footprint

0.66667

% to whole
number
conversion

Importance
Rating

Score

-0.333

3.0

-1.00

0.19207

2.570

2.0

0.00

0.000
9079.401
0
126.829
419
-4943
-2636
998

0.00%
-1.13%
0.00%
-1.13%
-0.26%
-2.012
-1.933
0.476

0.000
-1.130
0.000
-1.130
-0.259

1.0
1.0
2.0
2.0
5.0
2.0
1.0
2.0

0.00
-1.13
0.00
-2.26
-1.30
-4.02
-1.93
0.00

0.00361

0.361%

-0.361

4.0

-1.45

0.00118
0.00
0.22
0.00
0.00
0.00

0.118%
0.00%
-0.48
-1.00
0.00%
0.00%

-0.118
0.00
-0.48
-1.00
0.000
0.00

1.0
1.0
1.0
1.0
1.0
1.0

-0.12
0.00
-0.48
0.00
0.00
0.00

0.00

0.00

1.5

0.00

4.0

0.00

5.0

0.00

Economic Sustainability
Income and Wages
Non-Residential Tax Assessment

% of jobs proposed with
higher than median income
for individuals
Change to ratio of nonresidential assessment

Environmental Stewardship
Residential Water Consumption
Commercial Water Consumption
Residential Solid Waste Generation
Commercial Solid Waste Generation
All Building Energy use and GHG emissions
Transportation
Infrastructure (sanitary-gravity)
Infrastructure (sanitary-pressure)

Metres of trails / capita

Distance from Downtown
Distance from WWTP
Distance from WWTP
Amount of land within or
adjacent to an ESA
How much land is being
developed?
Density
Density
Density
Density (d.u. / hect.)
Density (FAR)
Total distance (metres) of
maintained trails / per
population

Metres of new roads to service development

Total distance of new
roads/current length of
streets, roads and laneways

Environmentally Sensitive Lands
Land Consumption
Efficient Residential Land Use
Efficient Commercial Land Use
Efficient Industrial Land Use
Efficient Mixed Use Residential Land Use
Efficient Mixed Use Commercial Land Use

0.000%

0.000

Social Fabric
Affordability of Market housing (in relation to median
income)
PAH Housing
Seniors Housing
Employee Housing
Childcare spaces
Library
Food Bank Usage
Social Assistance Payments
Crimes Against Persons and Property

Average Housing Cost in
relation to Area Median
Income
Number of units required to
maintain current PAH ratio
Number of units required to
maintain current SH ratio
Number of units required to
maintain current EH ratio
Number of approved and
licensed spaces / per capita
Materials per capita
People Served
Number of people receiving
social assistance
Offenses against persons
and property combined

0.00

0.000

0.381

-0.258%

-0.258

5.0

-1.29

0.222

-0.258%

-0.258

4.0

-1.03

0.953

-0.258%

-0.258

3.0

-0.77

-0.258%
-0.258%
-0.258%

-0.258
-0.258
-0.258

2.5
1.0
2.0

-0.64
-0.26
-0.52

-0.338%

-0.338

1.5

-0.51

-0.258%

-0.258

1.0

-0.26

TOTAL
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Offset Checklist

Attachment #1: Impact-Offset Matrix

Sustainability Screening Report Process
OFFSETS CHECKLIST

Proposed
Offset

Importance
Rating

Score

0.5
1
1.5

0
0
0

1

2.57

Scale of Development
Multiplier
1.8
1.8

0.5
1

0
0

1.8

1.5

0

Scale of Development
Multiplier
1.8
1.8
1.8

0.5
1
1.5

0
1.8
0

6.96597

0.75

5.22

Building Economic Sustainability
“Economic sustainability requires a diversity of income sources and the participation of a diverse,
local, workforce.”
What is the long-term fiscal impact to the Town?
OBJECTIVE: To ensure the long term financial sustainability of the Town.
Was the InfraCycle assessment tool used? What was the result of the assessment / fiscal impact
study?
Enter "1" in appropriate box

Does the project move the Town towards increasing the amount of commercial assessment?
What is the change to the ratio of non-residential to residential assessment?

None or Neutral
Weakly Positive
Moderately Positive
Strongly Positive

Scale of Development
Multiplier
1.8
1.8
1.8

2.5700

Does the project contribute to economic diversification?
OBJECTIVE: To diversify employment opportunities outside of the existing principle sectors:
Accommodation & Food, Construction, Personal Services, and Retail and Wholesale

How much of the new employment is outside of the 4 most significant current sectors?
Enter "1" in appropriate box
What is the sectoral breakdown of employment in the proposed project?
How much of the projects floor space is proposed for uses outside of the three main existing
business sectors?

1

None
< 25%
25% - 50%
> 50%

How does the project contribute to the priorities contained in the Economic Development and
Tourism Strategy?
OBJECTIVE: To support the objectives of the Economic Development & Tourism Strategy.

How much of the project floor space is for uses outlined as Strategic Priorities?
Enter "1" in appropriate box
Tourism & Events
Small & Home Based Businesses
Knowledge Based Businesses
Health & Wellness
What percentage of the construction labour value will be sourced to Canmore businesses?
Enter percent
(33% of assessed value) Construction Labour Value $
Resulting Local Effect

1

None
< 25%
25% - 50%
> 50%

95
7,332,600
$

1 point per $1,000,000
6,965,970

What additional economic leadership or innovation is demonstrated by the project?
OBJECTIVE: To lead through innovation.

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

Page 14 of 36

Offset Checklist

Attachment #1: Impact-Offset Matrix

What other process or program innovations does this project propose?
Scoring Contingent on Value of
Innovation

Describe and rate the other innovations:

0

Enhancing Environmental Stewardship
“Environmental Stewardship means that we must work towards our future without squandering either
our cultural or our natural capital.”
Does the project efficiently use developable land and resources?
OBJECTIVE: To effectively use land while minimizing the use of ecological and energy
resources.

