TOWN OF CANMORE
AGENDA
Special Meeting of Council
Council Chamber at the Canmore Civic Centre, 902 – 7 Avenue
Tuesday, September 25, 2018 at 5:00 p.m.
Times are estimates only.
PUBLIC QUESTION PERIOD – Before meeting is called to order
5:00
5:00 – 5:30

A. CALL TO ORDER AND APPROVAL OF AGENDA
1. Agenda for the September 25, 2018 Special Meeting of Council
B. PUBLIC HEARING FOR BYLAW 2018-16 AMENDMENT TO THE
MUNICIPAL DEVELOPMENT PLAN
1. Administrative Briefing
2. Questions of Clarification
3. Public Submissions
4. Written Submissions
5. Final Administrative Comments
C. MINUTES
None
D. BUSINESS ARISING FROM THE MINUTES
None
E. UNFINISHED BUSINESS
None

5:30 – 5:45

5:45 – 7:00

F. BYLAW APPROVAL
1. Municipal Development Plan Amendment Third Party Environmental
Impact Statement
Recommendations:
(1) That Council give second and third reading to Bylaw 2018-16 Municipal
Development Amendment Third Party Environmental Impact
Statement.
(2) That Council approve Policy PD-003 Environmental Impact Statement
Policy as amended.
G. NEW BUSINESS
1. Mountain Haven Cooperative Homes Unit Acquisition
Recommendation: That Council approve a transfer of $4,245,000 to CCHC
from the PAH reserve for the purpose of acquiring 17 rental units from
Mountain Haven Cooperative Homes (MHCH).
H. CORRESPONDENCE/INFORMATION
None
I. REPORTS FROM ADMINISTRATION
None
Agenda prepared by: Cheryl Hyde, Municipal Clerk
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J. NOTICES OF MOTION
None
7:00 – 8:00

8:00

K. IN CAMERA
1. Olympic Multi-Party Agreement Status Update (verbal report)
Recommendation: that Council take the meeting in camera to prevent
disclosure of third party information, in accordance with section 16(1) of the
Freedom of Information and Protection of Privacy Act.
L. ADJOURNMENT

Agenda prepared by: Cheryl Hyde, Municipal Clerk
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Request for Decision
DATE OF MEETING:

September 4, 2018

Agenda #: F-1

TO:

Council

SUBJECT:

Municipal Development Plan Amendment Third Party Environmental
Impact Statement

SUBMITTED BY:

Michael Fark, General Manager Municipal Infrastructure.

RECOMMENDATION:

That Council give second and third reading to Bylaw 2018-16 Municipal
Development Amendment Third Party Environmental Impact Statement.
That Council approve Policy PD-003 Environmental Impact Statement
Policy as amended.

