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TOWN OF CANMORE BYLAW 2020-14
VAN HORNE DIRECT CONTROL DISTRICT
SUBMISSION OF GREG BIRCH, APPLICANT
IN SUPPORT OF PROPOSED LAND USE BYLAW AMENDMENT
Application Overview
The purpose of this Land Use Bylaw (LUB) amendment application is to reinstate a 60 m
building setback from the Bow River for seven R1 Residential Detached District properties on
Van Horne road (part of the Homesteads Phase 3 subdivision). That 60 m setback was applied
by the Town when the five, existing detached dwellings were built approximately twenty years
ago. However, the Town subsequently changed that setback requirement. Consequently, the
owners of the existing homes are concerned that eventual development of the two undeveloped
properties on this road, or future redevelopment on the five developed lots, will adversely affect
them and their property values. Their concern is justified. New dwellings on those vacant
properties (and redevelopment of any of the properties) can now be constructed as close as 7.5
m from the rear property lines, or roughly 35 m from the Bow River.
Applicant Group and Other Landowner Position
This LUB amendment application is being undertaken by Greg Birch of Birch Consulting on
behalf of Ken Davies, the co-owner (with his spouse) of 11 Van Horne. Mr. Davies is supported
in his application by his spouse and the owners of the other properties on which there are
existing dwellings: 10, 12, 16 and 18 Van Horne.
Prior to submission of this LUB amendment application, the agent for the owner of the two
undeveloped properties (13 and 14 Van Horne) was contacted by Mr. Birch. The agent and Mr.
Birch discussed the concerns of the existing homeowners regarding the setback issue. An effort
was made to establish an understanding of the importance of the 60 m Bow River setback and
seek a common remedy. The landowner’s agent indicated that the landowner’s interest was to
maintain the 7.5 m rear yard setback rather than re-establish a common 60 m Bow River
setback. He further indicated that any reduction in the developable area should be compensated
on a square footage basis, the calculation being based on the purchase price of the property. The
agent asked to be compensated more than $2.5 million for re-establishing the 60 m setback on
the two undeveloped lots and told the existing landowners to “govern yourselves accordingly”
with regard to this matter. In spite of this position, at the encouragement of the Town there have
been recent discussions between the agent and Mr. Ken Davies about a compromise on the
setback. The agent offered a river setback of 40 m for all the properties in question.
Unfortunately, a 40 m Bow River setback is less than a 5 m difference from the 7.5 m rear yard
setback this amendment application seeks to address. Because the potential adverse impact
would still be significant, the agent was informed by Mr. Davies that the existing homeowners
plan to proceed with the 60 m setback amendment to ensure there is consistency in future Van
Horne development.
The Original 60 m Setback Requirement
When they were constructed in the late 1990s and early 2000s, the Town of Canmore required
that the five existing Van Horne dwellings meet a 60 m Bow River setback. There were small
variances granted to this setback but it is clear that the five buildings were located on their
respective properties so as to conform to this requirement. Excerpts from Town of Canmore
Development Permit 99-562, issued on September 29, 1999 for the house built on 11 Van Horne,
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show that the reason for the 60 m setback requirement was a Municipal Development Plan
policy:
• Approved Variance #2: “A variance to the standard contained in the Municipal
Development Plan requiring a 60.0m setback from the top of bank of the Bow River,
to allow for a setback of 58.0m for a deck to encroach into the required setback;”
• Approved Variance #3: “A variance to the standard contained in the Municipal
Development Plan requiring a 60.0m setback from the top of bank of the Bow River,
to allow for a setback of 59.0m for a cantilever and window bay encroachment into
the required setback.”
Current Policy and Regulation
The Town’s current Municipal Development Plan (adopted by Bylaw No. 2016-03, with
subsequent amendments to January 16, 2020) was reviewed as part of this LUB amendment
application. The current Municipal Development Plan does not contain any policies that are
directly applicable to this LUB amendment application through establishment of a specific
setback distance from the Bow River. Instead, Municipal Development Plan s. 4.2.24 points
more broadly to Provincial documents for watercourse setback determination in this area. The
sizeable environmental reserve and municipal reserve parcels already in place between the Bow
River and the subject Van Horne properties satisfy that Provincial guidance.
As for the Land Use Bylaw, the Town’s new LUB No. 2018-22 establishes the following Bow
River setbacks:
2.5.1 Setbacks from Bodies of Water
2.5.1.1 In neighbourhoods or residential subdivisions established after September 22,
1998, buildings and development, other than public access and utilities, shall be set
back a minimum of 60 m from the bank of the Bow River and 20 m from the banks of