Does the project propose a residential / commercial mix of uses on site?
Enter "1" in appropriate box

Does the project move the Town towards more efficient land use by increasing density
compared to existing densities?
Does the development increase the residential density compared to current levels?
Does the development increase the commercial density compared to current levels?
Does the development increase the industrial density compared to current levels?
Does the residential portion of the mixed use development increase the residential density
compared to current levels?
Does the commercial portion of the mixed use development increase the commercial density
compared to current levels?

1

Scale of Development
No mix of uses
Multiplier
Some mix of uses
1.8
Commercial development: Is
at least 25% of the GFA
residential?
1.8
Residential development: Is
at least 25% of the GFA
commercial?
1.8

0.25

0

0.5

0

0.5

0

0.00
-0.48
0.00

1
1
1

0.00
0.00
0.00

0.00

1

0.00

0.00

1

0.00

0.5

0

1

0

1.5

0

1

0

FOR RESIDENTIAL AND MIXED USE PROJECTS WITH A RESIDENTIAL COMPONENT ONLY:
Does the project provide reasonable access to basic community services from residences?

Enter "1" in appropriate box
How many services are in close proximity?
Bank / Community or civic centre / Convenience store / Daycare centre / Laundry or dry cleaner /
Library / Medical or dental office / Pharmacy / Post office / Place of worship /
Restaurant/ Cafe / School / Supermarket / Other neighbourhood-serving retail / Other building with
office space
FOR NON-RESIDENTIAL PROJECTS ONLY:
Does the project provide reasonable access to basic community services from the site?
Enter "1" if all the following criteria are satisfied:
Is located on a previously developed site
Is within 800 metres (½ mile) of a residential area or neighbourhood with an average density of 25
units per hectare (10 units per acre)
Is within 800 metres (½ mile) of at least 10 basic services (below)
Bank / Community or civic centre / Convenience store / Daycare centre / Laundry or dry cleaner /
Library / Medical or dental office / Pharmacy / Post office / Place of worship /
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Scale of Development
Multiplier
None
4-6 within 400 metres or 710 within 800 metres
1.8
7-10 within 400 metres or 1113 within 800 metres
1.8
11 or more within 400
metres or 14 or more within
800 metres
1.8

1.8
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Offset Checklist

Attachment #1: Impact-Offset Matrix

Restaurant/ Cafe / School / Supermarket / Other neighbourhood-serving retail / Other building
with office space

What water saving measures does the project propose (demonstrable improvement over average)?
Commercial Applications
Enter "1" in appropriate box

1

Residential Applications
Residential Applications

Does the project utilize a rain water harvesting system or use 100% infiltration for storm water?

Enter "1" in appropriate box

1

Water used in "re-use systems" must be used in place of potable water.
For 100% infiltration, there can be no connections to a piped storm water system (except for major
events).

What construction waste diversion rate is achieved?

Scale of Development
None
Multiplier
100% storm water (10 year
event and above) infiltration
on site
1.8
Pervious treatments (10% of
manufactured surfaces)
1.8
Storm water re-use - 50% or
more of roof area
1.8
Storm water re-use - 75% or
more of roof area
1.8

Scale of Development
Multiplier
1.8
1.8

1

Less than 50%
> 50%
> 75%

1

Scale of Development
No diversion
Multiplier
Diversion of waste flow (1-3
streams)
1.8
Diversion of waste flow (>3
streams)
1.8

Enter "1" in appropriate box

What long-term, operating waste diversion flows does the project propose?
Enter "1" in appropriate box
Does the project propose on site recycling or waste processing?

Scale of Development
None
Multiplier
Reduction in water use 20%
from baseline
1.8
or
Use of High Efficiency
Fixtures (LEED)
1.8
Use of Very High Efficiency
Fixtures (LEED)
1.8

0.5

0.9

0.25

0

0.5

0

0.25

0.45

0.5

0

0.5

0

1

0

0.25
0.75

0
1.35

0.5

0

1

1.8

0.1
0.25
0.33

0
0
0

0.25

0

Does the project encourage people to use bicycles or walking as a means of transportation?
OBJECTIVE: To encourage the use of alternate means of transportation in the community.

How many of the parking stalls are un-assigned, not reserved or first come first served?

Does the project facilitate the use of bicycles for transportation? Bike parking proposed must be of
adequate quality and be appropriately located.
Enter "1" in the appropriate box
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1

None or less than 25%
25-50%
> 50%
100%

None
1 bike stall or more per
residential unit

Scale of Development
Multiplier
1.8
1.8
1.8

Scale of Development
Multiplier
1.8
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Attachment #1: Impact-Offset Matrix

1 bike stall or more per 5
required vehicle stalls

Commercial applications only.

Commercial applications only.

1

Commercial applications only.

1 covered bike stall or more
per 5 required vehicle stalls
Covered bike parking (as
above) and shower facilities
for employees

1.8

0.25

0

1.8

0.5

0.9

1.8

0.75

0

Scale of Development
Multiplier
1.8
1.8
1.8
1.8
1.8

1
0.75
0.5
0.1
0

0
0
0
0.18
0

Scale of Development
Multiplier
1.8
1.8
1.8
1.8
1.8

1
2
3
4
5

0
0
0
0
0

Scale of Development
Multiplier
1.8
1.8
1.8
1.8

0.5
1.5
3
4

0
0
5.4
0

Scale of Development
Multiplier
1.8
1.8
1.8

0
0
0

0
0
0

0.25
0.75
1.1
1.5

0
0
0
0

Does the project minimize the use of energy and resources both in building construction and
operation?
OBJECTIVE: To minimize the use of resources in the construction and operation of buildings.

What is the average size of the dwelling or accommodation units? (Square metres)
Enter "1" in appropriate box
Calculate using residential GFA divided by the number of units.
1

What level of green building initiatives does the project include?

Not Applicable
<100
100-150
151-200
201-250
251 and above
LEED

Is the development LEED or Built Green Certified?

None
Shadow
Certified
Silver
Gold
Platinum

Enter "1" in appropriate box

Built Green

Enter "1" in appropriate box

1

Does the project propose to use any of the following green building certification programs?
Green Globes?
BOMA?
BREEAM?