EXECUTIVE SUMMARY
In September of 2016 Council approved a new Municipal Development Plan (MDP) to guide the future
planning for the Town of Canmore. Section 18.2 of the MDP sets out the requirements for Environmental
Impact Statements (EIS). The purpose of an EIS is to provide sufficient information regarding environmental
factors to Council to make an informed decision on development proposals. Although the MDP affords
Council discretion in determining when an EIS may be required, section 18.2.15 states that:
“Whenever an EIS is prepared, the Town will contract a qualified professional(s) to conduct an
independent Third Party Review (TPR) of the EIS”.
At the same time that Council approved the MDP, they also approved the EIS Policy. The EIS policy also
sets out requirements for TPRs. Administration’s understanding is that Council’s intent with the MDP and
EIS policy is to ensure that where a developer brings forward an EIS that an independent review is
conducted to ensure transparency and that the Town’s interests are protected. What is not currently explicit
in the MDP and EIS policy language is what to do in cases where the Town initiates its own projects. Current
language requires the Town to hire an EIS consultant and then to hire a separate consultant to review the first
consultant’s work. Given that there is considerable cost involved in conducting a TPR, and that the first
consultant has already been hired to represent the interests of the Town, Administration recommends that
Council approve amendments to the MDP to remove the requirement to conduct a TPR in projects led by
the Town. If Council approves the changes to the MDP, then the corresponding changes to the EIS Policy
are also required as indicated below and in attachment 3.
RELEVANT COUNCIL DIRECTION, POLICY, OR BYLAWS
September 13, 2016 Council approved Bylaw 2016-03 to adopt the MDP
September 20, 2016 Council approved adoption of the EIS Policy
September 4, 2018 Council approved first reading of the amended bylaw
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DISCUSSION
Although the MDP provides discretion to Council to determine when an EIS may be required, there is no
such discretion with the requirement for the third party review. The Engineering department “South Bow
River Loop Water Main Project” is an example of a Town initiated project that requires an EIS and therefore
a TPR under the current regulation. In the Town Utility Master Plan and 5-year capital plan, there are a
number of other Town projects that may require an EIS prior to execution. In order to ensure the
appropriate use of Town staff and financial resources, Administration therefore recommends the following
changes be made to the MDP.
MDP Section 18.2:
18.2.15 The preparation, scope, content and review of an EIS shall be in accordance with the Town’s EIS
Policy. Whenever an EIS is prepared, the Town will contract a qualified professional(s) to
conduct an independent third party review of the EIS. Notwithstanding the above, the
requirement for an independent third party review of an EIS does not apply to any EIS
prepared by or on behalf of the Town.
Administration further recommends the following corresponding changes be made to the EIS Policy:
6. EIS TERMS OF REFERENCE
An EIS must be tailored to be appropriate to the nature, scale and location of the planning or
development proposal being evaluated. Typically, large or complex proposals will require more detailed
and extensive research and analysis to create the EIS than simple or small proposals. To ensure that
decision makers have sufficient information to inform the decision before them a Terms of Reference
shall be created. The Terms of Reference shall be developed by administration with input from the
qualified professional(s) hired to conduct the third party review of the EIS. An EIS is intended to have a
scope limited to those issues relevant to the proposal.
1) Development of the Terms of Reference
A Terms of Reference for an EIS shall identify the information and issues that need to be addressed
in relation to the proposal including the site and study area. All Terms of References shall start with
the contents of an EIS listed in section 7 of this policy. This list can be reduced, added to or
modified as needed to ensure that issues and information needed to make an informed decision on
the proposal are included in the EIS. Prior to development of the Terms of Reference, the Town will
hire a qualified professional(s) to provide input into the Terms of Reference and prepare an
independent third party review of the EIS. Notwithstanding the above, the requirement for an
independent third party review of an EIS does not apply to any EIS prepared by or on behalf of the
Town. In such cases, the Town shall work with the EIS consultant to development the Terms of
Reference.
11. THIRD PARTY REVIEW
1) EISs will be reviewed by a relevant qualified professional(s).
2) The third party reviewer will act as an independent consultant and will report directly to the Town.
3) For a more effective and efficient third party review process, the Town’s consultant should be
engaged and involved from the beginning of the EIS process, rather than upon submission of the
EIS to the Town. The third party reviewer will identify and make recommendations on how to
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reduce, mitigate or avoid negative impacts of the proposal including raising concerns if the negative
impacts cannot be satisfactorily reduced, mitigated or avoided.
4) All costs associated to a third party review will be at the expense of the Town of Canmore.
4)5) Notwithstanding the above, the requirement for an independent third party review of an EIS does
not apply to any EIS prepared by or on behalf of the Town.
ANALYSIS OF ALTERNATIVES
Council could decide through majority vote per the MDP and EIS policy not to require an EIS on a case by
case basis for projects initiated by the Town. Administration does not recommend this approach for the
water main project noted as an EIS is an appropriate consideration given the work required.
FINANCIAL IMPACTS
The cost to conduct a TPR of an EIS is significant. Although the cost is impacted by the scale of the
development proposal, there is in all cases a certain amount of baseline work that must be conducted. Even
for modest sized developments the cost of a TPR procured by the Town has not been less than $30,000.
Often, this amount will exceed the total amount of fees that the Town can collect in relation to the
development proposal. Removing the requirement for a TPR on Town led projects will therefore save the
Town at minimum $30,000 per project, in addition to the savings in staff time and resources required to
procure and administer the TPR.
STAKEHOLDER ENGAGEMENT
A public hearing was advertised in accordance with the requirements of the MGA and conducted
immediately prior to this special meeting of Council.
STRATEGIC ALIGNMENT – N/A
ATTACHMENTS
1) Attachment 1 – MDP Amending Bylaw 2018-16
2) Attachment 2 – MDP Section 18.2 Environmental Impact Statements (red line)
3) Attachment 3 – PD-003 EIS Policy (red line)
AUTHORIZATION
Submitted by:

Mike Fark
GM Municipal Infrastructure

Date:

September 11, 2018

Approved by:

Lisa de Soto
Chief Administrative Officer

Date:

September 20, 2018
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Attachment 1

BYLAW 2018-16
A BYLAW OF THE TOWN OF CANMORE, IN THE PROVINCE OF ALBERTA, TO
AMEND MUNICIPAL DEVELOPMENT PLAN BYLAW 2016-03
The Council of the Town of Canmore, in the Province of Alberta, duly assembled, enacts as follows:
1: TITLE
1.1. This bylaw shall be known as the “Municipal Development Plan Amendment Third Party
Environmental Impact Statement.”
2: ENVIRONMENTAL IMPACT STATEMENT
2.1. Municipal Development Plan Bylaw 2018-16 is amended by inserting the following sentence to the
end of section 18.2.15 as follows: Notwithstanding the above, the requirement for an independent
third party review of an EIS does not apply to any EIS prepared by or on behalf of the Town.
3: ENACTMENT/TRANSITION
3.1. 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.
3.2. This bylaw comes into force on the date it is passed.

FIRST READING:

September 4, 2018

PUBLIC HEARING:

September 25, 2018

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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Social Impact Asessment
18.2.10 A social impact assessment should address:
a. Temporary and permanent employment,
b. Government revenues and costs,
c. Identification and description of unquantifiable costs and benefits,
d. Social, educational, and health care service requirements,
e. Proposed mitigation measures, and
f. Public participation in the assessment process.

Visual Impact Assessment
18.2.11 A visual impact assessment may be required to provide photo simluations, cross section
drawings, landscape design and screening plans to illustrate the impact of the proposed
development.The assessment should also consider how much of the development will
be visible from the surrounding lands.

Environmental Impact Statements
18.2.12 An EIS must be prepared for:
a. Moving the Growth Boundary,
b. Development proposals within an identified wildlife corridor or habitat patch,
c. A new ASP or ARP, and
d. Amending an ASP or ARP.
18.2.13 Notwithstanding 18.2.12d, Council may determine that an EIS is not required to be
prepared for an application to amend an ASP or ARP based on the nature and scope of
the amendment and the potential for adverse environmental impacts.
18.2.14 An EIS may be required to be prepared for any development proposal presented
to a decision-making authority of the Town, including Council, the development
authority, and the subdivision authority. In order to help determine whether an EIS
will be required, key criteria that may be considered include, but are not limited to,
the magnitude, geographic extent, timing, frequency, duration and reversibility of the
potential adverse environmental impacts.
18.2.15 The preparation, scope, content and review of an EIS shall be in accordance with the
Town’s EIS Policy. Whenever an EIS is prepared, the Town will contract a qualified
professional(s) to conduct an independent third party review of the EIS.
Notwithstanding the above, the requirement for an independent third party review
of an EIS does not apply to any EIS prepared by or on behalf of the Town.
18.2.16 Where an EIS has been prepared and accepted as part of a statutory plan, land use
bylaw or development approval, a new EIS is generally not required at a later stage in
the approval process unless the planning or development proposal changes significantly.
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Environmental Impact Statement
(EIS) Policy
POLICY NUMBER

