
   
 
 
 

Agenda 
Subdivision & Development Appeal Board Hearing 

January 5, 2023 at 2:00 p.m. 
Hybrid via Zoom & in-person at Town of Canmore Civic Centre 

 
 

 
 

1.  Call to Order (Chair) 
 

2.  Adoption of Agenda  
 
3.  Adoption of Minutes 
 -  December 5, 2022 SDAB Appeal Hearing 
 
4.  Appeal Hearings: 

1. PL20220278 
15 Pinewood Crescent 
Lot 27, Block 3, Plan 7910758 
Detached Dwelling with Accessory Dwelling Unit (ADU) 
Preliminary hearing to determine validity of appeal against an approval by the Canmore 
Development Authority.  
  
2. PL20220182 
500 Bow Valley Trail 
Lot 1, Block 7, Plan 0512461 
Mixed Use Building containing: 1 unit Wholesale Sales with Warehouse, 21 units of Common 
Amenity Housing and 3 units of Employee Housing 
Appeal against an approval by the Canmore Development Authority. 
 

5.  Other Business  
None 

 
6.  Adjournment  



 

 UNAPPROVED 
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TOWN OF CANMORE 
MINUTES 

Subdivision and Development 
Appeal Board Hearing 
Electronic via Zoom 

December 5, 2022 at 2:00 pm 

1. CALL TO ORDER 
The Chairperson called the meeting to order at 2:00 p.m. 
 
MEMBERS PRESENT 
Public Representatives: Mr. Graham Lock (Chair), Mr. Jim Bell and Mr. Harry Scott 
Recording Secretary/Clerk: Janice A. Agrios/Louise Bates 
 
ADMINISTRATION STAFF PRESENT 
Lauren Miller, Riley Welden, Claire Ellick and Brian Kinzie 
 
2. ADOPTION OF HEARING MEETING AGENDA 
It was moved by Jim Bell that the agenda of December 5, 2022, be adopted as presented.  

MOTION CARRIED 
UNANIMOUSLY 

3. ADOPTION OF MINUTES  
Jim Bell advised of three revisions to the Minutes of the July 20, 2022 meeting (as set out in his email, dated 
December 4, 2022).  It was moved by Harry Scott that the Minutes of the July 20, 2022 meeting, be adopted 
as amended.  

MOTION CARRIED 
UNANIMOUSLY 

4. APPEAL 
Appeal against an approval by the Canmore Development Authority of Development Permit 
PL20220090.  
 
APPELLANT INTRODUCTION AND OPPORTUNITY FOR ANY OBJECTIONS 
The Appellants, K. Gordon Schultz and K. Coreen Schultz, on their own behalf and on behalf of Mallard 
Alley residents: 

  Randy and Beth Vandervoort  
  Michael Shugarman  
  Phillip van der Merwe  
  Justin and Janice Barbour  
  Drew and Katrina Osborne  
  Deanna and Rob Hawley  
  Robin and Nicola Gardiner  
  William Lawes & Julie Bradner  
  Doug Proll and Sylviane Lippert  
  Jodi Musgrove  
  Janet M. Amy  
  David Lefebvre and Nichole Allen  
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K. Gordon Schultz identified himself to the Board. 
 
The Chairperson asked the Appellants if they had any objections to the Board Members present hearing the 
appeal. There were no objections. 
 
The Chairperson asked the Appellants if they received a copy of the agenda package that was distributed to 
the Board and if they have any concerns about any of the information provided. There were no objections. 

APPLICANT INTRODUCTION AND OPPORTUNITY FOR ANY OBJECTIONS 
The Applicant, Systemic Architecture Inc., representing the Owner, Sunnyland Homes Inc. (Linhai Ma and 
Linjun Han).  The Applicant’s legal counsel, Stacy McFarlane, identified herself to the Board. 
 
The Chairperson asked the Applicant if they had any objections to the Board Members present hearing the 
appeal. There were no objections. 
 
The Chairperson asked the Applicant if they received a copy of the agenda package that was distributed to the 
Board and if they have any concerns about any of the information provided. There were no objections. 

HEARING OUTLINE 
The Chairperson outlined the hearing process for all present. 

There were no objections from the Appellant, the Applicant or any other parties.  

PRESENTATION OF THE STATUTORY REQUIREMENTS OF THE APPEAL 
Riley Welden, Town Planner, presented the application, appeal date timelines and requirements.  
The Chairperson noted that the statutory requirements of the appeal had been satisfied.  
The Board proceeded with the hearing. 
 
PRELIMINARY ISSUE 
The Applicant made submissions as to the scope of the appeal.  The Appellants made submissions in 
response.  The Board went in-camera to deliberate.  The Board advised the parties that it would hear the full 
appeal on its merits and address the submissions regarding the scope of the appeal in its Reasons for 
Decision.   
 
ADMINISTRATION’S PRESENTATION OF THE APPLICATION AND DECISION 
Riley Welden gave a verbal and visual presentation detailing the application. Riley Welden, Claire Ellick, 
Town Transportation engineer and Brian Kinzie, Town Community Development engineer, responded to 
questions from the Board. 
 
APPELLANTS PRESENTATION OF THE APPLICATION AND DECISION 
The Appellants provided a verbal and visual presentation to the Board. The Appellants responded to 
questions from the Board.  
 
LIST OF THOSE SPEAKING IN FAVOUR OF THE APPEAL 
  K. Gordon Schultz (Appellant) 
  Michael Shugarman  
  Phillip van der Merwe 
  Drew Osborne 
  Robin Gardiner  

 Douglas Proll 
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  William Lawes 
  David Lefebvre 
 
CORRESPONDENCE RECEIVED IN FAVOUR OF THE APPEAL 
  Drew and Katrina Osborne  
  Michael Shugarman and Phillip van der Merwe 
  Robin and Nicola Gardiner  

 Douglas Proll and Sylviane Lippert 
 K. Gordon Schultz (Appellant) and K. Coreen Schultz 

  William Lawes and Julie Brander  

APPLICANT’S PRESENTATION OF THE APPLICATION AND DECISION 
The Applicant’s legal counsel, Stacy McFarlane, provided a verbal and visual presentation to the Board. Ms. 
McFarlane responded to questions from the Board 
 
LIST OF THOSE SPEAKING IN OPPOSITION TO THE APPEAL 
  Stacy McFarlane of Borden Ladner Gervais, on behalf of the Applicant  

 Chad Russill of Systemic Architecture Inc., on behalf of the Applicant  
 Brendan Stevenson of Watt Consulting Group, on behalf of the Applicant 

 
LIST OF CORRESPONDENCE RECEIVED IN OPPOSITION TO THE APPEAL 

  Marianne Winz and Xauer Schurtenberger  
  Kevin Ma  
  Sky McLean  
  Mandy Gia 
 
LIST OF THOSE SPEAKING NEITHER IN FAVOUR NOR IN OPPOSITION OF THE 
APPEAL  
None. 
 
LIST OF CORRESPONDENCE RECEIVED NEITHER IN FAVOUR NOR IN OPPOSITION 
REGARDING THE APPEAL 
None. 
 
COMMENTS/CLARIFICATION BY ADMINISTRATION 
Riley Welden and Claire Ellick on behalf of Town Administration provided concluding remarks to the Board. 

COMMENTS/CLARIFICATION BY THE APPLICANT 
Stacy McFarlane provided concluding remarks to the Board. 

COMMENTS/CLARIFICATION BY THE APPELLANT 
Gordon Schultz provided concluding remarks to the Board. 

FAIR HEARING 
The Chairperson asked if the Appellants felt that they had received a fair hearing. 

The Appellants agreed that they had. 
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The Chairperson asked if the Applicant felt that they had received a fair hearing. 
 
The Applicant agreed that they had. 
 
The Chairperson announced this portion of the hearing closed and that, in accordance with the provincial 
legislation, the Board is required to hand down its decision within 15 days from today’s date. No decision is 
binding until the Board issues a written decision. 
 
5. OTHER BUSINESS  
None 
 
6. ADJOURNMENT 
The Chairperson moved that the public hearing of December 5, 2022, be adjourned at 6:30 p.m. 

MOTION CARRIED 
UNANIMOUSLY 

 
 
 
 

________________________ 
Graham Lock, Chair 

 

________________________ 
Janice A. Agrios, SDAB Clerk 
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SDAB Preliminary Hearing 

PL20220278 
15 Pinewood Crescent 
Lot 27, Block 3, Plan 7910758 
Detached Dwelling with Accessory Dwelling Unit (ADU) 
Preliminary hearing to determine validity of appeal against an approval by the Canmore Development 
Authority.  
 
 
Notice of Appeal & written submission from the Appellant: David Clancy 
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Louise Bates

From: David Clancy (Clancy & Company) <clancy@clancyca.com>
Sent: November 16, 2022 8:20 PM
To: Shared.Planning
Cc: Jerritt Cloney
Subject: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc
Attachments: 4402_001.pdf

Follow Up Flag: Follow up
Flag Status: Completed

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 
 
Dear SDAB - please find attached my appeal for the above noted variance at 15 Pinewood Cres. 
 
Please call me at 416 817-7485 (cell phone) for the $250 filing fee. 
 
Also please let me know when the hearing date is set. 
 
Thks 
 
Dave 
 
 
 
David Clancy 
 
 
 
Clancy CPA & Company 
Professional Corporation 
 
NOTE OUR NEW ADDRESS 
 
710 - 110 Sheppard Avenue East 
Toronto  ON   M2N 6Y8 
 
clancy@clancyca.com 
416.322.7039 ext 27 
fax 416.322.5711 
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Louise Bates

From: Shared.Planning
Sent: December 9, 2022 4:25 PM
To: David Clancy (Clancy & Company); Shared.Planning
Subject: RE: {Disarmed} RE: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc

Greetings David, 
 
We can confirm receipt of your payment. Further instructions will be provided to you by the SDAB Clerk, the week of 
December 19th. 
 
Kind regards, 
 
Planning & Development Department 
Town of Canmore 
 

From: David Clancy (Clancy & Company) <clancy@clancyca.com>  
Sent: Friday, December 9, 2022 3:30 PM 
To: Shared.Planning <Shared.Planning@canmore.ca> 
Subject: Re: {Disarmed} RE: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc 
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 

Hi Louise just called the # and extension at 3:27 your time, to pay the fee - the message was "no one available please 
leave a message..."  - which I did, noting reason for the call and quoted the reference # below. 

David Clancy 
 
 
 
Clancy CPA & Company 
Professional Corporation 
 
NOTE OUR NEW ADDRESS 
 
710 - 110 Sheppard Avenue East 
Toronto  ON   M2N 6Y8 
 
clancy@clancyca.com  
416.322.7039 ext 27  
fax 416.322.5711  
 
 
On 12/8/2022 8:06 PM, David Clancy (Clancy & Company) wrote: 

Hi Louise - I am a bit confused.  Are you saying if I refile everything (or just make the payment by 4 
tomorrow) and pay the fee tomorrow then my appeal will be heard? 

If that is the case I will do this tomorrow.  Please let me know if what I note is your position. 
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Thks 

Dave 

David Clancy 
 
 
 
Clancy CPA & Company 
Professional Corporation 
 
NOTE OUR NEW ADDRESS 
 
710 - 110 Sheppard Avenue East 
Toronto  ON   M2N 6Y8 
 
clancy@clancyca.com  
416.322.7039 ext 27  
fax 416.322.5711  
 
 
On 12/8/2022 4:48 PM, Shared.Planning wrote: 

Dear David, 
  
As previously indicated, you have not filed a valid appeal within the time limit specified 
in the Municipal Government Act.   
  
The Subdivision & Development Appeal Board does not have jurisdiction to consider a 
late appeal and does not have any flexibility to waive the time limit for filing an 
appeal.  However, if, notwithstanding this, you want the Board to address the issue of 
the late appeal, then you must pay the appeal fee no later than 4 p.m. on December 9, 
2022.  If the appeal fee is paid, then a hearing will be scheduled at which time, the 
Board will address the issue of the late appeal.   
  
The fee payment of $250.00 can be made using a credit card over the telephone by 
phoning 403.678.1500 EXT.6 during office hours. 
Please have the following reference number to hand: PL20220278. 
Thank you. 
  
Kind regards, 
Louise 
  

 
Louise Bates|Clerk - Subdivision & Development Appeal Board 
Planning and Development|902-7 Avenue|T1W.1R4 
P: 403.678.8945|E: sdab@canmore.ca 
MailScanner has detected a possible fraud attempt from 
"can01.safelinks.protection.outlook.com" claiming to be www.canmore.ca/planning 
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The Town of Canmore is located within Treaty 7 territory, traditional territories and home of 
the Stoney Nakoda, Blackfoot, and Tsuut’ina Nations, as well as Zone 3 Metis. I am grateful to 
have the opportunity to live, work, and play in their territory and commit to the work of 
reconciliation. 
  
  
  

From: David Clancy (Clancy & Company) <clancy@clancyca.com>  
Sent: November 30, 2022 5:52 PM 
To: Shared.Planning <Shared.Planning@canmore.ca> 
Cc: Jerritt Cloney <jerritt.cloney@canmore.ca> 
Subject: Re: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc 
  
CAUTION: This email originated from outside of the organization. Do not click links or 
open attachments unless you recognize the sender and know the content is safe. 

Hi Louise: 

Okay sorry now I see what you are referring to, have to admit though the document I 
printed the lettering is so small bit of a challenge to read. 

I have checked my emails of Nov 17th and do not see anything, I do recall the Nov 21 
email and responded (after pulling out of our security system) with the intent to pay - if 
you could have noted the urgency (that I would have thought if such a big deal could 
have been noted) I would have prioritized it more. 

I do disagree with the "well outside the 21 day period" - I probably naively thought 
getting the document in was the important part, the fee a minor issue and seems now 
like just a "loop hole" to avoid the process and no real basis in law in your Municipal 
Government Act (today Nov 30th - I disagree that this fee is well out of the Nov 18th 
apparent deadline for the fee).    " Be accompanied" I would suggest is a pretty arbitrary 
statement, especially given I noted I was going to pay - as I asked someone to call so I 
could give Visa (and security # on back).  

With the result a person who wants to push through a "minor variance" that I do not 
believe is minor from the neighborhood or my direct point of view, avoids any challenge 
due to this minor issue on the timing of a payment. 

To summarize: 

1. Filed on time, before due date of Nov 18; 
2. Noted at the time for someone to contact me to pay fee by VISA, did not 

happen; 
3. I receive email on Nov 21, retrieved out of my security system on Nov 22, 

reminder for me to pay, though email noted no urgency to pay right away as 
this was late; 

4. I responded on Nov 22 and noted I would pay when your offices opened - 
unfortunately I forgot; 

5. I received your email Nov 28th that appeal dropped due to lack of payment. 
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This all does not make any sense to me and I would suggest an important matter is 
dropped for this reason is not appropriate. 

Dave 

David Clancy 
  
  
  
Clancy CPA & Company 
Professional Corporation 
  
NOTE OUR NEW ADDRESS 
  
710 - 110 Sheppard Avenue East 
Toronto  ON   M2N 6Y8 
  
clancy@clancyca.com  
416.322.7039 ext 27  
fax 416.322.5711  
  
  
On 11/30/2022 4:57 PM, Shared.Planning wrote: 

Dear David, 
  
Thank you for your email, the contents of which have been noted. 
  
You submitted your Notice of Appeal at 8:20 p.m. on 17th November, 
2022. We provided you with instructions on how to pay at 2:38 p.m. on 
17th November, 2022. We also followed up with you out of courtesy on 
21st November, 2022. 
  
Furthermore, page 2 of the Notice of Appeal Form explicitly states the 
following:  
  
“INSTRUCTIONS FOR FILING AN APPEAL 
THE NOTICE OF APPEAL FORM MUST: 
• Be received by the Subdivision and Development Appeal Board (SDAB) 
within 21 days of the written decision being made and sent out by the 
Development Authority or the Subdivision Authority as specified in the 
Municipal Government Act (MGA); 
• Be accompanied by the $250.00 filing fee, made payable to “Town of 
Canmore”; 
• State specific reasons for the appeal; and 
• Be signed by the appellant, or their acting agent. 
Please note: Appeals must be accompanied by the fee at the time of 
filing. Contact the Clerk at 403.678.1500 or at sdab@canmore.ca, to 
arrange payment 
if filing by email or fax.” 
  