What level of energy consumption reduction does a commercial building achieve?
Enter "1" in appropriate box
(compared to MNECB)

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

None
Bronze
Silver
Gold
Platinum

Built Green Certification
Equivalent

Scale of Development
Less than 15% improvement Multiplier
>25% improvement
1.8
>33% improvement
1.8
>42% improvement
1.8
>50% improvement
1.8
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What level of energy consumption reduction does a residential building achieve?

EnerGuide of <80
EnerGuide score of 80 or
more
EnerGuide score of 82 or
more
EnerGuide score of 84 or
more

Enter "1" in appropriate box

Scale of Development
Multiplier
1.8

1

0

1.8

1.5

0

1.8

2

0

Scale of Development
Multiplier
1.8
1.8
1.8
1.8

0.5
0.25
0.5
1

0
0
0
1.8

0.0000
0.0000
0.0000
0.0000

0.5
1
1.5
2

0.00
0.00
0.00
0.00

1.8

0.25

0

1.8

1

0

Does the project minimize its impact on the natural environment?
OBJECTIVE: To maintain the ecological integrity of the Bow Valley.
If there are environmentally sensitive lands within or adjacent to the site, what mitigations or
protection are proposed?
Enter "1" in appropriate box
Are mitigations possible / achievable?
Limited building envelope?
Dedication of lands in excess of minimal municipal reserve requirements?
Conservation offsets?
Habitat improvements?
Dedication of new conservation easements?
Dedication of conservation easements on residual lands?

1

No mitigations
Not located in ESA
Average mitigations
Good mitigations
High quality mitigations

Does the project minimize its impact on any adjacent Wildlife Corridors or Habitat Patch?
OBJECTIVE: To maintain the ecological integrity of the Bow Valley.
Does the project decrease or minimize residential density adjacent to environmentally sensitive lands
adjacent or proximate to the site?
Enter "1" in appropriate box
Average lot area less than 630 m2. (no mitigation)
Average lot area greater than 630 m2.
Average lot area greater than 4,000 m2.
Average lot area greater than 8,000 m2.
Average lot area greater than 16,000 m2.

Does the project reuse an existing contaminated brownfield site?
Enter "1" in appropriate box
Geophysical and geotechnical issues not included.

Scale of Development
Multiplier
1

1.8
1.8
1.8
1.8

No remediation proposed?
In-situ management of
contaminants?
Removal and disposal of
contaminants?

Scale of Development
Multiplier

What additional environmental leadership or innovation is demonstrated by the project?
OBJECTIVE: To lead through innovation.
What other process or program innovations does this project propose?

Scoring Contingent on Value of
Innovation

0

Describe and rate the other innovations:

Strengthening the Social Fabric

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.
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“… embracing diversity and managing our community in ways that support diversity are the means to
creating and maintaining a strong social fabric”

What access to basic levels of appropriate shelter does the project propose?

OBJECTIVE: Increasing the supply of truly affordable housing (PAH).

How many units of perpetually affordable housing are in the project?

Number of units required to
maintain current PAH ratio
0.38

0.000%

5

0.000

Does the project proposed a cash contribution towards PAH in lieu of providing affordable housing
units?
Unit equivalency by cash contribution (where $275,000 equals 1 unit)

Number of units required to
maintain current PAH ratio
0.38

0.000%

4

0.000

0.000%

3

0.000

1

0

0.000%

4

0.000

0.000%

4

0.000

None
1 to <25%
25% to <50
50% to <75%
75% to 100%

Scale of Development
Multiplier
1.8
1.8
1.8
1.8

1
2
3
4

0
0
0
0

None
<25%
25% to <50
50% to <75%
75% to 100%

Scale of Development
Multiplier
1.8
1.8
1.8
1.8

0.5
1
1.5
2

0
0
0
0

How many bedrooms of employee housing are in the project?

Number of bedrooms
required to maintain current
EH ratio
0.953

Scale of Development
Multiplier
Are 100% of the employee housing bedrooms being occupied by employees earning less than the
community median income?

Enter '1' if Yes

Does the project proposed a cash contribution towards employee housing in lieu of providing
employee housing bedrooms?
Unit equivalency by cash contribution (where $115,000 equals 1 bedroom)

Number of bedrooms
required to maintain current
EH ratio
0.953

How many units of seniors housing (SH) are in the project?

Number of units required to
maintain current SH ratio
0.222

1.8

What availability of Employee Housing does the project propose?
OBJECTIVE: Increasing the supply of employee housing units to ensure that businesses
have enough staff to meet community demands.
What percentage of the employees will be provided housing?
Enter "1" in appropriate box

What percentage of the employees will be provided rental assistance resulting in rents 10% below
market levels?
Enter "1" in appropriate box

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.
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Does the project create growth that retains/enhances the Town's identity?
OBJECTIVE: Canmore retains its small town character of being an open, friendly, and easily
accessible place that is a visually pleasing community.
What percentage of the site ares is set aside and is effective for accommodating meeting and social
interaction?
Enter "1" in appropriate box

Does the proposal retain or reuse an existing historic property or building?

Has the project been designed with adjacent heritage buildings in mind?

None
< 5%
5% to < 10%
10% to < 15%
15% and above

1.8
1.8
1.8
1.8

Not Applicable
No
Building envelope adjusted
to respect adjacent historic
building
Reuse / adaptation with
partial retention of exterior
historic details
Reuse / adaptation with full
retention of exterior historic
details
Restoration of historic
structure

None or less than required
level
Does the project exceed minimum municipal reserve requirements (including cash in lieu)? (what
percent is above or below requirements)
Enter "1" in appropriate box

Scale of Development
Multiplier

< 5%
5% to < 10%
10% to < 15%
15% and above

0.25
0.5
0.75
1

0
0
0
0

0.25

0

0.5

0

0.75

0

1

0

0.25
0.5
0.75
1

0
0
0
0

Scale of Development
Multiplier
1.8
1.8
1.8
1.8

Does the project support the social fabric through cultural assistance?