PD-003

COUNCIL RESOLUTION:

September 20, 2016

1. POLICY STATEMENT
This policy identifies the scope, content and process for developing an EIS. This policy applies to all
EISs required to be prepared for the Town of Canmore.
2. PURPOSE
The purpose of an EIS is to provide sufficient information to a decision making authority in order to
make an informed decision on the proposal before it. An EIS outlines existing conditions, identifies
significant natural and ecological features, determines the nature and scale of the potential impacts
generated by a proposal and provides recommendations for how best to avoid or mitigate those impacts.
3. DEFINITIONS
Unless specifically defined in this section, all terms included in this policy shall be as defined in the MDP.
1) “Cumulative Impacts” as described in this policy are intended to ensure that the impacts of the
proposal are not considered in isolation from other developments or plans in the area. Cumulative
impacts are intended to be on a scale appropriate to the level at which an EIS is prepared. For
example, an EIS that is submitted for an ASP should consider the cumulative impacts of the
proposed ASP along with the neighbouring areas. This contrasts with an EIS prepared for a specific
site development which may only be required to incorporate the neighbouring properties in the
cumulative impact assessment.
4. RESPONSIBILITIES
1) The Planning and Development Department shall be responsible for the maintenance of this policy.
2) The Town of Canmore shall only accept Environmental Impact Statements that comply with this
policy.
3) The Planning and Development Department shall ensure that all decision making authorities are
provided with a copy of this policy.
5. REQUIREMENT FOR AN EIS
1) An EIS will be required to be prepared and submitted in accordance with the Town’s Municipal
Development Plan and Land Use Bylaw.
2) All costs related to the preparation of an EIS shall be at the expense of the applicant.
6. EIS TERMS OF REFERENCE
An EIS must be tailored to be appropriate to the nature, scale and location of the planning or
development proposal being evaluated. Typically, large or complex proposals will require more detailed
and extensive research and analysis to create the EIS than simple or small proposals. To ensure that
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decision makers have sufficient information to inform the decision before them a Terms of Reference
shall be created. The Terms of Reference shall be developed by administration with input from the
qualified professional(s) hired to conduct the third party review of the EIS. An EIS is intended to have a
scope limited to those issues relevant to the proposal.
1) Development of the Terms of Reference
A Terms of Reference for an EIS shall identify the information and issues that need to be addressed
in relation to the proposal including the site and study area. All Terms of References shall start with
the contents of an EIS listed in section 7 of this policy. This list can be reduced, added to or
modified as needed to ensure that issues and information needed to make an informed decision on
the proposal are included in the EIS. Prior to development of the Terms of Reference, the Town will
hire a qualified professional(s) to provide input into the Terms of Reference and prepare an
independent third party review of the EIS. Notwithstanding the above, the requirement for an
independent third party review of an EIS does not apply to any EIS prepared by or on behalf of the
Town. In such cases, the Town shall work with the EIS consultant to development the Terms of
Reference.
2) Terms of References where there are multiple studies conducted as part of a proposal
In some instances other studies (e.g. transportation impact analysis, slope stability) are prepared as
part of a proposal. In instances where there is overlap of scope, the Terms of Reference for the EIS
may be modified to remove items from the scope that are covered under those other studies.