The process and timeline for appeals is also outlined on our website 
here, where it is stated that “Any person initiating an appeal to the 
SDAB shall pay a fee of $250 at the time the appeal is submitted”. 
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It is unfortunate that your payment was not received and I do 
understand your frustration, however since we are well outside the 21-
day time period, this appeal is invalid and the matter regarding the 
appeal is closed. 
  
Kind regards, 
Louise 
  
  

From: David Clancy (Clancy & Company) <clancy@clancyca.com>  
Sent: November 29, 2022 4:31 PM 
To: Shared.Planning <Shared.Planning@canmore.ca> 
Cc: Jerritt Cloney <jerritt.cloney@canmore.ca> 
Subject: Re: Notice of Appeal - your file PL20220278 - 15 Pinewood 
Cresc 
  
CAUTION: This email originated from outside of the organization. Do 
not click links or open attachments unless you recognize the sender and 
know the content is safe. 

Louise: 

1. considering I asked someone to contact me to take VISA card 
the same day I filed the appeal, that did not happen not sure 
what I am suppose to do;  

2. please show me where says "$250 fee to be made within the 21 
day period" - I do not see that noted anywhere on the form you 
reference.  To then reference Section...that seems a bit much to 
expect! and 

3. None of your previous correspondence stated any urgency on 
the payment. 

Kind regards 

Dave 

David Clancy 
  
  
  
Clancy CPA & Company 
Professional Corporation 
  
NOTE OUR NEW ADDRESS 
  
710 - 110 Sheppard Avenue East 
Toronto  ON   M2N 6Y8 
  
clancy@clancyca.com  
416.322.7039 ext 27  
fax 416.322.5711  
  
  
On 11/29/2022 5:34 PM, Shared.Planning wrote: 

22



6

  
Hello David, 
  
In order for an appeal to be considered 
complete we require payment of the $250 
fee to be made within the 21 day period, 
in addition to submission of the 
completed Notice of Appeal form. This is 
as per the 'Instructions for filing an 
appeal' contained on the 2nd page of the 
Notice of Appeal Application Form. 
  
Since a complete appeal application was 
not received within the 21 day appeal 
window as outlined within Section 
686(1)(a)(i)(A) of the Municipal 
Government Act, the Town's position is 
that this appeal is invalid and cannot be 
heard by the SDAB. 
  
Kind regards, 
Louise 
  
  
-----Original Message----- 
From: David Clancy (Clancy & Company) 
<clancy@clancyca.com>  
Sent: November 22, 2022 7:26 AM 
To: Shared.Planning 
<Shared.Planning@canmore.ca> 
Cc: Jerritt Cloney 
<jerritt.cloney@canmore.ca> 
Subject: Re: Notice of Appeal - your file 
PL20220278 - 15 Pinewood Cresc 
  
CAUTION: This email originated from 
outside of the organization. Do not click 
links or open attachments unless you 
recognize the sender and know the content 
is safe. 
  
Louise - just pulled this out of our 
security system - will call later today 
during your office hours to make the 
payment. 
  
Dave 
  
David Clancy 
  
  
  
Clancy CPA & Company 
Professional Corporation 
  
NOTE OUR NEW ADDRESS 
  
710 - 110 Sheppard Avenue East 
Toronto  ON   M2N 6Y8 
  
clancy@clancyca.com 
416.322.7039 ext 27 
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fax 416.322.5711 
  
  
On 11/21/2022 10:29 AM, Shared.Planning 
wrote: 

Good morning David, 
  
I hope you had a lovely 
weekend. 
  
Just following up on the 
below. Please can you let me 
know once you have made 
payment, as we can't schedule 
an appeal hearing until 
payment has been received. 
  
Thank you & kind regards, 
Louise 
  
  
  
Louise Bates| Administrative 
Assistant Planning and 
Development|902-7  
Avenue|T1W.1R4 
https://can01.safelinks.prote
ction.outlook.com/?url=http%3
A%2F%2Fwww.c 
anmore.ca%2Fplanning&amp;data
=05%7C01%7Cshared.planning%40
canmore.ca%7 
Cbbefffbcd5dc4209f50208dacc95
8c74%7C5be4d9ec982245ed96d47d
162ffab3bd%7 
C1%7C0%7C638047239919655782%7
CUnknown%7CTWFpbGZsb3d8eyJWIj
oiMC4wLjAwMD 
AiLCJQIjoiV2luMzIiLCJBTiI6Ik1
haWwiLCJXVCI6Mn0%3D%7C3000%7C
%7C%7C&amp;s 
data=SlSmtVRI1mG0rNd03Ayfo49U
ungbBgw5rh94nFJLsZU%3D&amp;re
served=0 
  
The Town of Canmore is 
located within Treaty 7 
territory, traditional 
territories and home of the 
Stoney Nakoda, Blackfoot, and 
Tsuut'ina Nations, as well as 
Zone 3 Metis. I am grateful 
to have the opportunity to 
live, work, and play in their 
territory and commit to the 
work of reconciliation. 
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-----Original Message----- 
From: Shared.Planning 
<Shared.Planning@canmore.ca> 
Sent: November 17, 2022 2:38 
PM 
To: David Clancy (Clancy & 
Company) 
<clancy@clancyca.com> 
Cc: Jerritt Cloney 
<jerritt.cloney@canmore.ca> 
Subject: RE: Notice of Appeal 
- your file PL20220278 - 15 
Pinewood  
Cresc 
  
Hello David, 
  
Your Notice of Appeal has 
been received. 
  
The fee payment of $250.00 
can be made using a credit 
card over the telephone by 
phoning 403.678.1500 EXT.6 
during office hours. 
  
Please have the following 
reference number to hand: 
PL20220278 
  
Once the hearing date is 
scheduled we will let you 
know. 
  
Kind regards, 
Louise 
  
-----Original Message----- 
From: David Clancy (Clancy & 
Company) 
<clancy@clancyca.com> 
Sent: November 16, 2022 8:20 
PM 
To: Shared.Planning 
<Shared.Planning@canmore.ca> 
Cc: Jerritt Cloney 
<jerritt.cloney@canmore.ca> 
Subject: Notice of Appeal - 
your file PL20220278 - 15 
Pinewood Cresc 
  
CAUTION: This email 
originated from outside of 
the organization. Do not 
click links or open 
attachments unless you 
recognize the sender and know 
the content is safe. 
  
Dear SDAB - please find 
attached my appeal for the 
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above noted variance at 15 
Pinewood Cres. 
  
Please call me at 416 817-
7485 (cell phone) for the 
$250 filing fee. 
  
Also please let me know when 
the hearing date is set. 
  
Thks 
  
Dave 
  
  
  
David Clancy 
  
  
  
Clancy CPA & Company 
Professional Corporation 
  
NOTE OUR NEW ADDRESS 
  
710 - 110 Sheppard Avenue 
East 
Toronto  ON   M2N 6Y8 
  
clancy@clancyca.com 
416.322.7039 ext 27 
fax 416.322.5711 
  
  
  
  
  

  

 
--  
This message has been scanned for viruses and  
dangerous content by MailScanner, and is  
believed to be clean.  

 
--  
This message has been scanned for viruses and  
dangerous content by MailScanner, and is  
believed to be clean.  
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Notice of Preliminary Hearing Circulation Letters for PL20220278 

 

 Applicant Letter 
- Circulation Map 

 

 Appellant Letter 
- Circulation Map 

 

 Adjacent Landowner Letter 
- Context Map 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 

www.canmore.ca 

 
20-Dec-2022 

Our Reference: PL20220278 
 
 
Subdivision and Development Appeal Board Hearing 
 

Dear Sir/Madam 
 
This letter serves as notification that the following property is subject to a preliminary hearing to 
determine validity of appeal against an approval by the Canmore Development Authority.  
 
The appeal was received after the deadline for filing an appeal. This hearing is solely to determine the 
preliminary issue of whether the Subdivision and Development Appeal Board has jurisdiction to hear the 
appeal given that it was received outside the filing deadline. A hearing to deal with the merits of the 
appeal will be set for a later date only if the Subdivision Development Appeal Board decides that the 
appeal was filed in time. 
 
Development Permit – Detached Dwelling with Accessory Dwelling Unit (ADU) 
Address: 15 Pinewood Crescent 
Legal Description:  Lot 27, Block 3, Plan 7910758 
Appeal Matter: Preliminary hearing to determine validity of appeal against an approval by the 

Canmore Development Authority. 
 
Please be advised that the Subdivision & Development Appeal Board will hold a preliminary hearing 
on January 5, 2023 at 2:00 p.m. in-person at the Town of Canmore Civic Centre.  
 
As the Applicant, you have the opportunity to make a verbal presentation to the board and/or provide a 
written submission to the Board. Verbal / written presentations should relate solely to the preliminary 
issue of the validity of the appeal at this stage. 
 
In-Person:  Date: January 5, 2023 
 Time: 2:00 p.m. 
 Location: Council Chambers, Canmore Civic Centre, 902 7th Avenue, Canmore 
 

In-Writing:  Subject:  SDAB Preliminary Hearing – PL20220278 
 Deadline: 12:00 noon 
 Drop Off: Reception, Canmore Civic Centre, 902 7th Avenue, Canmore 
 Email: sdab@canmore.ca 
 
Please note: Any submissions received after the deadline will not be presented to the Board for review 
until at the hearing. Should a written submission include complex and/or extensive information, the Board 
may postpone the hearing to fully consider the submission. 
 
Any correspondence/comments provided will be part of the public record and may be released to the 
public.  
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Should you have any questions or require further information regarding this matter please contact the SDAB 
Clerk at 403.678.1500 or at sdab@canmore.ca.  
 
Kind regards, 
 

 
 
Louise Bates 
Clerk - Subdivision & Development Appeal Board 
 
CC: Tim Bardsley at Dentons Canada LLP 
 
Attachment: Circulation map 
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Circulation Map - 15 Pinewood Crescent 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 

www.canmore.ca 
 
20-Dec-2022 

Our Reference: PL20220278 
 
 
Subdivision and Development Appeal Board Hearing 
 

Dear Sir/Madam 
 
This letter serves as notification that the following property is subject to a preliminary hearing to 
determine validity of appeal against an approval by the Canmore Development Authority.  
 
The appeal was received after the deadline for filing an appeal. This hearing is solely to determine the 
preliminary issue of whether the Subdivision and Development Appeal Board has jurisdiction to hear the 
appeal given that it was received outside the filing deadline. A hearing to deal with the merits of the 
appeal will be set for a later date only if the Subdivision Development Appeal Board decides that the 
appeal was filed in time. 
 
Development Permit – Detached Dwelling with Accessory Dwelling Unit (ADU) 
Address: 15 Pinewood Crescent 
Legal Description:  Lot 27, Block 3, Plan 7910758 
Appeal Matter: Preliminary hearing to determine validity of appeal against an approval by the 

Canmore Development Authority. 
 
Please be advised that the Subdivision & Development Appeal Board will hold a preliminary hearing 
on January 5, 2023 at 2:00 p.m. in-person at the Town of Canmore Civic Centre.  
 
As the Appellant, you have the opportunity to make a verbal presentation to the board and/or provide a 
written submission to the Board. Verbal / written presentations should relate solely to the preliminary 
issue of the validity of the appeal at this stage. 
 
In-Person:  Date: January 5, 2023 
 Time: 2:00 p.m. 
 Location: Council Chambers, Canmore Civic Centre, 902 7th Avenue, Canmore 
 

In-Writing:  Subject:  SDAB Preliminary Hearing – PL20220278 
 Deadline: 12:00 noon 
 Drop Off: Reception, Canmore Civic Centre, 902 7th Avenue, Canmore 
 Email: sdab@canmore.ca 
 
Please note: Any submissions received after the deadline will not be presented to the Board for review 
until at the hearing. Should a written submission include complex and/or extensive information, the Board 
may postpone the hearing to fully consider the submission. 
 
Any correspondence/comments provided will be part of the public record and may be released to the 
public.  
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Should you have any questions or require further information regarding this matter please contact the 
SDAB Clerk at 403.678.1500 or at sdab@canmore.ca.  
 
 
Kind regards, 
 

 
 
Louise Bates 
Clerk - Subdivision & Development Appeal Board 
 
Attachment: Circulation map 
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Circulation Map - 15 Pinewood Crescent 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 

www.canmore.ca 
 
 

20-Dec-2022 
Our Reference: PL20220278 

 
Subdivision and Development Appeal Board Hearing 
 

Dear Sir/Madam 
 
This letter serves as notification that the following property is subject to a preliminary hearing to 
determine validity of appeal against an approval by the Canmore Development Authority.  
 
The appeal was received after the deadline for filing an appeal. This hearing is solely to determine the 
preliminary issue of whether the Subdivision and Development Appeal Board has jurisdiction to hear the 
appeal given that it was received outside the filing deadline. A hearing to deal with the merits of the 
appeal will be set for a later date only if the Subdivision Development Appeal Board decides that the 
appeal was filed in time. 
 
Development Permit – Detached Dwelling with Accessory Dwelling Unit (ADU) 
Address: 15 Pinewood Crescent 
Legal Description:  Lot 27, Block 3, Plan 7910758 
Appeal Matter: Preliminary hearing to determine validity of appeal against an approval by the 

Canmore Development Authority. 
 

Please be advised that the Subdivision & Development Appeal Board will hold a preliminary hearing 
on January 5, 2023 at 2:00 p.m. in-person at the Town of Canmore Civic Centre.  
 
As an adjacent property owner, or as a potentially affected person, you have the opportunity to attend the 
preliminary hearing, however you will not be able to make any verbal or written submission at this stage. 
 

In-Person:  Date: January 5, 2023 
 Time: 2:00 p.m. 
 Location: Council Chambers, Canmore Civic Centre, 902 7th Avenue, Canmore 
 
The preliminary hearing can also be viewed on our Livestream at https://canmore.ca/town-hall/boards-
committees/subdivision-development-appeal-board/sdab-agendas-board-orders 
 
Should you have any questions or require further information regarding this matter please contact the 
SDAB Clerk at 403.678.1500 or at sdab@canmore.ca.  
 
Kind regards, 
 

 
 
Louise Bates 
Clerk - Subdivision & Development Appeal Board 
 
Attachment: Context map
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CONTEXT MAP 
15 Pinewood Crescent 
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STAFF REPORT 

DATE OF HEARING: January 5, 2023 

PROPOSED DEVELOPMENT: Detached Dwelling with an Accessory Dwelling Unit (Attached) 

APPLICATION NUMBER:  PL20220278 

LEGAL DESCRIPTION: LOT 27, BLOCK 3, PLAN 7910758  

CIVIC ADDRESS:  15 Pinewood Crescent 

CURRENT USE(S): Undeveloped 

APPLICANT: Donna Harris  
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EXECUTIVE SUMMARY 

A Development Permit has been submitted for a new Single Detached Dwelling with an Attached Accessory 
Dwelling Unit (ADU) for 15 Pinewood Crescent, with two variances proposed. The Development Authority issued a 
Notice of Decision for the proposed development, commencing the 21-day appeal period as required by the 
Municipal Government Act (MGA). Within the 21-day appeal period, the Town received an incomplete appeal 
application, consisting of only the Notice of Appeal Application Form. Missing from the submission was the fee 
payment to file the appeal.  

As a complete notice of appeal was not received by the Town within the established appeal period, the Development 
Authority issued the Development Permit. Following the issuance of the Development Permit, payment for the 
appeal application was received (21 days after the appeal period ended). As a result, this matter is being referred to 
the Subdivision and Appeal Board (SDAB) by Administration to: 

i) Rule on the validity of the appeal received by the Town, and;
ii) Determine if an appeal hearing should be heard by the SDAB for PL20220278 on a later date.

BACKGROUND 
Municipal Government Act (MGA) 

The following sections are of relevance to the preliminary hearing of this appeal: 

Section 642(2), of the MGA states when a person applies for a development permit regulated by a land use bylaw 
the Development Authority may, if the application is complete in accordance with section 683.1, issue a development 
permit with or without conditions as provided for in the land use bylaw. 

Section 685(2) of the MGA states that in addition to an applicant under subsection (1), any person affected by an 
order, decision or development permit made or issued by a development authority may appeal the decision in 
accordance with subsection (2.1).  

(2.1) An appeal referred to in subsection (1) or (2) may be made… 

(b) in all other cases, to the subdivision and development appeal board.

Section 686(1) of the MGA states that a development appeal is commenced by filing a notice of the appeal, 
containing the reasons, with the board hearing the appeal 

(b) in the case of an appeal made by a person referred to in section 685(2), within 21 days after the date on
which the notice of the issuance of the permit was given in accordance with the land use bylaw.