all other naturally occurring watercourses and waterbodies.
2.5.1.2 For redevelopment within subdivisions approved before September 22, 1998,
buildings and structures shall be set back a minimum distance of 20 m from the bank of
Canmore Creek, Policeman Creek, Spring Creek, Cougar Creek, the Bow River and any
other naturally occurring permanent streams and channels of these bodies of water.
The land titles for the seven properties included in this LUB amendment application reference
subdivision plan numbers 9611299, 9910555 and 0011541. This indicates subdivision
registration dates of 1996, 1999 and 2000 respectively. To understand the LUB’s Setback from
Bodies of Water requirements as they apply to the seven Van Horne properties, significant
interpretation is required. One would have to determine: the dates on which these subdivisions
were “established” and “approved”; whether or not there was a “neighbourhood” existent on Van
Horne by September 22, 1998; and whether or not new development in a subdivision approved
before September 22, 1998 would be treated the same as redevelopment in that same
subdivision. In short, the governing LUB setbacks from the Bow River applicable to these seven
Van Horne properties are less than clear.
That said, these seven properties are currently within the R-1 Residential Detached District of
the Land Use Bylaw. That District clearly states “The minimum rear yard setback shall be 7.5
m.” (LUB s. 3.1.1.7).
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LUB Amendment Proposal
The goal of this LUB amendment application is to have a 60 m Bow River development setback
established for all seven of the subject Van Horne properties: 10, 11, 12, 13, 14, 16 and 18 Van
Horne. This could be achieved in a variety of ways within the Town’s current LUB.
Consequently, Town administration was consulted as to its preference for processing the
application and, if approved, having it established within the LUB. Administration responded
that the application to Council should be framed within a new Direct Control District. This
resulted in the proposed Van Horne Direct Control District that was placed before Council for
first reading. The proposed Direct Control District was based on the R-1 District but was altered
to establish a new Purpose statement, implement the 60 m setback, establish the responsible
development authority, and create relevant variance powers. To reflect the realities of the
existing neighbourhood, changes were also made to the Permitted and Discretionary Uses, and
to several minimum and maximum limits in the District’s Regulations section.
Reasons Supporting the LUB Amendment
There are several reasons the applicant believes the Town of Canmore should amend its LUB to
re-establish a 60 m setback from the Bow River by adopting the proposed Van Horne Direct
Control District. These are provided below.
a) Viewshed Protection
This is the number one issue for the existing homeowners supporting this amendment
application. Because all of the exiting dwellings were built with an approximate 60 m Bow River
setback, they have wonderful views up and down the Bow River and of the mountains across the
valley. If this 60 m setback is maintained for future development, these views will be largely
preserved. If dwellings are constructed on 13 and 14 Van Horne and are built to the 7.5 m rear
yard setback, these views will be severely and adversely impacted. Moreover, if the existing 60 m
setback is not maintained for the already developed lots, future redevelopment on those lots has
the potential to further restrict existing views. This could adversely affect new dwellings on 13
and 14 Van Horne too, meaning that the owner of those two properties also benefits from the
guarantee of a 60 m setback.
To ensure this potential loss of views is fully appreciated, a viewshed analysis was undertaken.
The results are shown on the attached six images. The images show the edge of bank of the Bow
River, the approximate 60 m setback from that river bank, the 7.5 m rear yard setback, and the
6.0 m front yard setback. The images also show the range of view from selected, ground-level
viewpoints on three properties. A comparison of the A and B versions of each figure show the
potential loss of views if houses are built on 13 and 14 Van Horne with a 60 m Bow River setback
(‘A’ figures) versus a 7.5 m rear yard setback (‘B’ figures).
For some of the properties with existing houses, the loss of views is extreme if a 7.5 m rear yard
setback is utilized. For instance, as can be seen from the attached images, someone standing at
the viewpoint on 12 Van Horne would have the range of view shrink from approximately 140
degrees to approximately 70 degrees. That is a 50% loss of viewshed if a dwelling is built on Lot
13 using a 7.5 m rear yard setback in contrasted to a 60 m Bow River setback. For 16 Van Horne,
the potential loss in view is about 20% and for 11 Van Horne it is about 15%.
For 18 and 10 Van Horne, the potential viewshed loss is negligible. However, it is important to
keep in mind that those are the quantifiable viewshed losses. There is also the less quantifiable
but still tangible effect of having new dwellings built much closer to the Bow River than were the
previous dwellings, even if one's range of view is unchanged. A new dwelling, if built