3) Terms of Reference where previous studies have been completed
In some instances previous studies have been created regarding the subject land or proposal.
Relevant issues will still need to be covered in the EIS, although it is possible that a previous study
may meet these requirements. The applicability of previous reports will be evaluated as part of the
EIS process.
4) Alterations to Terms of Reference
Where the Terms of Reference are for an EIS related to planning and development proposals, the
EIS should be deemed complete by the decision making authority where it addresses all items
identified in the Terms of Reference. Alterations to the Terms of Reference should only be required
in situations where new information or issues arise pertinent to the proposal that were not
considered when the Terms of Reference was prepared or where the proposal has been altered
substantially from that contemplated when the Terms of Reference was created.
7. CONTENTS OF AN EIS
In accordance with 6(1) above, the following is a sample of the issues that typically require evaluation in
an EIS. This forms the starting point for developing a Terms of Reference.
1) Proposal Overview
a. A description of the proposal.
b. Mapping of the proposal in relation to existing site conditions and constraints.
c. Identification of federal or provincial requirements or restrictions relevant to the study, and
how the proposal will meet the intent or legislative requirements.
d. An overview of the planning policy context, including statutory documents and zoning.
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2) Existing Site Conditions
a. A description of existing environmental conditions, including:
i. Site location map,
ii. Soils, landforms and surficial geology,
iii. Hydrological or hydrogeological resources including wetlands,
iv. A biophysical inventory and analysis of terrestrial and aquatic communities (studies
being undertaken during the appropriate season), and the relationship to the larger
local and regional ecosystem,
v. A summary description of the natural features and components, and the proposed
criteria to be applied for evaluation of their significance, and
vi. Hazards and constraints resulting from existing site conditions.
b. A literature review of previous relevant studies.
3) Analysis of Impacts
a. Analysis and criteria for evaluation of the foreseeable short, medium, and long term positive
and negative impacts of the proposal with respect to:
i. Fish and associated habitat,
ii. Wildlife and associated habitat,
iii. Vegetation,
iv. Soils and terrain,
v. Ground water impacts,
vi. Surface water impacts, and
vii. Air quality.
b. Specific analysis of the human use impacts resulting from the proposal.
c. Analysis of alternatives and modifications to the proposal to limit or remove impacts.
d. An evaluation of whether the form of the development/proposal can be accommodated
given any identified ecological sensitivities or constraints, including land use type and
intensity of the proposed development.
e. Analysis of the cumulative impacts of the proposal considering the impacts of adjacent
development.
4) Mitigations, Recommendations & Conclusions
a. Provide recommendations for how to reduce, avoid or mitigate negative impacts or build on
positive impacts.
b. Specific recommendations on how to mitigate long term human use impacts resulting from
the proposal.
c. Identification of residual impacts and criteria proposed to evaluate their significance.
d. Identify monitoring requirements, and whether more extensive environmental work is
required.
8. SUBSEQUENT EISS
1) As described in greater detail in the following sections, where an EIS has been prepared and accepted
as part of a statutory plan, land use bylaw or development approval, a new EIS is generally not
required at a later stage in the approval process unless the planning or development proposal changes
significantly.
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2) Where a planning or development proposal is submitted that is generally consistent with that