Land Use Bylaw (LUB) 

Section 1.10.4.5 the LUB states that when an application for a Development Permit is approved for a Discretionary 
Use or for a Permitted Use in which a variance has been granted, the Development Authority shall: 

a. Provide a Notice of Decision to the applicant of the approval;

b. Require the applicant to post the Notice of Decision conspicuously for a period of not less than 21 days on
the property for which the application has been made;

c. Publish a Notice of Decision in a local newspaper;

d. State the procedure for any appeal and the date the appeal period expires, which shall be 21 days following
the Notice of Decision being posted on the property; and

e. Issue a Development Permit after the appeal period has expired, subject to any additional amendments or
information that may be required for submittal and review by the Development Authority.

TIMELINE OF EVENTS 

1. On October 27th, 2022, the Development Authority emailed the Applicant the Notice of Decision and Schedule
A, approving the proposed development with conditions. The applicant provided photographs of the Notice of
Decision being posted on the property at 15 Pinewood Crescent on the same day (see Attachment I - Notice of
Decision Property Posting Confirmation)

2. On November 16th, 2022, a completed Notice of Appeal Application Form was received by the SDAB Clerk,
absent of any fee payment for the appeal.

3. On November 17th, 2022, the SDAB Clerk provided the potential appellant with instructions on how to submit
payment to the Town. No response received.

4. On November 29th, 2022, the Development Authority issued the Development Permit (See Attachment 2).

5. On December 9th, 2022, payment is received from appellant.

PLANNING DEPARTMENT POSITION 

The LUB specifies that the 21-day Appeal Period begins “21 days following the Notice of Decision being posted on 
the property”. By this criterion, the appeal period for PL20220278 was from October 27th, 2022 concluded 
November 17th, 2022. While the notice of appeal form was submitted to the Town on November 16th, 2022 (within 
the 21-day appeal period), the required fee did not meet the same deadline and was submitted on December 9th, 
2022; 21 days after the appeal period ended. As a result, the Town’s position is that a complete appeal application, 
which is to include payment at the time of submission, was not filed in accordance with the requirements of the 
MGA and as specified in the Town of Canmore Notice of Appeal Application Form (See Attachment 3). 
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OPTIONS FOR CONSIDERATION 
Administration proposes that the SDAB consider the following options: 

1. Reject the requested Appeal.
2. Deem the appeal application submission to be valid and hold an appeal hearing (to be scheduled for a

later date).
3. Postpone the decision for determining the validity of the Appeal, pending submission of any additional

details requested by SDAB.

RECOMMENDATION 

Administration recommends that the SDAB REJECT the request to hear an appeal for PL20220278 and deem that a 
valid appeal was not filed in accordance with the requirements of the MGA and Notice of Appeal Application Form 
requirements. 

ATTACHMENTS 

1. Notice of Decision Property Posting Confirmation
2. Development Permit Issued to Applicant
3. Town of Canmore Notice of Appeal Application Form

Marcus Henry 
Supervisor, Planning and 
Development 

Jerritt Cloney 
Planning Technician 
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Pictures received via email Thursday October 27, 2022 at 2:09 PM 

ATTACHMENT 1
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Pictures received via email Thursday October 27, 2022 at 2:09 PM 
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ATTACHMENT 2
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NOTICE OF APPEAL 
Application Form 

Town of Canmore | 902 - 7th Avenue, Canmore, Alberta, T1W 3K1 
P: 403.678.1500 | Fax: 403.678.1534 | www.canmore.ca 

Last Updated: April 2021 

To help expedite processing your application, the submission of this form using the fillable fields is greatly appreciated. 

PROPERTY INFORMATION 
Municipal Address Development Permit/Subdivision Application File Number 

APPELLANT INFORMATION 
Name of Appellant Agent Name (If applicable) 

Mailing Address (for notification purposes) 

City Province Postal Code 

Phone Number (Day) Email 

     The appellant/agent, gives authorization for electronic communication by the Clerk, using the email provided on this Notice of Appeal 

APPEAL AGAINST (Check one box only. For multiple appeals you must submit separate Notice of Appeal forms) 
Development Permit Subdivision Application Stop Order 
     Approval 
     Conditions of Approval 
     Refusal 

     Approval 
     Conditions of Approval 
     Refusal 

     Stop Order 

REASONS FOR APPEAL Section 678 and 686 of the Municipal Government Act requires that the written Notice of Appeal must contain specific reasons for the appeal. 
I do hereby appeal the decision of the Subdivision/Development Authority for the following reasons (attach a separate page if required) 

FOIP Notification: This personal information is being collected under the authority of the Municipal Government Act (MGA) and the Freedom of Information and Protection 
of Privacy Act (FOIP) and is managed in accordance with the provisions of FOIP.  If you have any questions about the collection of your personal information, contact the 
Municipal Records Officer at municipal.clerk@canmore.ca. Please note, the Municipal Clerk’s Office should only be contacted regarding FOIP inquires.  

Signature of appellant/agent Date (MM/DD/YYYY) 

FOR OFFICE USE ONLY 
Fee Paid 
     Yes    No 

Date appeal received Final date of appeal Hearing Date/Time 
      2 P.M.     Evening 

 

  

ATTACHMENT 3
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NOTICE OF APPEAL 
Application Form 

Town of Canmore | 902 - 7th Avenue, Canmore, Alberta, T1W 3K1 
P: 403.678.1500 | Fax: 403.678.1534 | www.canmore.ca 

Last Updated: April 2021 

INSTRUCTIONS FOR FILING AN APPEAL 
THE NOTICE OF APPEAL FORM MUST: 

• Be received by the Subdivision and Development Appeal Board (SDAB) within 21 days of the written decision being made and sent out by the
Development Authority or the Subdivision Authority as specified in the Municipal Government Act (MGA);

• Be accompanied by the $250.00 filing fee, made payable to “Town of Canmore”;
• State specific reasons for the appeal; and
• Be signed by the appellant, or their acting agent.

Please note: Appeals must be accompanied by the fee at the time of filing. Contact the Clerk at 403.678.1500 or at sdab@canmore.ca, to arrange payment 
if filing by email or fax. 

Filing the Appeal: In-person or mail: 
Town of Canmore 
Subdivision and Development Appeal Board 
902 7th Avenue 
Canmore AB T1W 3K1 

Email: 
sdab@canmore.ca 

Fax: 
403.678.1534 

Payment: Appeal fees may be paid by cheque payable to the Town of Canmore upon submission. 
Payment can also be made in-person by debit, VISA or MasterCard at the Civic Centre located at: 
902 7th Avenue, Canmore AB. 

Business hours are 8:30 a.m. to 4:30 p.m. Monday to Friday. 

Refund: A refund of the appeal fee will only be granted if the appeal is withdrawn prior to the scheduling of the hearing. No refunds can be 
made once a hearing is held, regardless of the appeal outcome.  

For further information regarding appeal deadlines, fee payment options, or the appeal process, please go to our website at www.canmore.ca/sdab 

WHAT IS THE SUBDIVISION AND DEVELOPMENT APPEAL BOARD (SDAB)? 
The SDAB is a quasi-judicial authority (similar to a judge) that is made of public members who are appointed by Council. The board consists of between five 
and seven members. Only one member shall be a member of Council.  

The SDAB makes decisions on appeals related to Stop Orders and decisions made with respect to development permits and subdivision applications. When 
considering appeals, the SDAB owes a duty of fairness to participants in the hearing process. 

WHO CAN FILE AN APPEAL? 
Subdivision appeals:  
The applicant (or agent) can file an appeal if their application for subdivision has been: 

• Refused;
• Approved with conditions unacceptable to them;

OR
• If a subdivision authority fails or refuses to make a decision within 60 days of application being deemed complete by the file manager.

The decision of a subdivision authority may be appealed by the applicant (or agent), Town Council, provincial government department or a school board. 

Development permit appeals:  
The applicant (or agent) can file an appeal if their application has been: 

• Refused;
• Approved with conditions unacceptable to them;
• Issued a stop order;

OR
• A party will be affected by a new development or new use of a property;
• If the Development Authority fails or refuses to make a decision within 40 days of the application being deemed complete by the file manager.

WHAT IS THE TIME LIMIT FOR FILING AN APPEAL? 
The MGA sets out timelines within which appeals to the SDAB must be filed. If an appeal is filed outside of the time required by the MGA, the SDAB does not 
have jurisdiction to hear the appeal.  

Subdivision appeals: Appeals are allowed within 14 days after receipt of the written decision of the Subdivision Authority (SA). 

Development permit appeals: MGA s. 686 provides that appeals must be made within 21 days of; 
a) the date of the written decision on the application, or
b) the date of the deemed refusal.

Stop order appeals: Appeals are allowed within 21 days of the date on which the Stop Order was made. 

WHAT IS THE FEE TO FILE AN APPEAL?
The fee to file a Notice of Appeal is $250 and must be submitted as part of your appeal. Payment can be made by cheque made out to “Town of Canmore”, or 
can be made in-person by debit, VISA or MasterCard at the Civic Centre located at 902 7th Avenue. Business hours are 8:30 a.m. - 4:30 p.m. Monday to Friday. 

HEARING PROCEDURE 
Once the Town of Canmore has received the Notice of Appeal and the applicable fees have been processed, a hearing date is set. The SDAB must hold a 
hearing within 30 calendar days after receipt of a Notice of Appeal. 

TIME OF THE HEARING 
The Town of Canmore SDAB holds their hearings on weekdays at 2 p.m. Please inform the Clerk upon submission of your appeal, if this timing will absolutely 
not work for you, in which case an alternative time may be scheduled. 

43

http://www.canmore.ca/
mailto:sdab@canmore.ca
mailto:sdab@canmore.ca
http://www.canmore.ca/sdab


NOTICE OF APPEAL 
Application Form 

Town of Canmore | 902 - 7th Avenue, Canmore, Alberta, T1W 3K1 
P: 403.678.1500 | Fax: 403.678.1534 | www.canmore.ca 

Last Updated: April 2021 

BEFORE THE HEARING 
The Clerk is required to give at least 5 days’ notice in writing of the hearing to: 

• the appellant;
• the development authority whose order, decision or development permit is subject to appeal;
• those owners required to be notified under the Land Use Bylaw; and
• any other person that the SDAB considers to be affected by the appeal and should be notified.

Prior to the hearing, the SDAB must make available for public review, all relevant documents and materials with respect to the appeal, including the application 
for the development permit, the decision and the notice of appeal, or the stop order.  

DURING THE HEARING 
At the hearing, the SDAB must hear: 

• the appellant or any person acting on behalf of the appellant (agent);
• the Subdivision Authority or the Development Authority (as applicable);
• any other person who was given notice of the hearing, and who wishes to be heard, or a person acting on behalf of that person; and
• any person who claims to be affected by the order, decision or permit and that the SDAB agrees to hear.

The person who files the appeal is expected to give a verbal presentation to the SDAB (a written and/or visual presentation is also permitted). Prior to the 
hearing, the Clerk will advise of the deadline for any submission to the SDAB. 
All documents submitted and presented become public documents.  

Some suggestions for preparing your presentation for the SDAB: 
• Determine the relevant planning issues associated with the appeal;
• prepare a clear, concise and logical written presentation;
• review the contents of the SDAB hearing package provided by the Clerk; and
• avoid the inclusion of non-relevant issues that are outside the Boards jurisdiction and cannot be considered, such as business competition, comments

regarding someone’s character, financial impact on the applicant, financial status of the applicant, and whether the development is occupied by renters
or owners.

Note that the SDAB is not bound by previous decisions and will not hear arguments about precedent. 

AFTER THE HEARING 
The SDAB must give its decision in writing together with reasons for the decision within 15 days after concluding the hearing. Appeals of the SDAB decision 
are to the Court of Appeal and are limited to matters of law or jurisdiction. 

POSTPONEMENT OR NOT ATTENDING YOUR HEARING 
You may submit a written request to postpone your hearing, including the reasons for the request, either to the Board at the time of the hearing or to the 
Clerk prior to the hearing. Hearings will only be postponed at the discretion of the Board. 

If you are not in attendance when your appeal is called, the SDAB may proceed without you. 

WITHDRAWAL OF YOUR APPEAL 
Written withdrawal must be submitted to the Clerk as soon as possible to help the Board and municipality use its resources effectively. Note that a refund of 
the appeal fee shall only be granted if the appeal is withdrawn prior to the scheduling of the hearing.  
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Written submissions received in support of the validity of the appeal against 
PL20220278 

 

Please be advised that the following written submission was received from the appellant: David Clancy.  

As this is a preliminary hearing to determine the validity of the appeal, there will not be any submissions 
from the public. 
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Louise Bates

From: David Clancy (Clancy & Company) <clancy@clancyca.com>
Sent: December 29, 2022 10:54 AM
To: Shared.Planning
Cc: Shared.Planning
Subject: Re: {Disarmed} RE: INFO: SDAB Appeal Hearing - PL20220278 - 15 Pinewood Crescent
Attachments: canmore SDAB - 15 Pinewood.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 

Louise, hopefully your holidays are going well - attached is my submission to the Board on the validity of the appeal. 

Please let me know for the January 5th meeting, if  a "in person" opportunity to observe can happen by "Zoom" or some 
other method. 

Thanks 

Dave  

David Clancy 
 
 
 
Clancy CPA & Company 
Professional Corporation 
 
NOTE OUR NEW ADDRESS 
 
710 - 110 Sheppard Avenue East 
Toronto  ON   M2N 6Y8 
 
clancy@clancyca.com  
416.322.7039 ext 27  
fax 416.322.5711  
 
 
On 12/22/2022 11:11 AM, Shared.Planning wrote: 

Hello David, 
  
Apologies, there was an error in the letter attached to my previous email. 
  
The deadline for sending in written submissions is 12 noon on December 29, 2022. 
  
Happy Holidays! 
  
Kind regards, 
Louise 
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From: Shared.Planning <Shared.Planning@canmore.ca>  
Sent: December 22, 2022 8:41 AM 
To: David Clancy (Clancy & Company) <clancy@clancyca.com> 
Subject: INFO: SDAB Appeal Hearing - PL20220278 - 15 Pinewood Crescent 
  
Hello, 
  
Please be advised that a preliminary hearing for 15 Pinewood Crescent will be heard by the SDAB on 
Thursday, January 5, 2023, at 2:00 p.m. This meeting will be held in-person at the Town of Canmore 
Civic Centre. 
  
Attached to this email you will find a copy of the following: 
  

1. Applicant Notification Letter 
2. Circulation Map showing adjacent landowners that were notified 

  
  
Kind regards, 
Louise 
  
  

 
Louise Bates|Clerk - Subdivision & Development Appeal Board 
Planning and Development|902-7 Avenue|T1W.1R4 
P: 403.678.1500|E: sdab@canmore.ca 
MailScanner has detected a possible fraud attempt from "can01.safelinks.protection.outlook.com" 
claiming to be www.canmore.ca/planning 
  
The Town of Canmore is located within Treaty 7 territory, traditional territories and home of the Stoney Nakoda, 
Blackfoot, and Tsuut’ina Nations, as well as Zone 3 Metis. I am grateful to have the opportunity to live, work, 
and play in their territory and commit to the work of reconciliation. 
  
  
 
--  
This message has been scanned for viruses and  
dangerous content by MailScanner, and is  
believed to be clean.  
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David Clancy 
7992 5th Sideroad 
Tottenham, Ontario LOG lWO Via email sdab@canmore.ca 

Dear Subdivision and Development Appeal Board: 

Re: SDAB Preliminary Hearing - PL20220278, at 2:00pm January 5,2023 

This correspondence is being prepared to provide a written submission per a email dated December 22, 
2022 provided by Louise Bates, with official notice dated December 20, 2022, with details on the SDAB 
Preliminary Hearing to assess the validity of the appeal and how to provide a written submission. The 
validity presumably based on the $250 fee that was late (as the actual appeal documents were on time). 