OBJECTIVE: To support and assist existing community groups and programs.

No facilities

Does the project provide accessible (physically and cost) recreation or cultural facilities or programs?
Enter "1" in appropriate box

Restricted public access
Good public access
Superior public access

Scale of Development
Multiplier
1.8
1.8
1.8

0
0
0
Scoring Contingent on
Value of Proposal

Does the project support school enrollment? Provide evidence of support, please.
Enter "1" in appropriate box

None or Minimal
Sustains current school
enrollment
Increases school enrollment

Scale of Development
Multiplier
1.8

0

1.8

0
Scoring Contingent on
Value of Proposal

What level of support for current childcare facilities does the project propose?

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

None or Minimal

Scale of Development
Multiplier
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Enter "1" in appropriate box

Sustains the current spaces
available
Increases the number of
spaces available

1.8

0

1.8

0
Scoring Contingent on
Value of Proposal

What level of support for cultural establishments (library, museum, church) does the project
propose?
Enter "1" in appropriate box
How many people are served by the receiving organization?

None or Minimal
Medium
High

Scale of Development
Multiplier
1.8
1.8
Scoring Contingent on
Value of Proposal

How big is the contribution relative to the proposed project budget?
Significance of contribution to the recipient organization budget?
Significance of contribution to the recipient project?
Significance of contribution to the recipient organization?

What level of support for other non-profit community organizations does the project propose?
Enter "1" in appropriate box
How many people are served by the receiving organization?

None or Minimal
Medium
High

Scale of Development
Multiplier
1.8
1.8

None or Minimal
Medium
High

Scale of Development
Multiplier
1.8
1.8

Enter "1" in appropriate box
How many people are served by the receiving organization?

None or Minimal
Medium
High

Scale of Development
Multiplier
1.8
1.8

Enter "1" in appropriate box

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

0
0
Scoring Contingent on
Value of Proposal

How big is the contribution relative to the proposed project budget?
Significance of contribution to the recipient special event budget?
Significance of contribution to the recipient special event project?
Significance of contribution to the recipient special event organization?

Does the project propose to include a public art component?

0
0
Scoring Contingent on
Value of Proposal

How big is the contribution relative to the proposed project budget?
Significance of contribution to the recipient organization budget?
Significance of contribution to the recipient project?
Significance of contribution to the recipient organization?

What level of support for special events does the project propose?

0
0
Scoring Contingent on
Value of Proposal

How big is the contribution relative to the proposed project budget?
Significance of contribution to the recipient organization budget?
Significance of contribution to the recipient project?
Significance of contribution to the recipient organization?

What unique supports for community programming does the project propose?
Enter "1" in appropriate box
How many people are served by the receiving organization?

0
0

Scale of Development
No public art provided
Multiplier
Public art provided
1.8
Public art exceeds 1% of the
project budget
1.8

0.25

0

0.5

0
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What civic engagement, community participation or leadership and innovation is
demonstrated by the project?
OBJECTIVE: Residents have options to receive effective information and provide input
which is incorporated into decision making.
Does the project's public consultation program exceed statutory requirements?

Meets statutory
requirements
Notification
Consultation with
community/neighbours
Collaboration

Enter "1" in appropriate box

Scale of Development
Multiplier
1.8

0.25

0

1.8
1.8

0.5
1

0
0

1.8

1

0.9

What additional social leadership or innovation is demonstrated by the project?
OBJECTIVE: To lead through innovation.
What other process or program innovations does this project propose?
Describe and rate the other innovations:

0.5

Scoring Contingent on Value of
Innovation

Total Offsets

23.274

Total Resulting Score

4.313

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.
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Sustainability Screening Report Process
Impact - Offset Matrix
Summary Page
Overall Results

Impact

Offset

Economic Sustainability

-1.00

%
5.27

Environmental Stewardship

-12.69

66.92

12.78

54.91

Social Fabric

-5.27

27.81

0.90

3.87

Total Impact

-18.96

Economic Sustainability
Income and Wages
Non-Residential Tax Assessment

%
41.22

Net Score

23.27

4.31

Economic Sustainability
-1.00
0.00

Environmental Stewardship
Residential Water Consumption
Commercial Water Consumption
Residential Solid Waste Generation
Commercial Solid Waste Generation
All Building Energy use and GHG emissions
Transportation
Infrastructure (sanitary-gravity)
Infrastructure (sanitary-pressure)
Environmentally Sensitive Lands
Land Consumption
Efficient Residential Land Use
Efficient Commercial Land Use
Efficient Industrial Land Use
Efficient Mixed Use Residential Land Use
Efficient Mixed Use Commercial Land Use
Metres of trails / capita
Metres of new roads to service development

Total Offset

9.59

0.00
2.57
0.00
1.80
5.22
0.00

InfraCycle Assessment
Increasing commercial assessment
New employment outside of 4 significant sectors
Floor space for Economic Development & Tourism
Percentage of local construction labour value
Economic leadership or innovation

Environmental Stewardship
0.00
-1.13
0.00
-2.26
-1.30
-4.02
-1.93
0.00
-1.45
-0.12
0.00
-0.48
0.00
0.00
0.00
0.00
0.00

0.00
0.00
0.00
0.00
0.90
0.45
1.35
1.80
0.00
0.90
0.18
0.00
5.40
0.00
0.00
0.00
1.80
0.00
0.00
0.00

Residential / commercial mix of uses
Higher density than current levels
Access to community services from residences
Access to services from the commercial site
Water saving measures
Rain water harvesting system or infiltration
Construction waste diversion rate
Long-term, operating waste diversion
Parking stalls are un-assigned
Bike parking of adequate quality
Average size of the dwellings
LEED Certified
Built Green Certified
Other green building certification programs
Commercial energy consumption reduction
Residential energy consumption reduction
Environmentally sensitive land protection
Minimize density adjacent to sensitive lands
Reuse an existing contaminated site
Environmental leadership or innovation