contemplated in an EIS submitted as part of an ASP, ARP, or Land Use application the following
shall apply:
a) If the prior EIS includes details pertinent to land use and development level impacts and
mitigations, the Town may, at its discretion, waive the requirement for further EISs at the land
use, subdivision or development permit stage.
b) If the prior EIS does not address details or issues pertinent to land use and development level
impacts an addendum to the original EIS should be required by the Town. The Terms of
Reference for such an addendum shall be limited to the land use and development level issues
and mitigations.
3) Where a planning or development proposal is submitted that is not consistent with the proposal
contemplated in an EIS submitted as part of an ASP, ARP, or Land Use application the Town shall,
at its discretion, as to which one, require either:
a) a new EIS to be submitted which addresses the new proposal; or
b) An addendum to the previous EIS be submitted which incorporates the proposed changes.
9. SUBMISSION OF THE EIS
1) The EIS shall be submitted electronically.
2) Any documents referenced in the EIS shall be made available electronically to the Town of Canmore
upon request.
10. REFERRALS
1) The Town may at its discretion refer anything covered under this policy for comment. Typical
referrals include:
a) Province of Alberta (generally Alberta Environment and Parks)
b) Canmore’s environmental advisory review committee
11. THIRD PARTY REVIEW
1) EISs will be reviewed by a relevant qualified professional(s).
2) The third party reviewer will act as an independent consultant and will report directly to the Town.
3) For a more effective and efficient third party review process, the Town’s consultant should be
engaged and involved from the beginning of the EIS process, rather than upon submission of the
EIS to the Town. The third party reviewer will identify and make recommendations on how to
reduce, mitigate or avoid negative impacts of the proposal including raising concerns if the negative
impacts cannot be satisfactorily reduced, mitigated or avoided.
4) All costs associated to a third party review will be at the expense of the Town of Canmore.
4)5) Notwithstanding the above, the requirement for an independent third party review of an EIS does
not apply to any EIS prepared by or on behalf of the Town.
12. ENSURING EIS MITIGATIONS ACHIEVED
1) Where an EIS identifies mitigation measures, these measures shall be incorporated into the relevant
planning document or approval to ensure that they are carried out. For example, construction
mitigation measures shall be incorporated as conditions of approval for subdivisions and
development permits. Similarly, conditions regarding land use level details such as setbacks shall be
incorporated into the relevant land use district.
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13. EXCEPTIONS
1) Exceptions to this policy may be made by majority vote of Council provided that the exception is not
inconsistent with the Municipal Development Plan.
14. STRATEGIC ALIGNMENT
In accordance with the Town of Canmore Council Strategic Plan 2016-18, this policy is in alignment with
the environmental goal: Canmore is a municipal leader in environmental stewardship.
15. RELATED DOCUMENTS AND REGULATIONS
1) Town of Canmore Municipal Development Plan
2) Town of Canmore Land Use Bylaw
3) Town of Canmore FireSmart Mitigation Strategy
4) Bow Corridor Ecosystem Advisory Group Wildlife Corridor and Habitat Patch Guidelines for the Bow
Valley (2012)
5) Alberta Wetland Policy (2013)
6) Provincial Wetland Restoration/Compensation Guide (2005)
7) Stepping Back from the Water (2012)
8) Federal and Provincial Legislation and Regulations
 The Fisheries Act
 Navigable Waters Protection Act
 Migratory Birds Convention Act
 Public Lands Act
 Water Act
 Species at Risk Act
 Environmental Protection and Enhancement Act
 Wildlife Act
 Municipal Government Act
 Alberta Land Stewardship Act and South Saskatchewan Regional Plan
REPEALS POLICY: N/A
AUTHORIZATION:

John Borrowman
Mayor

Cheryl Hyde
Municipal Clerk

REVISION HISTORY
Policy Name

In Effect

Environmental Impact Statement (EIS)

2016-09-20
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Request for Decision
DATE OF MEETING:

September 25, 2018

Agenda #: G-1

TO:

Council

SUBJECT:

Mountain Haven Cooperative Homes Unit Acquisition

SUBMITTED BY:

Michael Fark – General Manager Municipal Infrastructure

RECOMMENDATION:

That Council approve a transfer of $4,245,000 to CCHC from the PAH
reserve for the purpose of acquiring 17 rental units from Mountain Haven
Cooperative Homes (MHCH).

EXECUTIVE SUMMARY
Mountain Haven Cooperative Homes (MHCH) is a cooperative housing development that provides 44
affordable housing units in the Town of Canmore. These units are comprised of 27 equity units (i.e.
individually owned) and 17 non-equity units (i.e. rental units collectively owned by the cooperative). Due to a
myriad of historical issues, including overly restrictive grant conditions on ownership and rental requirements
as well as management issues, MHCH is now facing foreclosure on the 17 non-equity units.
The Town of Canmore is intrinsically linked to the MHCH development. The land the development sits on is
owned by Canmore Community Housing Corporation (CCHC), a wholly owned corporation of the Town
and the development was made possible in part by a Provincial grant that was funneled through the Town to
the cooperative back in 2006.
Over the past 1.5 years, representatives from Canmore Community Housing Corporation (CCHC), Mountain
Haven Cooperative Homes (MHCH) and Town administration have been meeting to develop a plan to
address the financial crisis at MHCH and transition the Coop to a CCHC managed PAH development. A
detailed execution plan was developed that would see MHCH transition from a cooperative to a
condominium corporation, sell its rental units to pay-off debt and achieve “qualified title” for all units.
$250,000 in funding was allocated to enact the transition plan from the PAH Reserve. Unfortunately, before
the process could be completed Servus Credit Union (Servus), who holds the first mortgage on the units,
issued MHCH with a statement of claim alleging default of the conditions of the loan and a notice of intent
to foreclose. MHCH must immediately demonstrate that there is a credible offer to purchase in place that can
ensure full payment of the Servus loan or Servus will move to enact foreclosure and take possession of the 17
non-equity units that act as security for the loan.
In response to the action taken by Servus, MHCH sent a Letter of Intent to CCHC on August 24, 2018
offering to sell CCHC the 17 non-equity units for $4,210,704. The price was based on the CCHC
homeownership resale formula (build cost per square foot x 110% of CPI annually). On September 18, 2018
the CCHC Board passed a motion to offer to purchase the 17 units at a price of $3,860,704, with a number of
conditions. An additional motion was passed to extend a loan to MHCH of $350,000 for a 10 year term with
no interest in order to fund a replacement reserve. CCHC has sent a request to the Town for funds from the
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PAH reserve to enable the purchase to take place (attachment #1). The transfer from the PAH reserve will
cover the purchase price of the units, the reserve fund loan and the closing costs for CCHC to acquire the
units from MHCH.
RELEVANT COUNCIL DIRECTION, POLICY, OR BYLAWS
137-2017 April 18, 2017 Council approved a motion to give first reading to a loan guarantee bylaw to extend
a loan to MCHC
202-2017 June 20, 2017 Council defeated a motion to give second reading to the loan guarantee bylaw
203-2017 June 20, 2017 Council approved a motion to direct Administration to work with CCHC and
MHCH to determine the feasibility of acquiring 17 non-equity units from MHCH to be transitioned to
CCHC PAH units.
136-2018 June 5, 2018 Council approved the transfer of $250,000 from the PAH reserve to implement the
transition of MHCH from a coop to a condominium corporation.
DISCUSSION
In the summer of 2017 CCHC presented MHCH with a series of offers to purchase the 17 non-equity units
to allow them to be incorporated into the PAH program. The offers made by CCHC at that time were not
sufficient to cover the liabilities of MHCH and therefore were declined. At that point a technical committee
was formed consisting of representatives from CCHC, MHCH and the Town to develop a process that
would allow MHCH to continue servicing their debt while taking the steps necessary to position MHCH to
sell the units. A road map document was created that outlined the actions required, including establishing a
reserve fund, converting to a condominium corporation and negotiating some level of debt forgiveness from
creditors.
In order for the road map process to be successful, a valuation for the MHCH units had to be established.
Due to CCHC holding the lease and the interest of the Town and CCHC in ensuring that the units remain
affordable, it was determined that the CCHC PAH resale formula for ownership units should be applied. In
this case the base cost to construct the units was established as the initial sales cost and the CCHC method of
applying 110% of CPI annually was applied. Based on this formula, the maximum cumulative resale value of