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significantly out of alignment with the others, is going to adversely affect one’s appreciation of
that view.
[A note explaining construction of the attached images is necessary. These viewshed images
were created using publicly available data from the Town of Canmore’s OpenData portal. That
data relies on elevation contour files derived from LiDAR data. The contours provided have 0.25
m interval lines for the valley bottom (used for this work) and 1.0 m interval lines for higher
elevations. The contour data is only available for the ground, though, and does not include above
ground features such as buildings, trees, etc. The contour lines were used to create Digital
Elevation Models (DEMs) onto which were added hypothetical dwellings on the 13 and 14 Van
Horne properties. Those hypothetical buildings were given an assumed elevation of 9.5 m above
existing grade, which is the maximum building height for the R1 District. Then, the Viewshed
Analysis tool within ArcGIS with Observer Points (the “viewpoints” on the six figures) was
utilized. The resulting Viewshed Analysis identifies portions of the DEM that are visible/not
visible from each observer location based on the ground elevation values of the DEM.]
b) Wildlife Accommodation
There are formally adopted requirements for wildlife corridors and habitat patches in Canmore.
They are based on work done in the 1990s by the Bow Corridor Ecosystem Advisory Group, with
subsequent updates. That work resulted in establishment of an official wildlife corridor to the
east and southeast of the Homestead Phase 3 subdivision. The location of that wildlife corridor
is evident in both older and current Town planning documents.
Additionally, though, a well-used, informal wildlife corridor exists along the Bow River on the
northeastern side of the subject properties. The photograph below illustrates this. Elk and other
mammals cross the Bow River at a point slightly upstream of the subject lots where the river
banks, especially the right bank, are lower and more easily traversed. Some animals move
through the residential properties south of that crossing point but many move along the
municipal and environmental reserve lands that parallel the Bow River (Lots 18MR and 19ER).
These animals also take advantage of the undeveloped portions of the subject Van Horne lots for
movement, grazing and sleeping.
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The above photograph shows a herd of elk using the municipal reserve and those portions of 13
and 14 Van Horne that are closer to the river. With a 60 m Bow River setback, the land shown in
the bottom left corner of this photograph would still be available to the elk. If landowners are
allowed to build to the 7.5 m rear yard setback, there could be dwellings within a few metres of
where the elk are standing in this picture. Anecdotally, this wildlife activity is common roughly
50% of the days each year. Thus maintaining a 60 m setback from the Bow River will help
protect this very real wildlife corridor.
c) Regulatory Consistency
The inconsistency faced by people wanting to build homes on this section of Van Horne should
be corrected once and for all through the proposed Van Horne Direct Control District. When the
existing homes were built, the Town required a 60 m Bow River setback and the people
developing their properties adhered to that setback with only minor variances. Over time,
though, the Town has varied the applicable setback regulation and the result is uncertainty.
Seven months ago with the previous LUB 22-2010, for the subject properties the setback would
have been: “...20m from the bank of the Bow River or 6m from the edge of the Bow River
Floodway...” (LUB 22-2010, s. 8.6.1.3). The Bow River setback regulations from the Town of
Canmore’s new LUB 2018-22 have been provided above and, while the LUB’s wording makes it
unclear as to how they would apply to the seven properties, they are certainly not the same
requirements as existed earlier this year.
By having the Van Horne Direct Control District clearly state how the subject seven lots are to be
regulated in terms of the Bow River setback, and by having that setback established in a
property-specific District, the LUB amendment being proposed would help prevent such
inconsistent treatment. It will also require specific attention in future reviews of the Town’s LUB
and thus the 60 m setback is not likely to be changed inadvertently.
d) Streetscape Maintenance
Most urban municipalities try to create a more-or-less similar setback for the houses built along
the roads and sidewalks that front them. They similarly try to keep the heights of building on
adjoining properties within a certain range, and often will establish particular building colour
and even building design regulations. These regulations may change between residential
districts or communities but are generally consistent within any given land use district. Whether
or not everybody likes this consistency or if such consistency is good can be debated. What can
be agreed upon is that most people expect to see streetscape consistency as they walk or drive
through a given neighbourhood.
The current inconsistency in development setbacks could have a dramatic impact on the Van