Social Fabric
Affordability of Market housing (in relation to median income)
PAH Housing
Seniors Housing
Employee Housing
Childcare spaces
Library
Food Bank Usage
Social Assistance Payments
Crimes Against Persons and Property

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

0.00
-1.29
-1.03
-0.77
-0.64
-0.26
-0.52
-0.51
-0.26

Social Fabric
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.90

Units of perpetually affordable housing
Cash contribution towards PAH
Bedrooms of employee housing
Bedrooms for employees earning < median income
Cash contribution towards employee housing
Units of seniors housing
Percentage of the employees housed
Employees rental assistance 10% below market levels
Percentage of site ares for social interaction
Reuse an existing historic property or building
Exceed minimum municipal reserve requirements
Accessible recreation or cultural facilities or programs
Support school enrollment
Support for current childcare facilities
Support for cultural establishments
Support for other non-profit community organizations
Unique supports for community programming
Support for special events
Public art component
Public consultation program
Social leadership or innovation
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Unit / Value
Source

Total Commercial Floor Space (sq. m.)

353,926

Commercial Space Inventory Spreadsheet

Data Comments
Information provided by assessor, Frank Watson from
assessment roll.

Includes those in the labour force working in Canmore.

Total Number of Employees

4,267

2011 Census, Table 1.16 - Canmore employees

Total Employees in leasable space

2,806

Eligble emplyees from worksheet

Number of employees per m2 GFA
Population
Population
Number of Dwelling Units
Average number of occupants/unit
Mixed Use Residential Ratio
Mixed Use Commercial Ratio

Assignment of MU Site to Residential

Assignment of MU Site to Commercial

Equivalent residential population

Equivalent commercial population

0.007929081

Calculated using the cells above.

Makes an assumption about a linear connection
between commercial space and population. The way
that the data is manipulated is a linear connection and
assumes full employment and that new positions are
filled with new labour to the community. The
connection may not be linear especially if there is
labour potential in the community to fill new positions.

12317
5215
2.36

2011 Census
2011 Census (page 4)(Table 1.1)
2011 Census (page 4)(Table 1.1)

Includes only the permanent population.
Dwellings for permanent residents only.
Ratio based only on permanent residents

0.000
0.000
0.000 Check

Calculated from applicant information
Calculated from applicant information

Ratio of project that is residential based on GFA
Ratio of project that is commercial based on GFA

0.000

0

Actual area assigned to commercial (m2)

0

Calculated using average per unit multiplied by
numner of new units and adds in the mixed use
residential equivalent

31.7

Equivalent mixed use residential population

0.0

Equivalent mixed use commercial population

0.0

Total New Residents

Resid Scale of development multiplier

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

Assignment of site to MU residential in hectares

Calculated using new GFA multiplied by employees
per GFA unit, and adds in the mixed use commercial
equivalent

31.7

0.0

Importance weighting (multiplier) based on size of
project (square footage).

Assignment of site area for residential based on above
ratio so that more realistic density calculations can be
derived.
Assignment of site area for commercial based on
above ratio so that more realistic density calculations
can be derived.

Assumes a straight line growth based on the average
number of persons per dwelling mulitplied by the
number of new dwelling units.
Assumes that if new commercial space is created then
a certain number of new employees is also created
based on a linear extrapolation of the existing
employees per sq. metre ratio.
Simply uses the same rationale as above for mixed
use projects
Simply uses the same rationale as above for mixed
use projects
Sums the four above and subject to the same
assumptions.
IF <1000, 1, IF <2000, 1.2, IF <4000, 2, IF <8000, 4, IF
<12000, 6, IF <20000, 8, IF <30000, 10, IF >=30000,
12
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Commercial Scale of development multiplier
Industrial Scale of development multiplier
Mixed Use Scale of Development Multiplier
FINAL SCALE OF DEVELOPMENT MULTIPLIER

1.8
0.0
0.0
1.8

Mixed Use Residential GFA
Mixed Use Commercial GFA
Area used for scaling

0.0
0.0
0.0

Economic
Median Income

$37,400.00

Assessment value: commercial
Assessment value: residential

$856,028,380
$4,571,416,840

Stats Can (Community Monitoring Report 2010)

Individual Median Income

Bylaw 14-2011 Mill Rate Bylaw
Bylaw 14-2011 Mill Rate Bylaw

Gross value of assessment
Gross value of assessment

Environmental

Water consumption-resid/person/day
Total resid water consumption m3
Water consumption-commercial/account/day

129
844,606
5,530

Total commercial water consumption m3
ICI Water Consumption per sq. m

803,359
2.2699

Residential Solid Waste/capita
Total resid solid waste tonnes

Residential litres per person/day from 2010 (ESAP)
ESAP Residential water consumption (2010)
Commercial litres per account/day from 2010
ESAP Commercial water consumption annually
(2010)
Calculated

(tonnes / ESAP Residential solid waste (2010): population
0.17 person / yr) includes perm and non-perm
ESAP Residential solid waste (2010): population
includes perm and non-perm
3,111

Non-Residential Solid Waste per sq. m.
Total Solid Waste Production
Total Residential Solid Waste Production

0.0317
14,333
3,111

Calculated
ESAP Total solid waste (2010)
ESAP Residential solid waste (2010)

Total Non-Resid. Solid Waste Tonnes

11,222

Calculated

Energy Use and GHG Emissions/capita

Total GHG Emissions (tonnes CO2e)

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

13.2
161,519

Assuming a straight up per capita impact based on
average number of residents per dwelling unit,
residents created per square m of commercial floor
space or a combination of both.

Assuming a straight up per capita impact based on
average number of residents per dwelling unit,
residents created per square m of commercial floor
space or a combination of both.

Calculates the amount of solid waste created per
square metre of commercial space. Assumes a simple
linear connection.