In this regard, please note the following (attached is an email string (Attachment 1) between myself and 
Louise from November 17th to December 9th, that notes many of the following points, but hopefully in 
an easier to read format): 

1.	 Email of November 16, 2022 (Attachment 2), from myself, noting that my appeal was sent and 
request for someone to call me to pay the $250 fee. The reason why I asked for a call was on 
the application form it states "payment can be made by cheque ...or can be made in-person by 
debit, VISA, or Mastercard at the Civic Centre located at .... Business hours... This notes no 
reference to calling a phone # to pay, thus the reason for my request for someone to call me. 
Interestingly, if I had mailed a cheque on November 17th, we probably would not be having this 
issue though, undoubtedly, the cheque would likely not have arrived and been deposited 
before the actual received date, of my VISA payment at December 9th (that would have been 
received on Nov 30th if she had not sent the email stating this "appeal invalid", barely outside 
the 21 day rule)); 

2.	 Small clarification - in Louise email of Nov 30th she states "you submitted your Notice of Appeal 
at 8:20 pm on 17th November 2022. We provided you instructions on how to pay at 2:38 
November 17th...Obviously the date of filing was Nov 16th not 17th; 

3.	 The previous email of Nov 21st requesting payment; though my plan was to pay - I retrieved 
this out of our work security system at 7:26 a.m. the next day (plus the previous notice sent 
back on Nov 17, as part of this email) and noted back my intent to call back during Canmore 
office hours. I forgot, but to my defense, the email sent Nov 21st from Louise did not note any 
urgency. If a sense of urgency was noted I surely would have ensured I called that day to make 
payment over phone. 

To restate the summary of my November 30, 2022 email (in Attachment 1): 

I.	 Filed on time, before due date of Nov 18; 
2.	 Noted at the time for someone to contact me to pay fee by VISA, did not happen; 
3.	 I receive email on Nov 21, retrieved out of my company security system on Nov 22, reminder for 

me to pay, though email noted no urgency to pay right away as this was late; 
4.	 I responded on Nov 22 and noted I would pay when your offices opened - unfortunately I forgot; 
5.	 I received your email Nov 28th that appeal dropped due to lack of payment. 
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To further summarize what I stated in the above email, "this does not make any sense to me and I would 
suggest an important matter is dropped for this reason (late by a few days on a fee that no urgency was 
noted in any correspondence) is not appropriate. 

Given that the Appeals Board is now hearing an appeal to the validity of my appeal (filed on time) is 
encouraging to me. Hopefully the Board will see that the late payment was not significantly late and 
there was no intent to not pay and will thus deem the original appeal to this important matter filed "on 
time". 

Respectfully submitted, 

David Cia ncy 
Owner - 14 Pinewood Crescent, Canmore 

With 2 Attachments 

cc: shared.planning@canmore.ca 
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Notice of Appeal- your file PL20220278 - 15 Pinewood Cresc imap://ciancy2%40lis2000%2Enet@mail.scom.ca:143/fetch%3... 

Subject: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc 
From: "David Clancy (Clancy & Company)" <c1ancy@c1ancyca.com> 
Date: 11/16/2022, 10:19 PM 
To: sdab@canmore.ca 
CC: Jerritt Cloney <jerritt.c1oney@canmore.ca> 

Dear SDAB - please find attached my appeal for the above noted variance at 15 Pinewood Cres.
 

Please call me at 416 817-7485 (cell phone) for the $250 filing fee.
 

Also please let me know when the hearing date is set.
 

Thks
 

Dave
 

David Clancy
 

Clancy CPA &Company 
Professional corporation 

NOTE OUR NEW ADDRESS 

710 - 110 Sheppard Avenue East 
Toronto ON M2N 6Y8 

.~lil.Il~'i@i;;Ji3f)i;;Y1:.i'l.~_QI)l 
416.322.7039 ext 27 
fax 416.322.5711 

- Attachments: ----------------------------------------------------.---..._ ..~--- --._---.-..---.------.--._....._----_.._.....-._.-.-----_._-_.--

751 KB 

1 of 1 11/16/2022,10:19 PM 
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Re: {Disarmed} RE: Notice of Appeal- your file PL20220278 - 15 P... imap:// clancy20/040lis20000/02Enet@mail.scom.ca:143/fetch0/03... 

Subject: Re: {Disarmed} RE: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc
 
From: "David Clancy (Clancy & Company)" <c1ancy@c1ancyca.com>
 
Date: 12/9/2022,5:29 PM
 
To: "Shared.Planning" <shared.planning@canmore.ca>
 

Hi Louise just called the # and extension at 3:27 your time, to pay the fee - the message was "no one available please leave a
 

message..." - which I did, noting reason for the call and quoted the reference # below.
 

David Clancy 

Clancy CPA & Company 
Professional Corporation 

NOTE OUR NEW ADDRESS 

710 - 110 Sheppard Avenue East 
Toronto ON M2N 6YB 

c1ancy@c1ancyca.com 
416.322.7039 ext 27 
fax 416.322.5711 

On 12/8/20228:06 PM, David Clancy (Clancy & Company) wrote: 

Hi Louise - I am a bit confused. Are you saying if I refile everything (or just make the payment by 4 tomorrow) and pay the fee 
tomorrow then my appeal will be heard? 

If that is the case I will do this tomorrow. Please let me know if what I note is your position. 

Thks 

Dave 

David Clancy 

clancy CPA & Company 
Professional Corporation 

NOTE OUR NEW ADDRESS 

710 - 110 Sheppard Avenue East 
Toronto ON M2N 6YB 

c1ancy@c1ancyca.co~ 

416.322.7039 ext 27 
fax 416.322.5711 

On 12/8/20224:48 PM, Shared.Planning wrote: 

Dear David, 

As previously indicated, you have not filed a valid appeal within the time limit specified in the Municipal Government Act. 

The Subdivision & Development Appeal Board does not have jurisdiction to consider a late appeal and does not have any flexibility to waive 
the time limit for filing an appeal. However, if, notwithstanding this, you want the Board to address the issue of the late appeal, then you must 
pay the appeal fee no later than 4 p.m. on December 9, 2022. If the appeal fee is paid, then a hearing will be scheduled at which time, the 
Board will address the issue of the late appeal. 

The fee payment of $250.00 can be made using a credit card over the telephone by phoning 403.678.1500 EXT.6 during office hours.
 
Please have the following reference number to hand: PL20220278.
 
Thank you.
 

1of6 12/9/2022,5:30 PM 
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Re: {Disarmed} RE: Notice of Appeal- your file PL20220278 - 15 P... imap://clancy2%40lis2000%2Enet@mail.scom.ca:143/fetch%3... 

Kind regards, 

Louise 

~ 
CANMORE 

Louise Bates IClerk - Subdivision & Development Appeal Board 
Planning and DevelopmentI902-7 Avenue ITlW.1R4 
P: 403.678.8945 IE: sdab@canmore.ca 
MaiiScanner has detected a Rossible fraud attemj:lt from "canOl.safelinks.Rrotection.outlook.com" claiming to be www.canmore.calRlanning 

The Town of Canmore is located within Treaty 7 te"itory, traditional te"itories and home of the Stoney Nakada, Blaclc/oot, and Tsuut'ina Nations, as well 
as Zane 3 Metis. I am grateful to hove the opportunity to live, work, and play in their te"itory and commit to the work ofrecanciliation. 

From: David Clancy (Clancy & Company) <clancy@c1ancyca.com>
 

Sent: November 30, 2022 5:52 PM
 
To: Shared.Planning <Shared.Planning@canmore.ca>
 
Cc: Jerritt Cloney :<;jerritt.c1oney@canmore.ca>
 
Subject: Re: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the sender and 

know the content is safe. 

Hi Louise: 

Okay sorry now I see what you are referring to, have to admit though the document I printed the lettering is so small bit of 
a challenge to read. 

I have checked my emails of Nov 17th and do not see anything, I do recall the Nov 21 email and responded (after pulling 
out of our security system) with the intent to pay - if you could have noted the urgency (that I would have thought if such a 
big deal could have been noted) I would have prioritized it more. 

1do disagree with the "well outside the 21 day period" -I probably naively thought getting the document in was the 
important part, the fee a minor issue and seems now like just a "loop hole" to avoid the process and no real basis in law in 
your Municipal Government Act (today Nov 30th - I disagree that this fee is well out of the Nov 18th apparent deadline for 
the fee). "Be accompanied" 1would suggest is a pretty arbitrary statement, especially given I noted I was going to pay
as I asked someone to call so I could give Visa (and security # on back). 

With the result a person who wants to push through a "minor variance" that I do not believe is minor from the 
neighborhood or my direct point of view, avoids any challenge due to this minor issue on the timing of a payment. 

To summarize: 

1. Filed on time, before due date of Nov 18; 
2. Noted at the time for someone to contact me to pay fee by VISA, did not happen; 
3. I receive email on Nov 21, retrieved out of my security system on Nov 22, reminder for me to pay, though email noted no urgency to 

pay right away as this was late; 

4. I responded on Nov 22 and noted I would pay when your offices opened - unfortunately I forgot; 
5. I received your email Nov 28th that appeal dropped due to lack of payment. 

This all does not make any sense to me and I would suggest an important matter is dropped for this reason is not 
appropriate. 

Dave 

David clancy 

Clancy CPA & Company 

20f6 12/9/2022,5:30 PM 
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Re: {Disarmed} RE: Notice of Appeal- your file PL20220278 - 15 P... imap://clancy2%40lis20000/02Enet@mail.scom.ca:143/fetch%3... 

Professional Corporation 

NOTE OUR NEW ADDRESS 

710 - 110 Sheppard Avenue East 
Toronto ON M2N 6YB 

clancy@clancyca.com 
416.322.7039 ext 27 
fax 416.322.5711 

On 11/30/20224:57 PM, Shared.Planning wrote: 

Dear David, 

Thank you for your email, the contents of which have been noted. 

You submitted your Notice of Appeal at 8:20 p.m. on 17th November, 2022. We provided you with instructions on how to pay at 

2:38 p.m. on 17th November, 2022. We also followed up with you out of courtesy on 21st November, 2022. 

Furthermore, page 2 of the Notice of Appeal Form explicitly states the following: 

"INSTRUCTIONS FOR FILING AN APPEAL
 

THE NOTICE OF APPEAL FORM MUST:
 
• Be received by the Subdivision and Development Appeal Board (SDAB) within 21 days of the written decision being made and 

sent out by the 
Development Authority or the Subdivision Authority as specified in the Municipal Government Act (MGA); 

• Be accompanied by the $250.00filing fee, made payable to "Town of Canmore"; 
• State specific reasons for the appeal; and 
• Be signed by the appellant, or their acting agent.
 
Please note: Appeals must be accompanied by the fee at the time offiling. Contact the Clerk at 403.678.1500 or at
 
sdab@canmore.ca, to arrange payment
 

iffiling by email or fax."
 

The process and timeline for appeals is also outlined on our website here, where it is stated that "Any person initiating an appeal 

to the SDAB shall pay a fee of$250 at the time the appeal is submitted". 

It is unfortunate that your payment was not received and I do understand your frustration, however since we are well outside the 
21-day time period, this appeal is invalid and the matter regarding the appeal is closed. 

Kind regards,
 
Louise
 

From: David Clancy (Clancy & Company) <c1anc~'r'ca.com>
 

Sent: November 29, 20224:31 PM
 
To: Shared. Planning <Shared.Planning@canmore.ca>
 
Cc: Jerritt Cloney <ierritt.c1oney~canmore.ca>
 

Subject: Re: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize 
the sender and know the content is safe. 

Louise: 

1. considering I asked someone to contact me to take VISA card the same day I filed the appeal, that did not happen not sure 
what I am suppose to do; 

2. please show me where says "$250 fee to be made within the 21 day period" - I do not see that noted anywhere on the 
form you reference. To then reference Section...that seems a bit much to expect! and 

3. None of your previous correspondence stated any urgency on the payment. 

Kind regards 

Dave 

David Clancy 

30f6 12/9/2022,5:30 PM 
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Re: {Disarmed} RE: Notice of Appeal- your file PL20220278 - 15 P... imap: / / clancy2%40lis2000%2Enet@mail.scom.ca:143/fetch%3... 

Clancy CPA & Company
 
Professional Corporation
 

NOTE OUR NEW ADDRESS 

710 - 110 Sheppard Avenue East
 
Toronto ON M2N 6YB
 

clancy@clancyca.com
 
416.322.7039 ext 27
 
fax 416.322.5711
 

On 11/29/2022 5:34 PM, Shared.Planning wrote: 

Hello David, 

In order for an appeal to be considered complete we require payment of the $250 fee to be made with 

Since a complete appeal application was not received within the 21 day appeal window as outlined wi 

Kind regards,
 
Louise
 

-----Original Message----
From: David Clancy (Clancy & Company) <clancy@clancyca.com>
 
Sent: November 22, 2022 7:26 AM
 
To: Shared. Planning <Shared.Planning@canmore.ca>
 
Cc: Jerritt Cloney <jerritt.cloney@canmore.ca>
 
Subject: Re: Notice of Appeal - your file PL2022027B - 15 Pinewood Cresc
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachm
 

Louise - just pulled this out of our security system - will call later today during your office hou
 

Dave
 

David Clancy
 

Clancy CPA & Company
 
Professional Corporation
 

NOTE OUR NEW ADDRESS
 

710 - 110 Sheppard Avenue East
 
Toronto ON M2N 6y8
 

clancy@clancyca.com
 
416.322.7039 ext 27
 
fax 416.322.5711
 

On 11/21/2022 10:29 AM, Shared. Planning wrote: 

Good morning David, 

I hope you had a lovely weekend. 

Just following up on the below. Please can you let me know once you have made payment, as we c 

Thank you & kind regards,
 
Louise
 

Louise Batesl Administrative Assistant Planning and Development I 902-7 
Avenue\TIW.1R4 
https:/lcan01.safe1inks.protection.outlook.com/?url~http%3A%2F%2Fwww.c 

anmore.ca%2Fplanning&amp;data-05%7C01%7Cshared.planning%40canmore.ca%7 
Cbbefffbcd5dc4209f50208dacc958c74%7C5be4dgec982245ed96d47d162ffab3bd%7 
C1%7CO%7C638047239919655782%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMD 
AiLCJQIjoiV21uMzIiLCJBTiI6Ik1haWwiLCJXVCI6MnO%3D%7C3000%7C%7C%7C&amp;s 
data=SlSmtVRllmGOrNd03Ayfo49UungbBgw5rh94nFJLsZU%3D&amp;reserved=O 

of6 12/9/2022.5:30 PM 
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Re: {Disarmed} RE: Notice of Appeal- your file PL20220278 - 15 P... imap://clancy2%40lis2000%2Enet@mail.scom.ca:143/fetch0/03... 

The Town of Canmore is located within Treaty 7 territory, traditional territories and horne of 

-----original Message----
From: Shared. Planning <Shared.Planning@canmore.ca> 
Sent: November 17, 2022 2:38 PM 
To: David Clancy (Clancy & Company) <clancy@clancyca.com> 
Cc: Jerritt Cloney <jerritt.cloney@canmore.ca> 
Subject: RE: Notice of Appeal - your file PL20220278 - 15 Pinewood 
Cresc 

Hello David,
 

Your Notice of Appeal has been received.
 

The fee payment of $250.00 can be made using a credit card over the telephone by phoning 403.6
 

Please have the following reference number to hand: PL20220278
 

Once the hearing date is scheduled we will let you know.
 

Kind regards,
 
Louise 

-----Original Message----
From: David Clancy (Clancy & Company) <clancy@clancyca.com> 
Sent: November 16, 2022 8:20 PM 
To: Shared. Planning <Shared.Planning@canmore.ca> 
Cc: Jerritt Cloney <jerritt.cloney@canmore.ca>
 
Subject: Notice of Appeal - your file PL20220278 - 15 Pinewood Cresc
 

CAUTION: This email originated from outside of the organization. Do not click links or open at
 

Dear SDAB - please find attached my appeal for the above noted variance at 15 Pinewood Cres.
 

Please call me at 416 817-7485 (cell phone) for the $250 filing fee.
 

Also please let me know when the hearing date is set.
 

Thks
 

Dave
 

David Clancy
 

Clancy CPA & Company 
Professional corporation 

NOTE OUR NEW ADDRESS 

710 - 110 Sheppard Avenue East 
Toronto ON M2N 6Y8 

clancy@clancyca.com
 
416.322.7039 ext 27
 
fax 416.322.5711
 

This message has been scanned for viruses and 
dangerous content by MaiiScanner, and is 
believed to be clean. 

50f6 12/9/2022,5:30 PM 
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Re: {Disarmed} RE: Notice of Appeal- your file PL20220278 - 15 P... imap://clancy2%40lis2000%2Enet@mail.scom.ca:143/fetch%3... 

This message has been scanned for viruses and 
dangerous content by MaiiScanner, and is 
believed to be clean. 

6of6 12/9/2022,5:30 PM 
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Written submissions received in non-support of the validity of the appeal 
against PL20220278 

 

Please be advised that the following written submission was received from Timothy Bardsley of Dentons 
LLP on behalf of the applicants: Donna & Robert Harris.  