Horne streetscape if allowed to continue. The existing dwellings on this part of Van Horne have
been positioned based on a ‘historic’ 60 m setback from the Bow River. If new and future
dwellings can be built as close to the Bow River as 20 m, the rear yard setback of 7.5 m becomes
the determining factor. Houses could be positioned much further back from the sidewalk and
roadway and, as a result, there is not likely to be much streetscape consistency. Establishing a
60 m Bow River setback will not mean that all future dwellings will have to have identical front
yard setbacks but they will be within a similar range.
e) Neighbourhood Cohesiveness
Part of the philosophy reflected in popular communities developed using New Urbanism
principles (e.g., Garrison Woods and McKenzie Towne in Calgary) is the desire to make
neighbourhoods more friendly and cohesive through urban design. One approach is the
introduction of regulations that bring houses closer to the sidewalk, especially with front
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porches, thus encouraging social interaction as people see one another when they stroll through
their communities. While the Homesteads Phase 3 is not a New Urbanism type subdivision, the
principles still apply. Neighbourhood interactions will be easier if the houses along Van Horne
are closer to the sidewalk than if they are placed further back on their respective properties with
large front yards (i.e., positioned closer to the Bow River). In other words, a consistent 60 m
Bow River setback requirement can be expected to benefit neighbourhood interactions.
f) Trail Amenity Preservation
The municipal reserve land between the Bow River and the subject properties contains a trail
(part of the TransCanada Trail) that runs along the river. Adopting the proposed Direct Control
District will not have a direct effect on that trail. However, it does have the potential to create a
positive indirect effect by preserving the user experience. If dwellings are allowed to be built as
close as 7.5 m to the property lines with a 9.5 m height and overlooking decks on the subject Van
Horne lots, there will be two impacts. First, the dwellings will block sunlight that would
otherwise reach the trail during the later afternoon, especially in the winter periods. Second, the
trail user experience will be less natural, with houses in much closer proximity than they are
elsewhere along this portion of the trail. Ensuring future development is kept back 60 m from
the Bow River will help preserve existing trail amenities.
g) Land Use Bylaw Clarity
As noted earlier, s. 2.5.1 of the Town’s new LUB 2018-22 is not clear as to the required Bow
River setback distance for development and redevelopment on the subject Van Horne
properties. This is the result of the inconsistent wording used in that LUB section and the three
different subdivision registration dates applicable to the properties. Consequently, these seven
adjoining properties could face different setback requirements (60 m versus 20 m from the Bow
River) when developed or redeveloped. Under the LUB s. 2.5.1 requirements, the two
undeveloped properties would probably have a 20 m Bow River setback (if this first-time
construction is considered to be redevelopment within the subdivision), but the setback for
some of the other properties could be 60 m based on LUB interpretation. The amendment being
proposed would correct this.
Effect on the Two Undeveloped Properties
As mentioned earlier, two of the seven lots that would be subject to the proposed LUB
amendment are undeveloped. They are 13 and 14 Van Horne.
The attached images show that if the 60 m Bow River setback is reinstated as proposed in this
amendment application, the owners of 13 and 14 Van Horne will still be able to build houses of a
size similar to the others in the neighbourhood. In fact, the future dwellings could be
significantly larger. Similarly, there is flexibility for positioning to achieve improved building
design or views if this would not adversely affect neighbourhood amenities. In other words, the
proposed amendment is not expected to place any significant constraint on future dwelling size
or design for 13 or 14 Van Horne. It only restricts how close the buildings can be located to the
Bow River.
Conclusion
The owners of 10, 11, 12, 16 and 18 Van Horne want the Town of Canmore to establish a 60 m
development setback from the Bow River for their properties and for 13 and 14 Van Horne. They
asked Ken Davies, joint owner of 11 Van Horne, to lead the initiative. Their common interest
generated this Land Use Bylaw amendment application and the request that Council adopt the
Van Horne Direct Control District. The landowners believe this amendment is necessary to
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ensure a consistent setback requirement for future development and redevelopment of the seven
adjoining Van Horne properties. The many benefits of this amendment - for all seven property
owners, for wildlife, for others in the community, and for trail users - substantially outweigh any
negative effects of imposing a common 60 m Bow River setback and consistent building
development envelopes.
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From:
Sent:
To:
Subject:

Jorhdin Banner
Friday, October 23, 2020 10:47 AM
Municipal Clerk
Bylaw 2020-14 Van Horne District Control District

To Whoever is overseeing Bylaw 2020-14 Van Horne District Control District.
This message is to notify you of my support for this request from our neighbours, to
change the land use on Van Horn from R1 to Direct Control District.
That they had to correct an error made by the Town strengthens their argument for a
change to the land-use bylaw. Other than some increased traffic for construction of new
single family homes on the empty lots, there is no effect on us, the Morris neighbours.
The permitted and discretionary uses are not that different from our own current R2 land
use designation on Morris.
Please Acknowledge the receipt of my letter and that it has been added to your records.
Owner of 113 Morris
Jorhdin Banner Ph.D., (C) OAMHP, Registered Psychotherapist, R.P.
Executive & Personal Development Coach
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November 3, 2020
Dear Mayor Borrowman and Councillors,
RE: BYLAW AMENDMENT 2020-14: VAN HORNE DIRECT CONTROL DISTRICT - IN
FAVOR
I support Bylaw Amendment 2020-14 to reinstate the 60-meter setback from the Bow River to
any development along Van Horne in the proposed direct control district.
I am a homeowner on Van Horne, but my property is not directly impacted by the setback issue.
My understanding is that the 60-meter setback had been a bylaw requirement at the time that 5
of the 7 lots were developed, and that the setback requirement reverted to 7.5 meters from the
back property line at some point. Critically, this change occurred without affected residents
being made aware of the change or any consultation with any residents on this specific change.
The primary reason that I support the proposed bylaw is that the beauty of the river is enhanced
by the lack of residential development close to the trail. I often walk or bike along the river trail
that runs between the Bow River and Van Horne, and note that it is frequently used by many
residents and visitors to Canmore who will all benefit from the passing of this bylaw. This area
also connects the wildlife corridor on the east to an environmental district closer to town and
allows free movement of wildlife.
Having just built a new house, I can understand how people who built their homes with the 60meter setback as per the bylaw requirements at the time would be very upset with the Town for
eliminating this setback without having brought this issue to the attention of affected property
owners. We all have an expectation that bylaws will protect our interests, and if those bylaws
were to be subject to change, that we would be given sufficient notice prior to Council decision.
It doesn't appear that any notice had been given, and affected residents are now in the position
to correct this error.
I urge you to vote in favor for this bylaw amendment. Thank you for your consideration.
Respectfully submitted,
Renée Boone
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October 13, 2020
Mayor and Council
Town of Canmore
902 - 7th Avenue
Canmore, AB
T1W 3K1
Dear Mayor Borrowman and Council,
Re: Bylaw 2020-14, Van Horne Direct Control District - Public Hearing Submission
This letter is written in support of Bylaw 2020-14, a Land Use Bylaw amendment that would establish
the Van Horne Direct Control District. We understand that the public hearing for this proposed
bylaw will be held on November 3, 2020, and ask that this letter be considered by Council at that
hearing.
The Town’s current Land Use Bylaw allows a 7.5 m development setback from the rear property lines
of all properties on Van Horne road. This is the current R-1 District standard. In contrast, when the
houses on 10, 11, 12, 16 and 18 Van Horne were built, the Town imposed a 60 m setback from the
Bow River. This creates the potential for inconsistent development going forward.