Resulting Non-Resid. Solid Waste - derived from total
waste minus residential waste numbers

Assuming a straight up per capita impact based on
average number of residents per dwelling unit,
ESAP Per-capita GHG emissions (2010) – permanent residents created per square m of commercial floor
population (tonnes CO2e/person)
space or a combination of both.
ESAP Total community GHG emissions (2010)
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Total area of residential parcels

Developed Residential Density

Attachment #1: Impact-Offset Matrix

3,207,996

units per
16.26 hectare

From GIS maps prepared by Patricia and Alaric (see
"LandUses_Working.mxd" shortcut saved in
background info folder).

Calculated

Total area of Commercial parcels

706,005

From GIS maps prepared by Patricia and Alaric (see
"LandUses_Working.mxd" shortcut saved in
background info folder).

Developed Commercial Space

298,405 sq. metres

Commercial Space Inventory Spreadsheet

Developed Commercial Density

Total area of Industrial parcels
Developed Industrial Space
Developed Industrial Density
Total Vacant Undeveloped Land

Vacant Undeveloped Land w/i 200m of ESA

Floor Area
0.423 Ratio

168,857 sq. metres
55,521 sq. metres
Floor Area
0.329 Ratio

Information provided by assessor, Frank Watson from
assessment roll.

Calculated.
From GIS not including Rock Quarry. See
"LandUses_Working.mxd" shortcut saved in
background info folder.
Commercial Space Inventory Spreadsheet

Information provided by assessor, Frank Watson from
assessment roll.

From GIS maps prepared by Patricia and Alaric.
"EASs_For_Footprinting.mxd"

This only measures vacant undeveloped areas next to
ESAs and does not included already developed areas
next to ESAs. Developed areas adjacent to ESAs are
therefore compared against the wrong data set;
however, redevelopment in ESAs are anticipated to
small and rare so this scenario is not substantive.

5,077,648

2,711,164

Average neighbourhood distance from WWTP Gravity Sanitary

1364

From GIS - see "Road and Sanitary lengths" Excel
sheet for the summary

Average neighbourhood distance from WWTP Pressure Sanitary

2098

From GIS - see "Road and Sanitary lengths" Excel
sheet for the summary

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

The data is based on pure net density, all roads and
reserves are excluded and only the actual
development site is included. This also only includes
residential areas, not mixed use areas. Density
calculations therefore are not exactly accurate. A more
accurate number would back out the dwelling unit
numbers in mixed use areas. Separating out the mixed
use areas would be very difficult to do, if not
impossible.

Considers the geographic centre of defined
neighbourhoods and then averages the distances from
those defined centres to theWaste Water Treatment
Plant using the sanitary network
Considers the geographic centre of defined
neighbourhoods and then averages the distances from
those defined centres to theWaste Water Treatment
Plant using the sanitary network
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Average neighbourhood distance from Downtown
Metres of maintained Trails
Per capita maintained trails
Metres of maintained Roads
Per capita metres of maintained Roads
Proposed new road per capita
Required MR-low density
Required MR-high density

2457
59200 metres
4.81
87000
7.06
0.00
10
15

From GIS - see "Road and Sanitary lengths" Excel
sheet for the summary

Considers the geographic centre of defined
neighbourhoods and then averages the distances from
those defined centres to the intersection of Main Street
and 7th Avenue using the road network

From GIS / TCA data.
Calculated.

Simple arithmetic based on the current trail length
divided by current population.

From GIS / TCA data.
Calculated.

Simple arithmetic based on the current trail length
divided by current population.

Social
Number of Childcare Spaces

139 (licensed)

Childcare spaces per capita

0.01129

Library materials per capita

4.9

Total library materials
Food Bank (number of people served)
Food Bank (percent of population served)
Social Assistance Payments (people receiving)
Social Assistance Payments (percentage of tax filers)

60353.3
892
7.242%

2010 email from Brenda Caston, Community
Enrichment Manager
Calculated.
2010 Community Monitoring Report
Calculated.

Calculated.

310

2010 Community Monitoring (Stats Can 2010)

3.30%

2010 Community Monitoring (Stats Can 2010)

142
493

2010 Community Monitoring Report
2010 Community Monitoring Report

Crimes against Prop and Pers

635

Calculated.

0.052

Calculated.

Total number of all Affordable Housing units
(PAH+EH+SH)
Percentage of total dwelling units that are affordable

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

604
0.11581975

Simple arithmetic calculation based on materials per
capita time the current population.

2010 Community Monitoring Report

Crimes Against Persons
Crimes Against Property

Crime rate per person

Simple arithmetic calculation based spaces divided by
the current population.

Simple arithmetic calculation based numbers served
as a ratio of the current population.

Simple addition of the two cells above to calculate all
reported crimes.
Simple arithmetic calculation of the number of crimes
in relation to the population in the year in which the
statistics were reported.

Calculation of PAH, EH and SH below
Calculated.
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Number of PAH units

% of PAH units
Cash equivalent to PAH units

Number of Employee Housing (EH) bedrooms

% of EH units
Cash equivalent to EH bedroom

Number of Seniors Housing units

% of Seniors Housing units

Average Sales Price Resid Unit

Ratio of Price to Median Income

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

Attachment #1: Impact-Offset Matrix

148

0.02837967
$275,000

370

0.07094919
$115,000

86

0.01649089

$599,736

16.04

CCHC inventory - current as off 2010

Calculated.
From PAH Policy - PAH Build Guidelines

Simple arithmetic calculation of the number of PAH
units in relation to the overall number of dwelling units
in the community.

Saved in Background "Employee housing stats
2011.xls"

Calculated.
Based on Staff Res model (zero operating cost
debenture is 4.1 Million/36 bedrooms)

Simple arithmetic calculation of the number of EH
bedrooms in relation to the overall number of dwelling
units in the community.

Data from Bow Valley Regional Housing (by phone
2011)

Calculated.

Simple arithmetic calculation of the number of seniors
housing units in relation to the overall number of
dwelling units in the community.

Remax Annual Sales Statistics 2010

Calculated.