As this is a preliminary hearing to determine the validity of the appeal, there will not be any submissions 
from the public. 
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Louise Bates

From: tim bardsley (Tim) 
Sent: December 29, 2022 10:16 AM
To: Shared.Planning
Cc: Marcus Henry; Tim Bardsley
Subject: PL2022-0278 15 Pinewood Crescent SDAB January 5, 2023 @:00 pm
Attachments: Submission - Harris[16].pdf

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 
 Please find attached the written submission of Robert and Donna Harris, the Respondents in this appeal. We are by 
copy of this email providing this to Town Staff. We do not have an electronic address for the Appellant, who we 
understand to reside out of Province, so we cannot copy this to him. 
 
Please confirm receipt by return, and please also advise as to when the agenda will be posted on the website. 
 
Thank You 
 
Happy New Year 
 
Timothy Bardsley Dentons LLP Counsel for Robert and Donna Harris, the Respondents in this appeal. 
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SDAB Appeal Hearing 

PL20220182 
500 Bow Valley Trail 
Lot 1, Block 7, Plan 0512461 
Mixed Use Building containing: 1 unit Wholesale Sales with Warehouse, 21 units of Common Amenity 
Housing and 3 units of Employee Housing 
Appeal against an approval by the Canmore Development Authority. 
 
 
Notice of Appeal & written submission from the Appellant: Melissa Yarmoloy 
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Louise Bates

From: Melissa Yarmoloy 
Sent: December 8, 2022 4:15 PM
To: Shared.Planning
Cc: canmorecamping@gmail.com
Attachments: 2022 appeal 500 BVT.docx; Appeal 500 BVT.pdf

Follow Up Flag: Follow up
Flag Status: Completed

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 
Hi Louise,   
 
Here is a copy of the submitted appeal. A physical copy was left with Paul at the front desk along with the associated 
fee,  
 
Please advise if you require any additional information to proceed. 
 
Mel Yarmoloy 
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Notice of Preliminary Hearing Circulation Letters for PL20220182 

 

 Applicant Letter 
- Circulation Map 
- SDAB Public Procedure 

 

 Appellant Letter 
- Circulation Map 
- SDAB Public Procedure 

 

 Adjacent Landowner Letter 
- Context Map 
- SDAB Public Procedure 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 

www.canmore.ca 
 
20-Dec-2022 

Our Reference: PL20220182 
 
 
Subdivision and Development Appeal Board Hearing 
 

Dear Sir/Madam 
 
This letter serves as notification that the following property is subject to an appeal to be heard by the 
Subdivision and Development Appeal Board (SDAB). The details are as follows: 
 
Development Permit – Mixed Use Building containing: 1 unit Wholesale Sales with Warehouse, 
21 units of Common Amenity Housing and 3 units of Employee Housing 
Address: 500 Bow Valley Trail 
Legal Description:  Lot 1, Block 7, Plan 0512461 
Appeal Matter: Appeal against an approval by the Canmore Development Authority 
 
Please be advised that the Subdivision & Development Appeal Board will hear this an appeal on January 5, 
2023 at 2:00 p.m. in-person at the Town of Canmore Civic Centre. Hearings can also be Livestreamed at 
https://canmore.ca/town-hall/boards-committees/subdivision-development-appeal-board/sdab-agendas-
board-orders 
 
As the Applicant, you have the opportunity to make a verbal presentation to the board and/or provide a 
written submission to the Board.  
 

In-Person:  Date: January 5, 2023 
 Time: 2:00 p.m. 
 Location: Council Chambers, Canmore Civic Centre, 902 7th Avenue, Canmore 
 

In-Writing:  Subject:  SDAB Hearing – PL20220182 
 Deadline: December 29, 2022 at 12:00 noon 
 Drop Off: Reception, Canmore Civic Centre, 902 7th Avenue, Canmore 
 Email: sdab@canmore.ca 
 
Please note: Any submissions received after the deadline will not be presented to the Board for review 
until at the hearing. Should a written submission include complex and/or extensive information, the Board 
may postpone the hearing to fully consider the submission. 
 
Any correspondence/comments provided will be part of the public record and may be released to the 
public.  
 
The appeal file is available for public inspection at the Canmore Civic Centre between the hours of 8:30am 
to 4:30pm, Monday to Friday (except statutory holidays). The SDAB hearing procedure and circulation map 
is attached for your reference. Additional information is available upon written request. 
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Should you have any questions or require further information regarding this matter please contact the 
SDAB Clerk at 403.678.1500 or at sdab@canmore.ca.  
 
Kind regards, 
 

 
 
Louise Bates 
Clerk - Subdivision & Development Appeal Board 
 
CC: Frank Kernick 
 
 
Attachment 1: SDAB Hearing procedure 
Attachment 2: Circulation map 
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Circulation Map 

500 Bow Valley Trail 
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Page 1 of 2 

 

Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 
www.canmore.ca 

 

PROCEDURE FOR SUBDIVISION & DEVELOPMENT APPEAL BOARD 
HEARING 

 
PLEASE NOTE: ALL DOCUMENTS PRESENTED AT THIS HEARING ARE PUBLIC DOCUMENTS 
 

1. Chairperson declares the Subdivision & Development Appeal Board Public 
Hearing to order 
 

2. Introduction of the Board members and Clerk. 
 

3. Motion to adopt the agenda 
 

4. Introduction of Town Administration. 
 

5. Introduction of appeal by Development Officer. 
 

6. Appellant introduction and opportunity for any objections to the Board 
members. 
 

7. Administration will make a presentation. 
 

8. Then the Appellant or their agent will speak in favour of the appeal. 
 

9. Followed by others speaking in favour of the appeal, and any 
correspondence in favour of the appeal. 
 

10. Then those speaking in opposition to the appeal, and any correspondence 
in opposition to the appeal. 
 

11. Lastly, those speaking neither in favour nor in opposition to the appeal, 
and any related correspondence. 
 

12. At any time, the Board may ask for clarification by any of the persons 
speaking to the appeal. 
 

13. The Board may then ask for a short recess if necessary. 
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Page 2 of 2 

 

Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 
www.canmore.ca 

  
14. To close, Administration will be asked if they wish to provide any 

clarification or closing remarks.  
 

15. Followed by any clarification or closing remarks from the Appellant. 
 

16. The Appellant will be asked if they feel they have had a fair hearing. 
 

17. The board would then close the public portion of the hearing (meeting is 
adjourned), go in camera (private), and review all the information 
provided. The Board will then provide a written decision within 15 days 
following this hearing.  
 

18. The purpose of the hearing is for the Appellant and affected parties to 
provide the Board with information to the appeal. The Board must base 
its decision on planning merits. Affected persons will be given an 
opportunity to speak.  
 

19. Please ensure that all comments are directed to the Board. In addition, all 
comments be of proper decorum and be succinct; if another person has 
already made a point, simply state that you agree with the point and 
continue. 

 
20. If any person presenting is referring to a written document, including a 

map, photographs or a report, a copy of those documents must be left 
with the Clerk. 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 

www.canmore.ca 

 
20-Dec-2022 

Our Reference: PL20220182 
 
 
Subdivision and Development Appeal Board Hearing 
 

Dear Sir/Madam 
 
This letter serves as notification that the following property is subject to an appeal to be heard by the 
Subdivision and Development Appeal Board (SDAB). The details are as follows: 
 
Development Permit – Mixed Use Building containing: 1 unit Wholesale Sales with Warehouse, 
21 units of Common Amenity Housing and 3 units of Employee Housing 
Address: 500 Bow Valley Trail 
Legal Description:  Lot 1, Block 7, Plan 0512461 
Appeal Matter: Appeal against an approval by the Canmore Development Authority 
 
Please be advised that the Subdivision & Development Appeal Board will hear this an appeal on January 5, 
2023 at 2:00 p.m. in-person at the Town of Canmore Civic Centre. Hearings can also be Livestreamed at 
https://canmore.ca/town-hall/boards-committees/subdivision-development-appeal-board/sdab-agendas-
board-orders 
 
As the Appellant, you have the opportunity to make a verbal presentation to the board and/or provide a 
written submission to the Board.  
 
In-Person:  Date: January 5, 2023 
 Time: 2:00 p.m. 
 Location: Council Chambers, Canmore Civic Centre, 902 7th Avenue, Canmore 
 

In-Writing:  Subject:  SDAB Hearing – PL20220182 
 Deadline: December 29, 2022 at 12:00 noon 
 Drop Off: Reception, Canmore Civic Centre, 902 7th Avenue, Canmore 
 Email: sdab@canmore.ca 
 
Please note: Any submissions received after the deadline will not be presented to the Board for review 
until at the hearing. Should a written submission include complex and/or extensive information, the Board 
may postpone the hearing to fully consider the submission. 
 
Any correspondence/comments provided will be part of the public record and may be released to the 
public.  
 
The appeal file is available for public inspection at the Canmore Civic Centre between the hours of 8:30am 
to 4:30pm, Monday to Friday (except statutory holidays). The SDAB hearing procedure and circulation map 
is attached for your reference. Additional information is available upon written request. 
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Should you have any questions or require further information regarding this matter please contact the 
SDAB Clerk at 403.678.1500 or at sdab@canmore.ca.  
 
 
Kind regards, 
 

 
 
Louise Bates 
Clerk - Subdivision & Development Appeal Board 
 
Attachment 1: SDAB Hearing procedure 
Attachment 2: Circulation map 
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Circulation Map 

500 Bow Valley Trail 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 
www.canmore.ca 

 

PROCEDURE FOR SUBDIVISION & DEVELOPMENT APPEAL BOARD 
HEARING 

 
PLEASE NOTE: ALL DOCUMENTS PRESENTED AT THIS HEARING ARE PUBLIC DOCUMENTS 
 

1. Chairperson declares the Subdivision & Development Appeal Board Public 
Hearing to order 
 

2. Introduction of the Board members and Clerk. 
 

3. Motion to adopt the agenda 
 

4. Introduction of Town Administration. 
 

5. Introduction of appeal by Development Officer. 
 

6. Appellant introduction and opportunity for any objections to the Board 
members. 
 

7. Administration will make a presentation. 
 

8. Then the Appellant or their agent will speak in favour of the appeal. 
 

9. Followed by others speaking in favour of the appeal, and any 
correspondence in favour of the appeal. 
 

10. Then those speaking in opposition to the appeal, and any correspondence 
in opposition to the appeal. 
 

11. Lastly, those speaking neither in favour nor in opposition to the appeal, 
and any related correspondence. 
 

12. At any time, the Board may ask for clarification by any of the persons 
speaking to the appeal. 
 

13. The Board may then ask for a short recess if necessary. 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 
www.canmore.ca 

  
14. To close, Administration will be asked if they wish to provide any 

clarification or closing remarks.  
 

15. Followed by any clarification or closing remarks from the Appellant. 
 

16. The Appellant will be asked if they feel they have had a fair hearing. 
 

17. The board would then close the public portion of the hearing (meeting is 
adjourned), go in camera (private), and review all the information 
provided. The Board will then provide a written decision within 15 days 
following this hearing.  
 

18. The purpose of the hearing is for the Appellant and affected parties to 
provide the Board with information to the appeal. The Board must base 
its decision on planning merits. Affected persons will be given an 
opportunity to speak.  
 

19. Please ensure that all comments are directed to the Board. In addition, all 
comments be of proper decorum and be succinct; if another person has 
already made a point, simply state that you agree with the point and 
continue. 

 
20. If any person presenting is referring to a written document, including a 

map, photographs or a report, a copy of those documents must be left 
with the Clerk. 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 

www.canmore.ca 
 
 

20-Dec-2022 
Our Reference: PL20220182 

 
Subdivision and Development Appeal Board Hearing 
 

Dear Sir/Madam 
 
This letter serves as notification that the following property is subject to an appeal to be heard by the 
Subdivision and Development Appeal Board (SDAB). The details are as follows: 
 
Development Permit – Mixed Use Building containing: 1 unit Wholesale Sales with Warehouse, 
21 units of Common Amenity Housing and 3 units of Employee Housing 
Address: 500 Bow Valley Trail 
Legal Description:  Lot 1, Block 7, Plan 0512461 
Appeal Matter: Appeal against an approval by the Canmore Development Authority 
 

 
Please be advised that the Subdivision & Development Appeal Board will hear this an appeal on January 5, 
2023 at 2:00 p.m. in-person at the Town of Canmore Civic Centre. Hearings can also be Livestreamed at 
https://canmore.ca/town-hall/boards-committees/subdivision-development-appeal-board/sdab-agendas-
board-orders 
 
As an adjacent property owner, or as a potentially affected person, you have the opportunity to present 
in-person and/or provide a written submission to the Board. 
 
 

In-Person:  Date: January 5, 2023 
 Time: 2:00 p.m. 
 Location: Council Chambers, Canmore Civic Centre, 902 7th Avenue, Canmore 
 

In-Writing:  Subject:  SDAB Hearing – PL20220182 
 Deadline: December 29, 2022 at 12:00 noon 
 Drop Off: Reception, Canmore Civic Centre, 902 7th Avenue, Canmore 
 Email: sdab@canmore.ca 
 
Please note: Any submissions received after the deadline will not be presented to the Board for review 
until at the hearing. Should a written submission include complex and/or extensive information, the Board 
may postpone the hearing to fully consider the submission. 
 
Any correspondence/comments provided will be part of the public record and may be released to the 
public.  
 
The appeal file is available for public inspection at the Canmore Civic Centre between the hours of 8:30am 
to 4:30pm, Monday to Friday (except statutory holidays). The SDAB hearing procedure and circulation map 
is attached for your reference. Additional information is available upon written request. 
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Should you have any questions or require further information regarding this matter please contact the 
SDAB Clerk at 403.678.1500 or at sdab@canmore.ca.  
 
 
Kind regards, 
 

 
 
Louise Bates 
Clerk - Subdivision & Development Appeal Board 
 
Attachment 1: SDAB Hearing procedure. 
Attachment 2: Context map. 
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Context Map – 500 Bow Valley Trail
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 
www.canmore.ca 

 

PROCEDURE FOR SUBDIVISION & DEVELOPMENT APPEAL BOARD 
HEARING 

 
PLEASE NOTE: ALL DOCUMENTS PRESENTED AT THIS HEARING ARE PUBLIC DOCUMENTS 
 

1. Chairperson declares the Subdivision & Development Appeal Board Public 
Hearing to order 
 

2. Introduction of the Board members and Clerk. 
 

3. Motion to adopt the agenda 
 

4. Introduction of Town Administration. 
 

5. Introduction of appeal by Development Officer. 
 

6. Appellant introduction and opportunity for any objections to the Board 
members. 
 

7. Administration will make a presentation. 
 

8. Then the Appellant or their agent will speak in favour of the appeal. 
 

9. Followed by others speaking in favour of the appeal, and any 
correspondence in favour of the appeal. 
 

10. Then those speaking in opposition to the appeal, and any correspondence 
in opposition to the appeal. 
 

11. Lastly, those speaking neither in favour nor in opposition to the appeal, 
and any related correspondence. 
 

12. At any time, the Board may ask for clarification by any of the persons 
speaking to the appeal. 
 

13. The Board may then ask for a short recess if necessary. 
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Town of Canmore 
902 7th Avenue 
Canmore, Alberta T1W 3K1 
Phone: 403.678.1500 l Fax: 403.678.1534 
www.canmore.ca 

  
14. To close, Administration will be asked if they wish to provide any 

clarification or closing remarks.  
 

15. Followed by any clarification or closing remarks from the Appellant. 
 

16. The Appellant will be asked if they feel they have had a fair hearing. 
 

17. The board would then close the public portion of the hearing (meeting is 
adjourned), go in camera (private), and review all the information 
provided. The Board will then provide a written decision within 15 days 
following this hearing.  
 

18. The purpose of the hearing is for the Appellant and affected parties to 
provide the Board with information to the appeal. The Board must base 
its decision on planning merits. Affected persons will be given an 
opportunity to speak.  
 

19. Please ensure that all comments are directed to the Board. In addition, all 
comments be of proper decorum and be succinct; if another person has 
already made a point, simply state that you agree with the point and 
continue. 