There are currently two vacant parcels (13 and 14 Van Horne) in the middle of the five existing
houses on this stretch of Van Horne. We believe it is in everyone’s best interest that any future
buildings be positioned on those parcels in the same manner as the existing nearby houses. That is,
any new development on those vacant properties should be set back 60 m from the Bow River. This
will ensure preservation of views, support an informal wildlife movement path along the Bow River’s
edge, and maintain an orderly system of development in the neighbourhood.
We have read proposed Bylaw 2020-14 and support it as written, along with the two small
amendments made on October 6th at first reading of the bylaw. We ask that you now adopt Bylaw
2020-14, establishing equity amongst the seven property owners.

Sincerely,
Allison Day
Canmore AB
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Churyl Elgart
T: (403) 232.9601
F: (403) 266.1395
celgart@blg.com
File No. 446221.000001

Borden Ladner Gervais LLP
Centennial Place, East Tower
1900, 520 - 3rd Ave SW
Calgary AB T2P 0R3
Canada
T: 403-232-9500
F: 403-266-1395
blg.com

October 30, 2020
Via E-mail to municipal.clerk@canmore.ca
Town of Canmore
Mayor and Councillors
c/o Cheryl Hyde, Municipal Clerk
902 7th Avenue
Canmore, AB T1W 3K1
Re:

Public Hearing, LUB Amendment Bylaw 2020-14

Please accept this letter on behalf of the owner of 13 and 14 Van Horne, Mr. Steve Dobler, 1820582
Alberta Ltd. (collectively, Mr. Dobler). Mr. Dobler opposes Bylaw 2020-14. We look forward to
addressing the following issues at the November 3, 2020 public hearing:
1. Validity of Bylaw 2020-14.

2. Adopting restrictive bylaws in response to one-off neighbour requests.
3. Direct Control bylaw implications.
4. The Town’s disclosures to Council at first reading, including how the Applicants learned of
Mr. Dobler’s inquiry from Town staff, the Applicant’s figures, and the information vacuum
around Council’s 1998 and 2010 bylaw and policy decisions.
5. Bow River development history evidence.
6. The red herring pursuit of a “Bow River setback” (LUB sets it at 20m) when the true aim is to
preserve views (views are addressed by rear yard setback – 7.5m in R1).
7. Design for a 55% building envelope reduction.
8. Financial implications and market confidence.
Yours truly,
BORDEN LADNER GERVAIS LLP

Churyl Elgart
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John Borrowman
RE: 14.39 VAN HORNE CONTROL DISTRICT 2020-14

From: Bruce & Joan Hammond
Sent: Wednesday, September 16, 2020 9:29 AM
To: Alaric Fish <alaric.fish@canmore.ca>; John Borrowman <john.borrowman@canmore.ca>; Council
<council@canmore.ca>
Subject: FW: 14.39 VAN HORNE CONTROL DISTRICT 2020‐14
Following two very informative conversations with Alaric Fish, Sept 14 & 16, I have modified my thoughts on the subject
proposal. I suspect this file will become fairly thick over the next period of time.
1 ‐ I support the rights of homeowners who do not wish to have their existing views of river or mountain adversely
impacted by subsequent development. This has occurred at least twice on our ‘street’ (van Horne/Morris) in the last
five years and has set a dangerous precedent for existing homeowners.
2 ‐ I support the idea that any changes to the existing (and somewhat nebulous) regulations maintain the R 1 designation
for the subject lands. The new Direct Control District seems to be a needless and again a potentially dangerous wrinkle.
3 – The map provided with the application does not include enough detailed survey information, specifically with
respect to the 60m building setback from the river, to generate an accurate opinion by the neighbouring homeowners. A
detailed survey of the entire affected area is required to do so.
In short, I support the spirit of the application but have concerns regarding the format.
Yours truly
Bruce Hammond
Sent from Mail for Windows 10
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October 13, 2020
Mayor and Council
Town of Canmore
902 - 7th Avenue
Canmore, AB
T1W 3K1
Dear Mayor Borrowman and Council,
Re: Bylaw 2020-14, Van Horne Direct Control District - Public Hearing Submission
This letter is written in support of Bylaw 2020-14, a Land Use Bylaw amendment that would establish
the Van Horne Direct Control District. We understand that the public hearing for this proposed
bylaw will be held on November 3, 2020, and ask that this letter be considered by Council at that
hearing.
The Town’s current Land Use Bylaw allows a 7.5 m development setback from the rear property lines
of all properties on Van Horne road. This is the current R-1 District standard. In contrast, when the
houses on 10, 11, 12, 16 and 18 Van Horne were built, the Town imposed a 60 m setback from the
Bow River. This creates the potential for inconsistent development going forward.