Simple arithmetic calculation of the average residential
sales price to the community individual median
income.
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2010 Assessment (from Bylaw 14-2011)
Residential
$
Tourist Home
$
Land – Vacant, Serviced
$
Non-residential
Machinery & Equipment
Seniors’ Apartments
$
Linear-Electrical Generation
$

Attachment #1: Impact-Offset Matrix
Updated 8 Sept. 2011
4,319,939,320
152,868,730
96,730,860
$
$

846,278,730
356,850

$
$

9,392,800
856,028,380

1,877,930
4,571,416,840

$
Percent of each type

New residential assessed total
New non-residential assessed total

0.8423

$4,571,416,840
$878,028,380

Project Assessment Ratios Calculated

0.8389

0.1611
0.1921

Change in commercial assessment
resulting from Project

2.5700

Assumption about sq. ft. of commercial
assessment value

SSR2013-022 Stewart Creek 2013.02.12 at 6 p.m.

5,427,445,220

0.1577
0.187256689

2418.6649
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Submittee by applicant

ELIGIBLE EMPLOYEES
Canmore Total employees from Census
4267

Updated Sept. 16, 2011
Used 2011 Census

Eligible? Eligibility Rate
% of Total
0.42
3.34
1.55 E
1
10.16
0.33

Nature of Employment
Agriculture & Forestry
Mining & Oil
Manufacturing
Construction
Transportation, Comm., Utilities
Retail-Wholesale Trade
Financial, Insurance, Real Estate
Professional Services
Government
Education
Accommodation & Food
Personal Services

4.63
8.39
4.56
4.97
5.22
5.6
17.14
11.77

Health and Wellness
Professional Athlete
Other
Unknown

Rationale

1.55
3.35

E
E
E
E

0.5
1
1
1

2.32
8.39
4.56
4.97

E
E

1
1

17.14
11.77

9.14 E
0.83
1.81
10.47

0.66

6.03

0.25
0.5

0.45
5.24

Excluded, no leasable space related to employees
Excluded, no leasable space related to employees
Included
Excluded, no leasable space related to employees
Ratio of 0.5 selected as many employees work in the field - no leasable space
related
Included
Included
Included
Excluded, no leasable space related to employees
Excluded, no leasable space related to employees
Included
Included
Ratio of 0.33 selected as many employees work in government / institutional
facilities that are not included in the leasable space areas
Excluded.
Portion included.
Portion included.

65.768 Total Eligible Percentage
Eligible Employees
2,806
2292
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Administrative Comments
DATE OF MEETING:

February 12, 2013

Agenda #: n/a

SUBJECT:

SSR 2013-002 Stewart Creek Golf Course - Resort Accommodation –
Proposed Land Use Redesignation

SUBMITTED BY:

Kate van Fraassen, Development Planner
Alaric Fish, Manager Planning & Development

PURPOSE:

To provide Council with administration’s comments on SSR 2013-002.