 
20. If any person presenting is referring to a written document, including a 

map, photographs or a report, a copy of those documents must be left 
with the Clerk. 
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STAFF REPORT 

DATE OF HEARING: JANUARY 5, 2023 

PROPOSED DEVELOPMENT: MIXED-USE BUILDING: 
• 1 UNIT WHOLESALE SALES WITH WAREHOUSE
• 21 UNITS OF COMMON AMENITY HOUSING (76 BEDROOMS)
• 3 UNITS OF EMPLOYEE HOUSING (1 BEDROOM)

APPLICATION NUMBER:  PL20220182 

LEGAL DESCRIPTION: PLAN 0512461, BLOCK 7 LOT 1 

CIVIC ADDRESS:  500 BOW VALLEY TRAIL 

CURRENT USE(S): VACANT LAND 

APPLICANT: SPRING CREEK MOUNTAIN VILLAGE 
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EXECUTIVE SUMMARY 
The proposed development is a new mixed-use four storey building located at 500 Bow Valley Trail. On the main floor, the 
building contains one unit of Wholesale Sales (intended to be a furniture store) with Warehouse. The remaining three 
storeys contain 21 units of Common Amenity Housing and 3 units of Employee Housing for a total of 79 bedrooms. The 
property is designated Bow Valley Trail General Commercial District (BVT-G) and governed by the Bow Valley Trail Area 
Redevelopment Plan. All uses proposed are listed as discretionary. The application required eight variances to Land Use 
Bylaw 2018-22. Administration approved the development permit application with conditions. 

 
BACKGROUND 

Municipal Development Plan (MDP) 
The Town of Canmore MDP provides relevant policy direction regarding Affordable Housing Goals and Policies (Section 
5.3.2 and 5.3.4) which state the following: 
 

5.3.2 Development or conversion of upper floors of mixed-use or commercial buildings or main floor spaces that do 
not function well for commercial frontage into housing for employees and live-work spaces may be allowed. 
Variances to land use bylaw regulations, such as parking, may be approved to facilitate such development. 
 
5.3.4 Private initiatives to create additional seasonal and permanent employee housing opportunities should be 
supported by the Town. 

 
The proposed development aligns with these MDP goals and policy direction. 
 
Bow Valley Trail Area Redevelopment Plan and Land Use Bylaw Amendments 

In 2022, to ensure the development concept had statutory support prior to proceeding with a development permit (DP) 
application, the applicant amended the Bow Valley Trail Area Redevelopment Plan (ARP) and the Land Use Bylaw (LUB) and 
was adopted by Council on May 4, 2022.  

Key ARP amendments included: 

• Adding Common Amenity Housing and Employee Housing as examples of appropriate uses within the General BVT 
Precinct; and  

• Adding policy allowing for retail floor area bonuses in exchange for the provision of Employee Housing, Common 
Amenity Housing or Vital Housing. 

Key LUB amendments included: 

• Adding Wholesale Sales as a use to the district and refining its definition in the definition section of the LUB; 

• Allowing Wholesale Sales when part of a mixed-use development that includes Perpetually Affordable Housing, 
Employee Housing, or Common Amenity Housing at a ratio of 1 Bedroom per 20 m2 of Wholesale Sales area, 
rounded up to the nearest full bedroom, with a maximum allowable Gross Floor Area (GFA) for Wholesale Sales to 
be 950 m2; 

• Allowing for the maximum GFA of a Warehouse development to increase up to 250 m2 where the Warehouse is 
accessory to a Wholesale Sales development, and the development includes Perpetually Affordable Housing, 
Employee Housing, or Common Amenity Housing at a ratio of 1 Bedroom per 10 m2 of Warehouse area;  

• Increasing the eaveline height from 9m to 11m if architectural criteria are met; and 

• Allowing for relaxations to amenity space design. 

 
EXISTING SITE 

The site fronts onto Bow Valley Trail to the east as well as Spring Creek Drive to the south and is currently vacant. Adjacent 
uses include: 

• A professional building on the adjacent parcel to the north; 

• Visitor accommodation to the north-east (Skyline Peaks); 
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• Municipal-owned land (pathways and drainage lot) to the east; 

• Vacant land within the same zoning district to the south; and 

• Railway to the west  
 

Please refer to Attachment 1 for site context images. 
 
BYLAW CONFORMANCE DISCUSSION 

The subject site is located within the BVT-G District, the purpose of which is: 

“to form the core of Canmore’s Visitor Accommodation outside the resorts and provide a variety of commercial 
uses including visitor-oriented services and activities, and small retail outlets that serve both residents and 
visitors”. 

Wholesale Sales, Warehouse, Employee Housing and Common Amenity Housing are all discretionary uses in this district.  
The Wholesale Sales and Warehouse unit is intended to be occupied by Castle Mountain Furnishings. This general retail use 
aligns with the purpose of the district and its larger size is supported through the amendment adopted in the ARP.  
 
The 21 units of Common Amenity Housing and 3 units of Employee Housing are intended to be occupied by staff of Spring 
Creek Mountain Village businesses (construction staff, hotel staff, and restaurant staff). The Common Amenity Housing units 
vary from 2-4 bedrooms, with each containing one private bathroom per bedroom and a shared kitchen/living space. There 
are 79 total bedrooms proposed. The Use-Specific Regulations section of the LUB and the BVT-G District do not contain 
any special design requirements or special conditions of approval for these two uses.  
 
As previously outlined, provisions of Common Amenity Housing, Employee Housing, or Vital Housing is required in order to 
include Wholesale Sales as a use in a development or to exceed the limits on floor area size for a warehouse. The 
development aligns with these sections of the LUB and is required to provide a minimum of 64 bedrooms. As mentioned, 79 
bedrooms are proposed.  
 
The applicant has provided a total of 35 vehicle parking stalls, 64 long-term bicycle stalls, and 36 short-term bicycle parking 
stalls for the development in compliance with the requirements of the LUB. As per Section 2.7.7 of the LUB, the automobile 
and bicycle parking requirements for the Common Amenity Housing were determined through the completion of a Parking 
Study. The Parking Study provided by the applicant’s engineering professional determined that the provision of 30 automobile 
stalls, 50 long-term bicycle stalls, and 22 short-term bicycle stalls would be sufficient for the development. The study was 
received and accepted by the Town’s Transportation Engineer (See Attachment 4). 
 
The application requires eight variances to the LUB, including to site landscaping, maximum front yard setback, allowable wall 
materials, maximum size of dwelling units, building height, eaveline height, dormer coverage, and building step back 
requirements.  

1. SITE LANDSCAPING 

Section 4.6.6.1 of the LUB states the following: 

“4.6.6.1 A minimum of 25% of the site shall be landscaped in accordance with Section 11: 
Community and Architectural Design Standards.” 

The development complies with the landscaping area requirements (25.9%). However, Section 11 
(11.4.3.6) requires that one tree per 20m² of landscaped area be provided (Resulting in 47 trees). The 
applicant has provided four trees requiring a variance to the requirement. The site is heavily constrained 
by a large URW that wraps around three yards of the site, and, in conjunction with the LUB’s required 
1.5m firesmart setback (from the building), little of the site remains available for tree placement (refer to 
Figure 1).  
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Figure 1 – URW and Firesmart areas (Highlighted in Yellow) 

It should be noted, that there is no space in the adjacent road right of way for additional trees, as a multi-modal 
pathway will be constructed in the future.  
 

PLANNING DEPARTMENT POSITION 
 
Administration is satisfied that the Landscaping Plan was designed to ensure a high-quality landscaping arrangement and 
even in the absence of trees, will positively contribute to the landscaping fabric along Bow Valley Trail (See Attachment 
4). Examples of how this will be achieved are: 

• The front yard includes a substantial area of sod and shrubs (180 shrubs on the site when 47 are required); 
and 

• A plaza area is proposed which includes benches for seating, decorative surface materials, and bicycle parking  
 

2. MAXIMUM FRONT YARD SETBACK  

Section 4.6.3.6a of the LUB states the following: 

“The minimum front yard setback shall be as follows: 

a. Fronting on to Bow Valley Trail: to be characterized by a street-oriented building design located no more than     
2.0m from the property line.” 

The building is placed at 9.62m from the front property line, requiring a variance to the requirement. The previously 
mentioned URW, runs along the front yard, adjacent to the front property line, and is 8.31m in width.  

The applicant is not able to occupy this space with their development, as it would prevent access to the URW. The 
building has been set back further than the width of the URW (9.62m from the front property line) to allow for a buffer 
area for any future maintenance required to the utilities. 
 
PLANNING DEPARTMENT POSITION 

Administration is satisfied that the proposed variance did not impact the adjacent parcels or streetscape. Given the 
various building form outcomes allowed under the Land Use Bylaw, the position of the building from the front property 

Parking Aisle  
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line is not deemed to impact the adjacent properties in terms of views, access to light, or privacy. Furthermore, and as 
already discussed in this report, the applicant has proposed a quality landscaping plan for the front yard. The plaza 
included in this plan will sufficiently help to activate the street edge in place of the building. 
 

3. BUILDING MATERIALS 

Section 4.6.3.14 of the LUB states the following: 

“Developments shall conform to Section 11: Community Architectural and Urban Design Standards and the 
regulations of this section. Where there is a conflict between Section 11 and this section, this section shall prevail.” 

        Section 11.5.7.1 of the LUB states the following: 

“The following is a list of acceptable and unacceptable roofing materials and wall finishes that contribute to the 
architectural character of Canmore. 

Unacceptable Wall Finishes: a. Metals” 

The development proposes the use of a metal, corten steel, around the entrance to the Wholesale Sales unit with the 
purpose to make the entrance and the use more distinct. 

  
Corten steel is a steel alloy that has a rust-like appearance and is typically used in modern architectural forms.  
 

PLANNING DEPARTMENT POSITION 

Administration is satisfied that the limited application of the material and its integration with natural timber would not 
impact the rocky mountain aesthetic along Bow Valley Trail, and that given its reputation as a high-quality, would 
enhance the architectural appearance of the entrance. 
  

4. SIZE OF DWELLING UNITS 

Section 4.6.4.13 of the LUB states the following: 

“4.6.4.13 The maximum size of a Tourist Home or other Dwelling Unit shall be 75.0 m2.” 

Common Amenity Housing and Employee Housing are technically considered Dwelling Units. The unit sizes in the 
proposed development are as follows: 

16 x 4 bedroom (with four bathrooms): 136.7 m2 

2 x 3 Bedroom (with three bathrooms): 109.8 m2 

3 x 2 bedroom (with two bathrooms): 80.9 m2 

3 x 1 Bedroom (with one bathroom): 61.3 m2  

An example of the typical 4-bedroom layout is as follows: 
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The applicant has provided mostly four-bedroom units, as they believe this is the most efficient way to achieve a high 
yield of bedrooms in the development.  

There is no requirement in the BVT-G District with regards to unit sizes for Employee Housing or Common Amenity 
Housing. 
 

PLANNING DEPARTMENT POSITION 

During the ARP and LUB amendments process,  Council expressed concerns about the standard of living for the units, 
and desired to see units and their bedrooms of adequate size to offer a reasonable standard of living. It was 
communicated by Administration that this aspect of the development would be evaluated through both Common 
Amenity Housing and Employee Housing being listed as discretionary uses. Regulation 4.6.4.13 of the LUB was not 
identified by the applicant’s planning consultant during this process as applicable to these uses, which was an oversight, 
as the concepts shared clearly exceeded this maximum and applying this maximum would not translate well to the 
intent and design requirements for Common Amenity Housing.   

As the 4-bedroom units are as spacious as other unit types, it was determined that the applicant’s preference for a 
higher allocation of 4-bedrooms was supportable given its higher yield of bedrooms. Given the proposed mix, size, and 
design of the units addressed the concerns expressed by Council to ensure a reasonable standard of living 
Administration is satisfied with what has been proposed .  
 

5. BUILDING HEIGHT  

Section 4.6.3.11 of the LUB states the following: 

“The maximum building height is 16.0 m.” 

Section 4.6.9.1 of the LUB states the following: 

“Notwithstanding the variance regulations set out in 1.14, the following variances may also be considered within this 
District:  

a. Where the Development Authority is satisfied that the architectural integrity of a building would be enhanced, 
variances may be granted to allow 20% of the building to exceed the maximum height by up to 20%. No height 
variances shall be granted beyond the 20% relaxation.” 

The regulation allows for 20% of the roof to exceed up to 20% of the maximum 16m building height (up to 19.2m). The 
building has 15% of its roof area within this area up to 16.65m (see roof analysis and elevations in Attachment 4). 
 

PLANNING DEPARTMENT POSITION 

The proposed roof is considered to be fully pitched (i.e. “a working roof”)  and not cut off and flat in the central 
portions as seen in other developments in Canmore (i.e. Super 8, Canadian Tire, etc.). A “working roof” is visually 
superior to a cut-off roof, as it appears natural, and the mass of the building is perceived as lower. This roof form is 
highly encouraged in the Architectural and Urban Design Section in the LUB (Section 11.5.4) and is therefore 
supported by Administration.  
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6. EAVELINE HEIGHT 

Section 4.6.3.12 of the LUB states the following: 

“The maximum eaveline height is 7.0 m.” 

Section 4.6.9.1 of the LUB states the following: 

"Notwithstanding the variance regulations set out in 1.14, the following variances may also be considered within this 
District: 

c. The required eave line height of a proposed mixed-use development which includes Perpetually 
Affordable Housing, Employee Housing, or Common Amenity Housing above the main floor, may be raised 
to 11.0 m where: 

i. the development includes a full story dedicated to Perpetually Affordable Housing, Employee 
Housing, or Common Amenity Housing above the main floor,  
 
ii. where the Development Authority is satisfied that the intent of the “Massing and Scale 
Guidelines” in Section 11: Community Architectural and Urban Design Standards are met, and 

iii. where the Development Authority is satisfied that there is no impact on access to light for 
neighbouring properties, the protection of views from neighbouring properties and the privacy for 
neighbouring properties.” 

The eaveline ranges from 9.4m to 10.4m around the front and sides of the building.  
 
The rear of the building has an elevated eaveline of 13.40m exceeding the limitation of Section 4.6.9.1 in the LUB.

 

 

PLANNING DEPARTMENT POSITION 

The Development Authority was satisfied that the proposed development met the requirements for an eaveline height 
of up to 11.0m, as the development: 

• Included a full storey dedicated to Common Amenity Housing; 

2nd floor patio open space 
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• The development met the massing requirements in Section 11, as it included both vertical and horizontal 
articulation (rear), a distinct base, middle, and top, and, appropriate details around the windows, doors and 
the base of the eaves; and 

• Has no impact on access to light for neighbouring properties, the protection of views from neighbouring 
properties and the privacy for neighbouring properties. The nearest development is the professional building 
adjacent to the site to the north. The BVT-G District has a minimum side yard setback of 3.0m (Section 
4.6.3.9). The proposed development is located 14.71m from the side property line. The additional 11m is 
believed to be more than adequate in compensating for the additional eave height with respect to views, light, 
and privacy. The vacant parcel to the south, aside from being vacant, is approximately 28.4m from the south 
façade of the proposed development to the property line of the vacant site. An eave variation at this distance 
is thought to have no meaningful effect on the property with respect to views and privacy. The vacant site to 
the south is closer to the south so the proposed development has no shadowing implications on the site. 

The eaveline height of 13.40m at the rear of the building is perceived to have no material impact on any of the adjacent 
properties, as it was internal to the outdoor common amenity space located on the second floor and not visible. As 
such Administration is satisfied that the variance met the criteria outlined in the district, had minimal impacts on the 
streetscape, and helped to offer a public benefit. 
 

7. FAÇADE STEP BACK 
Section 4.6.3.13 of the LUB states the following: 

“Floor area above the eaveline shall be incorporated into the roof structure and step back from the front building 
face for a minimum of 70% of the elevation.” 

The floor area above the eaveline (see building section in Attachment 4) does not step back in the front and therefore 
requires a variance to this requirement.  

PLANNING DEPARTMENT POSITION 

The objective of the regulation to step back the upper mass of the building along the frontage to open views and 
reduce shadowing along Bow Valley Trail was addressed and exceeded because of the placement of the building being 
an additional 7.62m from the front property line. Furthermore, the applicant indicated that to meaningfully step back 
the floor area, the number of bedrooms on the top floor would need to be reduced. Therefore, non-compliance offers 
a public benefit as well.  Administration is satisfied that the variance proposed has minimal impacts on the streetscape 
and offered a public benefit. 
 

8. DORMER VARIANCE 

Section 2.8.6.2 of the LUB states the following:  

“2.8.6.2 Dormers may affect the perceived height and pitch of a roof. Dormers shall be compatible in size, scale, and 
placement with the rest of the building and shall ensure that: 

a. The main roof peak is directly connected with the eaveline to allow light penetration (into required yards and 
reduce overall building mass) for a minimum of 30% of the linear distance of the building wall.” 