the 17 units as of November 1, 2018 is $4,210,704. The current liabilities of MHCH are approximately $4.8
million.
In June of 2018 Council approved the transfer of $250,000 from the PAH reserve to CCHC to fund the road
map transition process. Unfortunately, in August of 2018, Servus served MHCH with a statement of claim
demanding the immediate repayment of the secured loans, despite that fact the MHCH continued to make
the required payments. The Servus loans are demand loans that the lender is entitled to demand payment on
at any time. The position of Servus is that MHCH is in default of the terms of the loan for a number of
reasons, including accruing additional debt, which puts their investment at risk. For this reason they have
called the loan. MHCH is now in the position of needing to immediately repay Servus or face foreclosure.
A foreclosure process is something that all parties prefer to avoid. There are a number of complicating
factors with MHCH that would be time consuming and uncertain to sort out through the courts. In addition,
foreclosure will add significant additional costs to the process that would result in at least the 17 units being
lost from the affordable portfolio as well the potential for default by some of the 27 equity owners and the
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loss of affordability for those units as well. For this reason it is being recommended that Council support the
purchase of the units by CCHC.
As a result of the Servus statement of claim, MHCH presented CCHC with a Letter of Intent to sell the units
to CCHC for the price of $4,210,704, the current PAH maximum resale price. The shortfall between the
liabilities of MHCH and the purchase price is to be made up through a combination of debt forgiveness by
creditors other than Servus and contributions from MHCH members; the exact details of which are to be
managed by MHCH. CCHC has responded to the MHCH Letter of Intent indicating a willingness to acquire
the units with a number of conditions. CCHC has acquired an independent appraisal of the units, considering
both encumbered (PAH restrictions) and unencumbered (market) scenarios. In both cases, the appraised
values exceed the purchase price being offered by CCHC.
ANALYSIS OF ALTERNATIVES
Council could decline to provide the financial resources required to acquire the MHCH units and allow
Servus Credit to foreclose on MHCH. Under this scenario it may be possible to acquire the units at a later
date through the foreclosure process and after the remaining creditor claims have been discharged. The
advantages of this scenario are that it would require no upfront investment from the Town/CCHC and clear
title would be assured.
Administration does not recommend this option as the foreclosure process itself comes with considerable
costs that would need to be recovered by Servus and the process would allow Servus to dispose of the units
at market rates, without many of the important restrictions that would ensure the units remain affordable. In
sum, the Town/CCHC would risk having to pay a much higher price per unit or allow the units to go to
market and not be retained in the affordability portfolio. There is a further risk that the remaining 27 equity
units at MHCH may also be negatively affected by the foreclosure process resulting in members potentially
losing their homes, or conversely also having the affordability restrictions impacted. In which case, the
Town/CCHC would be required to expend significant legal fees in order to ensure that Town/CCHC
interests are protected through the foreclosure process. These costs would not be recoverable through any
eventual purchase and sale of units.
FINANCIAL IMPACTS
The current balance of the PAH reserve is $4.6 million. The cost to acquire the units together with the
closing costs (legal fees, registration, etc.) is approximately $4.245 million. This does not include the $250,000
that has already been allocated to implement the restructuring of MHCH into a condominium corporation.
Therefore, the total Town/CCHC investment in MHCH will be approximately $4.5 million. The expectation
is that once the condominium conversation is complete, the units will be sold to CCHC clients. Given that
the purchase price was based on the maximum resale value of the units according to the CCHC formula, it
may be that 100% of the investment may not be recovered. However the difference between purchase and
sale is expected to be minimal, if any, given the demand for ownership housing in the PAH program and
therefore represents an acceptable cost to ensure the housing at MHCH remains affordable.
STAKEHOLDER ENGAGEMENT
There has been extensive work between the Town, CCHC and MHCH over the past 2 years to find a positive
resolution to the financial challenges of MHCH. Weekly meetings took place with representatives of all three
entities and there have been consistent and ongoing discussions held with the creditors of MHCH.
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STRATEGIC ALIGNMENT
Ensuring that the units at MHCH remain available to residents of Canmore in need of affordable housing
meets the Council strategic priorities of Affordability and Livability.
ATTACHMENTS
Attachment #1 – CCHC PAH Reserve Request
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