BACKGROUND/HISTORY
SSR 2013-002 is submitted in support of a Land Use Bylaw amendment that seeks to allow for the
development of low-density visitor accommodation consisting of 20 new golf cabins near the Stewart Creek
golf course clubhouse. These lands are covered by the existing 2004 Stewart Creek ASP and are not subject of
the new Three Sisters Area Structure Plan submission. Section 5.9.2 of the Stewart Creek ASP states:
g) Rezoning to a unique land use district for the low-density Resort Accommodation area only as shown on Map 4
shall be required to be separate from any other rezoning applications for other lands within the Plan Area.
The SSR is submitted in accordance with the rezoning required by this section. A previous SSR application
was submitted but never presented to Council in September 2012. There have been some changes to the
original application included in this submission.
The proposed new land use proposes development that meets the intent of the Three Sisters Mountain
Village Stewart Creek Area Structure Plan (ASP), which includes provisions for the development of
comprehensively designed low-density visitor accommodation units within the Golf and Recreation Area
north of the existing clubhouse location. As described in Section 4.4 Golf and Recreation Area, these units
are envisioned to encourage use of the golf clubhouse facilities on a year-round basis. The Stewart Creek Golf
Course has been in operation since 2000.
The ASP includes visitor accommodation within Resort Accommodation, defined as:
Section 5.1 d)
A building or group of buildings for visitors to and residents of the resort area, which may be utilized for short term,
commercial, non-residential tenancies, or for permanent residential tenancies, and shall include visitor
accommodation, tourist accommodation, apartments, townhouses/stacked townhouses, duplex and single family
dwellings, and shall in all cases be considered as a commercial land use for the purpose of municipal assessment and
taxation, with no restrictions on maximum occupancy periods.
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In addition the application also includes a related land use redesignation of approximately 22.5 hectares (56
acres) of nearby land to WC Wildlands Conservation District. This redesignation is in accordance with
Section 5.9.2 (e) of the Stewart Creek ASP which states:
The area shown as “WC” on Map 4 shall be redesignated WC Wildlands Conservation District pursuant to the
Town of Canmore Land Use Bylaw, or equivalent, prior to the earlier of the following: (a) issuance of a development
permit for visitor accommodation within the Plan Area, or (b) three years from the third reading of Bylaw 24-2004, or
(c) completion of the last phase of development within this Plan Area. [See Attachment 1 – Map 4 of the ASP]
DISCUSSION
Overall administration feels the proposed land use meets the intent of the ASP and fits within the outlined
definition of visitor accommodation. It was deemed unnecessary to submit a separate Impact–Offset Matrix
completed by administration as there is minimal variance between the applicant’s score and administration’s
numbers. However, there are a few outstanding issues and questions addressed below under the relevant
sustainability principles.
Economic Sustainability Principles
The Municipal Development Plan has a number of objectives to support a vibrant economy, including
measures to encourage commercial development.
Part 4. Growth Management – Objectives
1.2.3. To reduce tax load and improve service for residents by pursuing an increase in the commercial land assessment
base to a 40:60 non-residential ratio.
As outlined in the application, the proposed land use supports development that consists of 20 visitor
accommodation units that will be considered commercial land use for the purpose of municipal taxation.
Given the expected assessed commercial property value of the project ($22 000 000.00), this is a considerable
assessment increase. The built form of the proposed “cabins” is more like residential development, but the
applicant suggests that the commercial taxation can be protected through land use designation, and possible
instruments placed on title or contractual provisions if necessary. Administration echoes the need to preserve
the commercial land use designation for municipal taxation as part of the land use redesignation. Details in
the wording contained in the pending bylaw could address this issue.
The second contribution to economic sustainability of the proposed development would be to local
construction businesses. The applicant commits to sourcing 95% of the construction labour value to
Canmore businesses. Administration accepts this commitment can be met based on the projected scale and
type of development. Additionally, the project is expected to generate 3 new full-time jobs with the potential
for additional seasonal jobs. None of these jobs will be outside the 4 principle sectors of Canmore’s economy.
Lastly, as commented on by the applicant, the addition of 20 visitor accommodation units better enables the
existing golf course clubhouse to be used on a year-round basis. This would support satisfying Strategic
Priority #1 of the Canmore Sustainable Economic Development & Tourism Strategy to:
Enhance tourism and events as a sustainable, environmentally responsible economic driver for Canmore, increasing
visitation and economic impact by 10% ($13 million) equivalent to 2% per year by 2015.
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Environmental Sustainability Principles
The proposal incorporates a number of targets in regards to green building practices, diversion of
construction waste, and long term operating management post construction. Administration feels that
attaining Built Green Gold standard and diverting 75% of construction waste are achievable. As are longterm management practices identified by the applicant such as diversion of more than three waste streams
from the landfill, reduction of water use by 20%, and infiltration of 100% storm-water on site. However, site
design considerations to enable these commitments along with the planned enhanced bicycle parking will
need to be demonstrated at the Development Permit application stage. The fact that the project will be
comprehensively designed, constructed, and managed should aid follow through on these environmental
commitments.
As commented on in the application, Section 5.9.2 d) of the ASP dictates that a Biophysical Impact
Assessment by an independent wildlife biologist will need to be completed at the Development Permit
application stage. Final decisions on site design will need to reflect the recommendations from this
assessment.
Lastly, the land and project is in close proximity to a wildlife corridor. Section 5.9.2 e) of the ASP dictates
that:
The area shown as “WC” on Map 4 shall be redesignated WC Wildlands Conservation District pursuant to the
Town of Canmore Land Use Bylaw, or equivalent, prior to the earlier of the following: (a) issuance of a development
permit for visitor accommodation within the Plan Area, or (b) three years from the third reading of Bylaw 24-2004, or
(c) completion of the last phase of development within this Plan Area. [See Attachment 1 – Map 4 of the ASP]
In conjunction with the Town the applicant is facilitating the redesignation of approximately 10 hectares of
land to WC Wildlands Conservation district. This redesignation would satisfy section 5.9.2 e) of the Stewart
Creek ASP. Additionally, the applicant is proposing a voluntary redesignation of 12.5 hectares of land located
northwest of the area shown as “WC” on Map 4 in the ASP. This area is residual zoning from the 1-98 DC
district that was applied to many of the Three Sisters lands and administration agrees with the applicant that
this additional redesignation justifies a high quality environmental mitigation offset.
The final layout of all the land to be redesignated WC Wildlands Conservation district, and the planned
measures to mitigate impacts outlined in the application including signage and appropriate site/building
design constraints will need to respond to the recommendations from the aforementioned biophysical impact
assessment. The measures will need to be demonstrated at the Development Permit application stage.
Social Sustainability Principles
The primary commitment in regards to social sustainability of the project is a voluntary contribution of
$18,388.60 to the Recreation Facility Fund (or the unit amount for 20 units outlined in the Voluntary
Recreation Facility Contribution Policy). The value of the contribution is approximately equivalent to 0.1% of
the total expected assessed commercial property value of the project. The commitment would need to be
formalized at the Development Permit stage and the terms of the contribution included in the Development
Agreement.
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Summary
In closing, the application follows through with anticipated land use to support development for the area
expressed in the ASP. The addition of 20 visitor accommodation units will better enable maximizing of the
existing golf course clubhouse on a year-round basis and contribute to increasing the commercial land
assessment base to a 40:60 non-residential ratio. The requirements of Section 5.9.2 e) of the ASP are satisfied
through facilitating the redesignation of the “WC” are to WC Wildlands Conservation District. The parallel
redesignation of an additional 10 hectares of nearby residual zoning (1-98 DC) to WC Wildlands
Conservation District, and the voluntary contribution to the Town of Canmore Recreation Facility fund
represent substantial community benefit.
In closing, administration feels that targets and commitments identified in the proposal can and should be
solidified during later stages of the application process. The two items most requiring clarification are the
preservation of the commercial land use designation for municipal taxation and formalizing the voluntary
contribution to the Recreation Facility Fund.
FINANCIAL IMPACTS
The proposal is expected to increase the Town’s commercial tax assessment.
STAKEHOLDER ENGAGEMENT
The requirements of the SSR Process, including posting of the application and Council meeting on the
Town’s website and advertising in the local newspaper have been implemented. Administration is not aware
of any additional public community or neighbourhood consultation having been undertaken by the applicant.
STRATEGIC ALIGNMENT
GOAL
6. Canmore has a diverse
economy that is resilient
to change.

STRATEGIC INITIATIVE
Create an environment for economic
opportunity by contracting with
Canmore Business and Tourism
in the coordination of the
implementation of the Sustainable
Economic Development Strategy to:

ALIGNMENT
The proposal will provide
visitor accommodation and
encourage the use of the
existing golf facilities on a
year-round basis.

- Enhance tourism and events
ATTACHMENTS
1) Map 4 Land Use Concept from the ASP
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AUTHORIZATION

Submitted by:

Kate van Fraassen
Development Planner

Date:

January 24, 2013

Approved by:

Alaric Fish
Manager of
Planning & Development

Date

January 28, 2013

Gary Buxton
General Manager of
Municipal Infrastructure

Date:

January 30, 2013

Approved by:
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