The proposed development includes dormer coverage on the roof with 15% (East facing Bow Valley Trail) and 20% 
(South facing Spring Creek Drive) open areas, requiring a variance. 

 
East Facing Façade  
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South Facing Façade 

PLANNING DEPARTMENT POSITION 

Similar to the variance to stepping back the façade, the additional 7.62m from the front property line offset any added 
dormer mass and offers a more open experience for pedestrians than if the building complied with the maximum 2m 
front building setback and the minimum 30% dormer free roof area. Furthermore, the applicant indicated that the 
dormers facilitate bedrooms, so non-compliance resulted in more bedrooms in the project which is viewed as a public 
benefit. As result, Administration is satisfied that the variance had minimal impact on adjacent properties and offered a 
public benefit. 

OPTIONS FOR CONSIDERATION 

Section 687(3)(c) and (d) of the MGA provide that, in making a decision on a development appeal, the board may: 
• confirm, revoke or vary the order, decision or development permit or any condition attached to any of them

or make or substitute an order, decision or permit of its own.

Administration proposes that the SDAB consider the following options: 
1. Approve the application subject to the conditions in Schedule A.
2. Approve the application subject to the conditions in Schedule A and any other conditions.
3. Refuse the application, specifying reason(s) for refusal.
4. Postpone the application, pending submission of any additional details requested by SDAB.

ATTACHMENTS: 

1. Site Context
2. Zoning Map
3. Bylaw Conformance Review
4. Submitted Plans
5. Schedule A – Proposed Conditions of Approval

Marcus Henry 
Supervisor of Planning and Development 

Nathan Grivell 
Development Planner 
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ATTACHMENT 1 – SITE CONTEXT 

Aerial Photo of subject site and surrounding area 

Aerial Photo of subject site and surrounding area looking north 

Subject 
Site 

Subject 
Site 
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Aerial Photo of subject site and surrounding area looking south 

Aerial Photo of subject site and surrounding area looking east 

Subject 
Site 

Subject 
Site 
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Aerial Photo of subject site and surrounding area looking west 

Street view looking north from Bow Valley Trail 

Subject 
Site 

Subject Site 
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Street view looking West along Spring Creek Drive 

Street view looking East along Spring Creek Drive 

Street view looking south along Bow Valley Trail 

Subject 
Site 

Subject 
Site 

Subject 
Site 
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ATTACHMENT 2 – ZONING MAP 

BVT-G – Bow Valley Trail General Commercial District 
EHD – Employee Housing District 
PD – Public Use District 
R1 – Residential Detached District 

Subject Site 
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ATTACHMENT 3 - BYLAW CONFORMANCE REVIEW 

REQUIREMENT BYLAW 2018-22 PROPOSED VARIANCE 

MIN FLOOR AREA RATIO (FAR) 1.5 1.42 - 

BUILDING SITE COVERAGE 55% 37.6% - 

FRONT YARD SETBACK MAX 2M 9.62M YES 

SIDE YARD SETBACK 
(2ND FRONTAGE) 3M 4.40M - 

SIDE YARD SETBACK (WEST) 3M 14.71M - 

REAR YARD SETBACK 6M 12.79M - 

MAX BUILDING HEIGHT 

16M AND 

19.2M FOR 20% OF 
ROOF AREA 

16.65M 
(AS MEASURED FROM THE 

MAIN FLOOR AS PER 4.6.5.5) 

VARIANCE IS 15.4% OF ROOF 
AREA 

YES 

MAX BUILDING  
EAVELINE HIEGHT  

7M/9M/11M 13.4M YES 

DOES LANDSCAPING COMPLY  
WITH FIRESMART?  

1.5M 1.5M - 

LANDSCAPING 
Coverage (%) 25% 25.9% - 

Shrubs To Be Provided 180 - 

Trees To Be Provided 47 4 YES 

PARKING 
Automobile 

TOTAL MIN. 30 / MAX. 40 
STALLS 

COMMERCIAL 0-10 STALLS 

RESIDENTIAL 
(VIA PARKING STUDY) 

30 STALLS  

TOTAL 35 STALLS 

COMMERCIAL = 5 STALLS 

RESIDENTIAL =30 STALLS 
- 

Bicycle – Long Term 
TOTAL 64 

COMMERCIAL 14 
RESIDENTIAL 50 

(VIA PARKING STUDY) 

TOTAL 64 
-
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Bicycle – Short Term 
TOTAL 36 

COMMERCIAL 14 
RESIDENTIAL 22 

(VIA PARKING STUDY) 

TOTAL 36 

-
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              ATTACHMENT 4 - SUBMITTED PLANS  
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PROPOSED BUILDING

Wholesale Sales and  Common Amenity Housing

Building Area : 15,111 ft² (1,403.9m²)

GFA : 57,407 ft² (5,333.3m²)
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BOW VALLEY TRAIL

Wholesale Sales : 9,744 ft² (905.2m²)

Warehouse : 4,678 ft² (434.6m²)
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PROJECT DESCRIPTION

The project is a 4 Storey mixed use commercial development consisting of Wholesale Sales and Warehouse with 21

Common Amenity Units (76 bedrooms) and 3 Employee Housing Units.

Legal Description:   Lot 1, Block 7, Plan 051 2461

Municipal Address: 500 Bow Valley Trail

Zoning: BVT-G

Building Uses: Wholesale Sales 20m² / CAH Bedroom

Warehouse 10m² / CAH Bedroom above 250m² allowed

Common Amenity Housing 21 Units - 76 Bedrooms

Employee Housing 3 Employee Housing Units

BUILDING CALCULATIONS:

Site Area: 3,755.7m²

Building Footprint: 1,403.9m²

Building Areas:

Overall Area = 5,333.3 m² (57,407 ft²)

Basement = 260.8 m² (2,808 ft²)

Main Floor= 1,394.8 m² (15,013 ft²)

Second Floor= 1,245.0 m² (13,401 ft²)

Third Floor= 1,245.0 m² (13,401 ft²)

Fourth Floor= 1,187.7 m² (12,784 ft²)

Site Coverage: 37.4% Max. 55%

FAR: 1.42 Min.075 - Max. 1.5

Setbacks:

Front 2.0m 20% of Building Frontage on BVT must at Min. Setback*

Side 3.0m

Rear 6.0m

CP Rail 15.0m

*URW 0512461 is 8.3m in width and the Building has been setback 1.0m form aforementioned UWR to accommodate the 0.9m roof overhang and the existing waterline

located within the URW.

Building Height: 16.0m  Max. Allowable variance of 20% of max. height  for 20% of roof area, at 

discretion of Development Authority

Eave Height: 7.0m Max. Allowable variance to 11.0m where building dedicates a full storey to CAH,

at discretion of Development Authority

PARKING CALCULATIONS:

Non-Residential Parking Classes:

Wholesale Store Class C

Warehouse Class C

Automobile: 5 Provided 0 required -10 Max.

Bicycle: 28 Provided  (14 long term - 14 short term) 28 Required

Residential Parking:

Common Amenity Housing Parking to be determined through Parking Study

Automobile: 30 Provided

Bicycle: 72 Provided (50 long term - 22 short term)
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ROOF NOTES:

1. FIRESTOPPING FOR ATTIC COMPARTMENTS TO BE 12.7 GYPSUM BOARD ON ONE SIDE

OF ROOF FRAMING WITH ALL EDGES SUPPORTED.

2. LOCATION OF FIRESTOPPING TO BE LESS THAN 600 SQ.M. WITH NO DIMENSION

GREATER THAN 60M. EXTEND FIRESTOP TO BACK SIDE OF SOFFIT FASCIAS. PROVIDE

24" x 36" SELF CLOSING ACCESS HATCH IN EACH SEPARATION AND EACH

COMPARTMENT. LOCATION OF COMPARTMENTS AND ACCESS HATCHES TO BE

CONFIRMED WITH TRUSS SHOP DRAWINGS.

2. ALL DIMENSIONS TO OVERHANGS ARE TO FACE OF FASCIA. SEE ALSO DETAILS

3. COORDINATE ALL ROOF PENETRATIONS WITH MECHANICAL DRAWINGS AND

CONTRACTOR. ALL ROOF TOP EQUIPMENT, VENTS, FANS, ETC. TO MATCH SHINGLE

COLOR.

4. RAIN WATER LEADERS TO BE SLEEVED THROUGH PARKADE SLAB AND CONNECT TO

THE STORM SYSTEM OR CONNECTED TO STORM SYSTEM OUTSIDE OF PARKADE EDGE.

5. ALL ROOFS ARE ASPHALT SHINGLE UNLESS OTHERWISE NOTED

6. PROVIDE ICE AND WATER SHIELD MEMBRANE PROTECTION ON ROOF FOR 36"

ADJACENT TO VERTICAL SURFACES. RETURN UP VERTICAL SURFACE MIN 16"  WITH

MIN. 6" OVERLAP.

7. PROVIDE ICE AND WATER SHIELD MEMBRANE PROTECTION ON ANY ROOF LOCATED

BELOW ANOTHER ROOF  FOR MIN. 36"  PAST DRIP LINE IN EITHER DIRECTION WITH MIN

6" OVERLAP.

8. ATTIC VENTILATION TO BE NOT LESS THAN 1/150 OF INSULATED CEILING AREA. NOT

LESS THAN 25% OF THE VENTING SHOULD BE LOCATED AT THE TOP OF THE ATTIC.
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ZONE 'D' ROOF AREA CALCULATIONS

 ROOF AREA: 1,407.43 m² / 15,149.4 ft²

20% OVER HEIGHT: 216.7 m² / 2,332.9 ft² = 15.4%

*HATCHED AREA INDICATED ROOF OVER HEIGHT

20%
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Exterior Material Schedule:

ARCHITECTURAL STONE VENEER - PANGAEA STONE - GRIGIO FEILDSTONE

HORIZONTAL ALLURA SIDING - TAUPE

5/4 x 4 HARDIE TRIM - IRON GREY

TIMBER ELEMENTS - NATURAL

ALLURA  CORNER TRIM - MATCH WALL COLOUR

REFER TO DETAIL

Exterior Material Notes:

1. ALL MATERIAL TRANSITIONS TO TAKE PLACE ON INSIDE CORNERS.

2. PROVIDE PREFINISHED METAL FLASHING OVER ALL HORIZONTAL MATERIAL

TRANSITIONS.

3. ALL EXHAUST COVERS AND VENTS TO BE PAINTED TO MATCH THE

ADJACENT EXTERIOR MATERIAL COLOUR.

4. ALL BUILDING RETURNS ON DORMERS OR WALLS THAT ARE WITHIN 48" OF

THE NEXT UNIT ARE TO BE STUCCO.
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SHRUB AND GROUNDCOVER PLANTING AND MULCH.

STONE MULCH OR NO MULCH AT PLANTING BEDS
WITHIN FIRESMART SETBACK

SHRUB COUNT = 230

LEGEND & NOTES

WASHED GRAVEL 100mm DEPTH OVER
BLACK FILTER FABRIC

CONCRETE SIDEWALK WITH SAWCUT
JOINTING PATTERN, NON-SLIP,
REGULAR GREY

PROPERTY LINE

EXTERIOR BICYCLE U-RACK
QTY: 15 (30 BICYCLE PARKING SPACES)

POTENTILLA (VAR SPECIES) POTENTILLA FRUTICOSA
PRICKLY ROSE ROSA ACICULARIS
SPIREA (VARIOUS SPECIES) SPIRAEA

MINIMUM 600mm HEIGHT OR SPREAD, 5 GAL CONTAINER: QTY= 115
MINIMUM 300mm HEIGHT OR SPREAD, 2 GAL CONTAINER: QTY= 115

· ALL PLANT MATERIAL SPECIES PLANTED ON PUBLIC PROPERTY AND AT
ROAD R/W TO BE SPECIES ON EDCG PLANT LIST.

· ALL PLANT MATERIAL IS OF A SPECIES CAPABLE OF HEALTHY GROWTH IN
CANMORE AND SHALL CONFORM TO THE STANDARDS OF THE CANADIAN
NURSERY TRADES ASSOCIATION FOR NURSERY STOCK

· ALL AREAS MAINTAINED WITH AN AUTOMATIC IRRIGATION SYSTEM
· ALL LANDSCAPE CONSTRUCTION AS PER TOWN OF CANMORE 2020

ENGINEERING DESIGN AND CONSTRUCTION GUIDELINES, LANDSCAPE
DESIGN GUIDELINES.

1 @ 85mm CAL.

QTY = 4
DECIDUOUS TREES

3 @ 50mm CAL.

AREA CALCULATIONS
SITE AREA 3,755.7 m²

BUILDING FOOTPRINT                                               38.5% 1,446.0 m²

VEHICULAR ROAD AND PARKING                            36.0% 1,351.5 m²

LANDSCAPE AREA REQUIRED                                25.0% 938.9 m²

SOFT LANDSCAPE AREA AT GRADE                       13.2% 497.2 m²

HARD LANDSCAPE AREA  AT GRADE                      12.7% 461.0 m²
TOTAL AT GRADE LANDSCAPE AREA INCLUDING
PATIOS, WALKWAYS AND BICYCLE PARKING       25.9% 958.2 m²

ADDITIONAL HARD SURFACE LANDSCAPE AREA AT
SECOND LEVEL 174.0 m²

GRASS AREA
- TOPSOIL & SOD

2
L1.2

RED CONCRETE BIKE PATH
- SEE CIVIL DRAWINGS

CONCRETE SIDEWALK WITH SAWCUT
JOINTING PATTERN, NON-SLIP,
CHARCOAL GREY COLOUR

CONCRETE SIDEWALK
- SEE CIVIL DRAWINGS

1.5m FIRESMART SETBACK FROM PROPOSED BUILDING
· AS PER FIRESMART STANDARDS NO PLANTING WITHIN 1.5m

BUILDING SETBACK.

10m FIRESMART SETBACK FROM PROPOSED BUILDING
· ALL PROPOSED PLANT MATERIAL BETWEEN 1.5m AND 10.0m

FROM BUILDING WILL BE NON-CONIFEROUS PLANT
MATERIAL, WITH NO MULCH OR WITH A STONE MULCH.

NOTE: OF THE TOTAL AT GRADE LANDSCAPE AREA 665m² IS URW
WHICH IS 66% OF THE AT GRADE LANDSCAPE AREA.

LARIX OCCIDENTALIS WESTERN LARCH
PRUNUS NIGRA 'PRINCESS KAY' PRINCESS KAY PLUM
(NON-FRUITING TREE VARIETY AS APPROVED BY TOWN OF CANMORE. PARKS)

RETAIN PORTION OF EXISTING
TREE GROUPINGS

PLANT MATERIAL REQUIREMENTS
TOTAL TREES REQUIRED
  1 TREE PER 20m² LANDSCAPE AREA (938.9÷20) 47 TREES
TOTAL SHRUBS REQUIRED
  1 SHRUB PER 20m² LANDSCAPE AREA (938.9÷20) 47 SHRUBS

PROPOSED TREES 4 TREES

ADDITIONAL 12m² OF EXISTING TREES TO BE
RETAINED DEPENDING ON FINAL GRADING
REQUIREMENTS AND URW RESTRICTIONS

PROPOSED SHRUBS 180 SHRUBS
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LOW TABLE &
CHAIR GROUPING

FREE STANDING
TREE PLANTER
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@ 50mm CAL.GAS FIREPIT AND

CHAIR GROUPING

GAZEBO C/W ROOF

GAS BBQ

PICNIC
TABLES

CAST-IN-PLACE CONCRETE
- REGULAR GREY

CAST-IN-PLACE CONCRETE
- CHARCOAL COLOUR

GAS BBQ

150mm RADIUS

47.6mm DIAMETER
STEEL PIPE FRAME

150mm DIA. STEEL PLATE

HILTI CONNECTION
ANCHORED INTO
CONCRETE PAD BELOW

BICYCLE RACK

GREY CONCRETE
BORDER C/W SAWCUT
JOINTING PATTERN

CHARCOAL COLOURED
CONCRETE CENTRE PANEL C/W
SAWCUT JOINTING PATTERN

WASHED GRAVEL
MAINTENANCE PLINTH

BENCH
WASTE RECEPTACLE

GROUP SITTING AREA
WITH 3 BENCHES

SIGN BASE LOCATION
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McElhanney 

100, 402 – 11th Ave SE, Calgary AB Canada T2G 0Y4    

General Inquiries Tel. 403-262-5042 | Fax. 1-855-407-3895 | www.mcelhanney.com Page 1 

File No.: 25311151800 

TECHNICAL MEMO 
To 

Frank Kernick, President 

Spring Creek Mountain Village 

From 

Chun Man, P.Eng. 