There are currently two vacant parcels (13 and 14 Van Horne) in the middle of the five existing
houses on this stretch of Van Horne. We believe it is in everyone’s best interest that any future
buildings be positioned on those parcels in the same manner as the existing nearby houses. That is,
any new development on those vacant properties should be set back 60 m from the Bow River. This
will ensure preservation of views, support an informal wildlife movement path along the Bow River’s
edge, and maintain an orderly system of development in the neighbourhood.
We have read proposed Bylaw 2020-14 and support it as written, along with the two small
amendments made on October 6th at first reading of the bylaw. We ask that you now adopt Bylaw
2020-14, establishing equity amongst the seven property owners.

Sincerely,
Richard Morgan
Canmore AB
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From:
Sent:
To:
Subject:

Carol & Gerry Nell
Sunday, October 25, 2020 9:13 PM
Municipal Clerk
Van Horne Direct Control District (2020-14)

October 25, 2020

Mayor and Council
Town of Canmore
902 - 7th Avenue
Canmore, AB
T1W 3K1

Dear Mayor Borrowman and Council,

Re: Bylaw Amendment 2020-14, Van Horne Direct Control District - Public Hearing Submission

This letter is written in support of the proposed Amendment to Bylaw 2020-14, a Land Use Bylaw Amendment
that would establish the Van Horne Direct Control District. We understand that the public hearing for this
proposed bylaw amendment will be held on November 3, 2020, and we ask that this letter be considered by
Council at that hearing.

The Town’s current Land Use Bylaw allows a 7.5 m development setback from the rear property lines of all
properties on Van Horne road. This is the current R-1 District standard. In contrast, when the houses on 10, 11,
12, 16 and 18 Van Horne were built, the Town imposed a 60 m setback from the Bow River. This creates the
potential for inconsistent development going forward.

There are currently two vacant parcels (13 and 14/15 Van Horne) in the middle of the five existing houses on
this stretch of Van Horne. We believe it is in everyone’s best interest that any future buildings on those parcels
be positioned in the same manner as the existing nearby houses. Specifically, any houses built on those vacant
properties should be set back 60 m from the Bow River. This will ensure preservation of views, support for an
1
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informal wildlife movement path along the Bow River’s edge, and maintenance of an orderly system of
development in the neighbourhood.

We have read proposed Amendment to Bylaw 2020-14 and support it as written, along with the two small
amendments made on October 6th at first reading of the bylaw. We ask that you now adopt Bylaw 2020-14,
establishing equity amongst the seven property owners.

Sincerely,
Carol and Gerry Nell

Canmore, AB
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October 13, 2020
Mayor and Council
Town of Canmore
902 - 7th Avenue
Canmore, AB
T1W 3K1
Dear Mayor Borrowman and Council,
Re: Bylaw 2020-14, Van Horne Direct Control District - Public Hearing Submission
This letter is written in support of Bylaw 2020-14, a Land Use Bylaw amendment that would establish
the Van Horne Direct Control District. We understand that the public hearing for this proposed
bylaw will be held on November 3, 2020, and ask that this letter be considered by Council at that
hearing.
The Town’s current Land Use Bylaw allows a 7.5 m development setback from the rear property lines
of all properties on Van Horne road. This is the current R-1 District standard. In contrast, when the
houses on 10, 11, 12, 16 and 18 Van Horne were built, the Town imposed a 60 m setback from the
Bow River. This creates the potential for inconsistent development going forward.
Currently two vacant parcels (13 and 14 Van Horne) are situated amongst the five existing houses on
this stretch of Van Horne. Imposing different setback requirements on potential future development
of these lots risks several negative outcomes to the detriment of the community as a whole:
1) Allowing these homes to be situated closer to the river jeopardizes the existing views of
neighbours subject to the existing 60 m setback.
2) Reduced setbacks will encroach upon the existing, informal, wildlife corrider along the Bow
River’s edge.
3) Inconsistent setbacks make systematic, orderly development of the neighborhood impossible.
We have read proposed Bylaw 2020-14 and support it as written, along with the two amendments
made on October 6th at first reading of the bylaw. We ask that you now adopt Bylaw 2020-14,
establishing equity amongst the seven property owners.
Sincerely,

_
Heather Shaw
10 Van Horne

__

Jim Carter
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