Calgary - Transportation 

Re 

Spring Creek Mountain Village – Parking Review 

Date 

November 16, 2022 

1. Background

This parking review was completed in support of the common amenity housing development proposed at 

500 Bow Valley Trail in Canmore, Alberta, to illustrate the expected unique parking demands based on 

experience from other resort communities within the Bow Valley Region. 

The proposed common amenity housing development includes 24 units (79 bedrooms) distributed over 

three levels. The street level of the development will include warehousing and wholesaling operations 

with just over 1,300 sqm dedicated to these non-residential uses. 

2. Bylaw and Parking Study Review

The Town of Canmore Land Use Bylaw provides guidance related to parking minimums and maximums, 

having adopted some of the findings from a parking study completed in 2018. This study explored 

traditional parking stall allocation practices to determine whether these practices should continue, while 

considering the modern understanding of parking related to land, environmental, and maintenance 

impacts (among many others). 

The 2018 Parking Study1 found that: 

• Parked vehicles at businesses only exceeded the 85% threshold of parking spaces provided

during 21% of the business operating hours.

o e.g.: 90 minutes out of an eight-hour day

1 Town of Canmore – Integrated Parking Management Plan 
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• Parking space provided is significantly under-utilized when considering all business operating 

hours. 

The Land Use Bylaw provides general regulation in Section 2.7 (Parking and Loading Requirements) for 

the uses proposed for the development at 500 Bow Valley Trail.  

Wholesale and warehousing operations do not have a specified parking minimum requirement and are 

restricted to a maximum of 10 stalls regardless of size of the operations. 

While there are no specific uses that align with common amenity housing in the Land Use Bylaw, similar 

uses were considered. Parking rates for similar uses from the Town of Canmore Land Use Bylaw are 

summarized in Table 1.  

Table 1: Car Parking Rate per Land Use Bylaw (Number of Stalls) 

Use Visitor Min. Parking Max. Parking 

Warehousing/Wholesale N/A - 10 

Apartment Building (per unit) 0.15 1 3 

The Land Use Bylaw also provides guidance for bike parking requirements as illustrated Table 2. 

Table 2: Bike Parking Rate per Land Use Bylaw (Number of Stalls) 

Use Short Term Long Term 

Warehousing/Wholesale (per 100 sqm) 1 1 

Apartment Building (per unit) 0.25 1.5 
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3. Proposed Development Parking

3.1. CAR PARKING DEMAND 

Based on the Land Use Bylaw, the total minimum number of parking stalls required for the proposed 

development is 34. It was assumed that 6 car stalls would be provided for the non-residential 

warehousing and wholesale uses considering the expected parking turnover for a retail/commercial 

business of the proposed nature. Table 3 provides a summary of the parking demand without considering 

staff behaviours and travel patterns (based only on the Land Use Bylaw).  

Table 3: Car Parking Demand per Land Use Bylaw 

Ref. Use Quantities 

Min. 

Parking 

Rate 

Estimated 

Demand 

1 Warehousing/Wholesale 1.4 ksm - 6 

2 Apartment Building (per unit) 24 units 1 24 

2a Visitor Stalls 24 units 0.15 4 

Total Parking Demand (1+2+2a) 34 

Note: ksm – thousand square metres 

A recent parking needs survey conducted by Spring Creek Mountain Village received responses from 

50% of staff members. It was assumed that those who did not respond will not require on-site parking, 

travel to work by other means, or have other car arrangements during the working hours. Of those who 

responded, approximately 30% of the staff drive to work, with the remaining 70% arriving to work by 

active modes (walking or cycling). 

A similar parking trend was recorded at Banff Caribou Properties. Management/operators observed about 

10% of staff occupying the parking stalls provided over the working season (parking demand/requirement 

of stalls was equal to 10% of the number of staff members). 

Spring Creek Mountain Village is planning to have 80 full time staff members over a 12-month period. 

During the peak season, it is estimated that a total of 158 staff members could be housed (up to 78 

additional staff) to support the periods of highest tourist demand. However, the likelihood of reaching up 

to 158 staff members is low and represents a rare event/conservative estimate. 

Assuming the parking behavior trends for hospitality staff remain similar to the recent observations made 

in Canmore and Banff, the parking demand for amenity housing is expected to fall within the ranges 

summarized in Table 4.  
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Table 4: Estimated Car Parking Demand Based on Site Observations 

Time Period Staff Min. Parking2 Max. Parking3 

Residential – Shoulder Season Demand 80 4 12 

Residential – Peak Season Demand 158 8 24 

Non-Residential Demand4 - 5 5 

TOTAL MINIMUM EXPECTED DEMAND 95 

TOTAL MAXIMUM EXPECTED DEMAND 29 

The expected vehicle parking demand is between 9 to 29 stalls. The minimum scenario reflects the 

combination of minimum parking for residential shoulder season demand and minimum parking for non-

residential demand. The maximum scenario reflects the combination of maximum parking for residential 

peak season demand and maximum parking for non-residential demand.  

The proposed 35 car parking stalls are expected to support the parking demands for the common amenity 

housing, and warehouse operations during the shoulder and peak season. This is based on 

understanding of the shoulder demand being between 4 stalls to 12 stalls, and an increased demand 

expected during the peak season of between 8 stalls and 24 stalls. It is assumed that the warehouse 

parking demand will remain consistent through out the year. As such, the proposed design is expected to 

provide additional capacity throughout the season. 

As previously stated, the peak season staff numbers represent a worse case scenario as forecasted by 

Spring Creek operators. The proposed development plan provides 35 parking stalls, including 30 stalls 

available for common amenity residents and five stalls dedicated to the wholesale and warehousing 

business during operational hours. These non-residential parking stalls can be utilized by resident staff 

and visitors outside of the wholesale and warehousing business hours, as required. 

Previously approved developments6 of similar land use in Canmore indicate car parking rates that range 

from 0.175 to 0.4 stalls per bedroom. Based on the proposed 79 bedrooms at 500 Bow Valley Trail, these 

rates result in a parking requirement of between 14 and 32 car parking stalls, which further validates the 

adequacy of the proposed 35 parking stalls. 

2 80x0.50x0.10=4 – 10% Banff Operations 
3 158x0.50x0.30=23.7 – 30% Canmore Response 
4 Assumed 50% of max LUB Rate. 
5 Min: 4+5=9; Max: 24+5=29
6 Peaks of Canmore 
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3.2. BIKE PARKING DEMAND 

Bike parking for the proposed development based on the Land Use Bylaw is summarized in Table 5. 

Malcom Hotels and Spring Creek Vacations are also planning to provide staff with community bikes to 

decrease vehicle demand when travelling within the development or to other destinations within the Bow 

Valley. 

Table 5: Bike Parking Demand Per Land Use Bylaw 

Ref. Use Quantities 
 Short Term 

Rate 
Long Term 

Rate 
Estimated 
Demand7 

1 Warehousing/Wholesale 1.4 ksm 108 10 28 

2 Apartment Building (per unit) 24 units 0.25 1.5 42 

Estimated Bike Parking Demand 68 
Note: ksm– thousand square metres 

When considering the staff travel behaviors recorded from the survey, it is expected that 70% will choose 

to walk or bike to work. The survey indicated that 5% of staff have biked to work in the past. To 

encourage bike usage amongst staff members, Spring Creek will provide 10 community bikes (bike 

shares) for employees to encourage reduced car travel within the Town and Bow Valley Region. 

Considering the shoulder and peak season staff count variations, the analysis assumed that 50% of the 

remaining staff (those who did not respond to the survey) would travel by bike, a 10X increase from the 

survey results. Table 6 summarizes the expected bike parking demand of the remaining staff. The 

analysis suggests that during peak demand, an estimated 81 bike stalls are required to support the 

development during the peak season. 

Table 6: Estimated Development Bike Parking Demand 

Ref. Time Period Staff Bike Parking Stall Demand9 

1 Shoulder Season Demand 80 28 

2 Peak Season Demand 158 55 

2a Non-Residential Demand10 - 28 

Total Parking Demand (2+2a) 81 

Table 7 summarize the provided short-term and long-term bike parking. For the common amenity 

housing, the development proposes 72 stalls which is much greater than what is required per land use 

bylaw. For the non-residential use, 28 stalls will be provided for the warehousing use, meeting the 

requirements as recommended by the land use bylaw. 

7 24*(0.25+1.5)=42 
8 LUB states 1 bike stall per 100m2 – table scaled to 1000m2
9 80*0.7*0.5=28
10 From Warehousing/Wholesale LUB Rate (Section: 2.7.6.2) 
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It is expected there may be sharing of bike parking capacity if certain uses experiences different utilization 

throughout the day. However, given the proposed development is provided 47% more bike stall, we do 

not expect any storage issues at the time of writing. 

Table 7: Bike Stalls Provided 

Ref. Use Quantities 
 Short Term 

Supply 
Long Term 

Supply 
Total 

Supply 

1 Warehousing/Wholesale 1.4 ksm 14 14 28 

2 Apartment Building (per unit) 24 units 22 50 72 

 Total Bike Parking Supply for Development  100 

4. Conclusion 

Spring Creek Mountain Village is proposing to provide 35 car parking stalls to accommodate the amenity 

housing and warehouse/wholesale operations. Based on previously approved developments with similar 

land uses in Canmore, the estimated parking requirements for the proposed development are between 14 

and 32 car parking stalls. 

The proposed short term and long-term bike parking for the development exceeds the needs based on 

the requirements as indicated in the Land Use Bylaw. During the peak period, an estimated 81 bike stalls 

are required to support the development. The proposed development plan includes 100 bike stalls as 

summarized in Table 7. 

The car parking proposed for the development is expected to meet/exceed the demands as surveyed by 

Spring Creek and when compared against other similar uses in the Town. The development also includes 

a generous proposed supply of bike parking for the residential and non-residential uses and is expected 

to meet the needs of the development. 

Should you have any questions or require any further information, please do not hesitate to contact the 

undersigned. 

 

Prepared by: 

 

 

 

 

Reviewed by: 

Chun Man, P.Eng. 

Transportation Project Manager 

cman@mcelhanney.com  

Laurel Flanagan, P.Eng., RSP1  

Transportation Engineer 

lflanagan@mcelhanney.com 
https://mcel-my.sharepoint.com/personal/cman_mcelhanney_com/Documents/Canmore/Gaven/Staff Housing/2022-09-23-SCMV Staff Accommodation Parking.docx 
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This report has been prepared by McElhanney Ltd. at the request of Spring Creek Mountain Village. The 

information and data contained herein represent McElhanney’s best professional judgment in light of the 

knowledge and information available to McElhanney at the time of preparation. Except as required by law, 

this memo and the information and data contained herein are to be treated as confidential and may be 

used and relied upon only by the client, its officers, and employees. 

McElhanney Ltd. denies any liability whatsoever to other parties who may obtain access to this memo for 

any injury, loss or damage suffered by such parties arising from their use of, or reliance upon, this 

document or any of its contents without the express written consent of McElhanney and the owner or its 

agents. 
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ATTACHMENT 5 – SCHEDULE A – CONDITIONS OF APPROVAL 

DEVELOPMENT PERMIT No.: PL20220182 

LAND USE DISTRICT: BVT-G 

APPROVED USE(S): 

WHOLESALE SALES WITH WAREHOUSE 21 UNITS 
OF COMMON AMENITY HOUSING  (76 BEDROOMS) 
3 UNITS OF EMPLOYEE HOUSING 

APPROVED VARIANCE(S): 

MAXIMUM DORMER COVERAGE, 
MAXIMUM FRONT YARD SETBACK, 
MAXIMUM BUILDING AND EAVELINE HEIGHT, 
MINIMUM BUILDING STEP BACK, 
PERMITTED BUILDING MATERIAL TYPES, 
MAXIMUM DWELLING UNIT SIZE, AND MINIMUM 
NUMBER OF TREES. 

MUNICIPAL ADDRESS: 500 BOW VALLEY TRAIL 

LEGAL ADDRESS: PLAN 0512461, BLOCK 7 LOT 1 

APPROVED VARIANCES 

1. To Section 2.8.6.2 of Land Use Bylaw 2018-22, to allow for more dormer coverage on the roof
with 15% and 20% open areas, as shown on the approved plans, instead of 30% as required.

2. To Section 4.6.3.6a of Land Use Bylaw 2018-22, to allow for the building to be 9.62m from the
front property line, instead of the maximum 2.0m allowed.

3. To Section 4.6.3.11 of Land Use Bylaw 2018-22, to allow for a maximum building height of
16.65m  instead of 16.0m.

4. To Section 4.6.3.13 of Land Use Bylaw 2018-22, to allow for building to not step back from the
front building face for a minimum of 70% of the elevation.

5. To Section 4.6.3.14 of Land Use Bylaw 2018-22, to allow for steel as a material as shown on the
approved plans.

6. To Section 4.6.4.13 of Land Use Bylaw 2018-22, to allow for the size of the dwelling units to
exceed 75.0m2.

7. To Section 4.6.6.1 of Land Use Bylaw 2018-22, to allow for a minimum of 4 trees instead of a
minimum of 47.

8. To Section 4.6.9.1c of Land Use Bylaw 2018-22, to allow for an eaveline height of up to 13.4m, as
shown on the approved plans, instead of 11.0m.

140



18 

STANDARD CONDITIONS: 

1. Prior to the release of the Development Permit, the applicant shall enter into a Development
Agreement with the Town of Canmore to do the following:

a. construct or pay for the construction of the municipal improvements, infrastructure and
services required by the development, which may include but shall not be limited to:

• Transportation;
• Water;
• Sanitary;
• Storm; and
• Fire

b. pay the off-site levies imposed by the Off-Site Levy Bylaw; and
c. provide security in accordance with the Engineering Design and Construction Guidelines

(EDCG) to ensure the terms of the Development Agreement are carried out.

2. All construction associated with the approval of this Development Permit shall comply with the
regulations of the Land Use Bylaw (LUB) 2018-22, unless otherwise stated under the approved
variances section of this document.

3. All construction associated with the approval of this Development Permit shall comply with the
Town of Canmore Engineering requirements as outlined in the Engineering Design and
Construction Guidelines (EDCG).

4. All construction associated with the approval of this Development Permit shall comply with the
Tree Protection Bylaw and ensure all tree protection measure are appropriately put in place prior
to the development of the site, where determined necessary by the Town of Canmore Parks
Department.

5. All construction, landscaping and exterior finishing materials are to be as shown on the approved
plans and other supporting material submitted with the application.

6. Any trees, shrubs or other plant material installed as part of the landscaping plan which may die or
are blown over, shall be replaced on an ongoing basis, prior to receipt by the developer of a
Development Completion Certificate.

7. Any roof top mechanical apparatus, including chimneys and vents, shall be screened to the
satisfaction of the Development Authority.

8. Access to the site for emergency vehicles shall be to the satisfaction of the Manager of
Emergency Services.

9. All signs shall require a separate development permit.

10. No occupancy shall be permitted until an Occupancy Certificate has been issued by the Town of
Canmore.
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SPECIFIC CONDITIONS: 
 

1. The applicant shall provide security to the Town of Canmore to ensure the completion of the 
project, in the form of cash or an irrevocable Letter of Credit. The amount should be equal to or 
no less than 1.25 (125%) of the estimated project costs for the project for landscaping and all 
hard surfacing, paving; and, site servicing; both to the satisfaction of the Town. The Letter of 
Credit shall be supplied at the time of the signing of the Development Agreement, and shall be 
in a format acceptable to the Town of Canmore. 

 
2. The Developer shall pay off site levies according to the approved bylaw adopted by Council at 

the time of the signing of the Development Agreement. The Development Agreement shall 
specify the manner of the payment of these monies and all other relevant fees and contributions 
as determined by approved Town of Canmore policy(ies). 

 
3. The Developer shall follow their approved Construction Management Plan. The construction 

management plan submitted shall be followed through all stages of construction. If any problems 
arise where the Town Bylaws are being violated, a Stop Work Order will be delivered without 
warning and all construction shall cease until all problems have been rectified to the satisfaction 
of the Town of Canmore. 

 
4. The Developer is required to provide 35 vehicle parking stalls, 64 long-term bicycle parking stalls, 

36 short-term bicycle parking stalls, and, 1 loading bay, all designed and located as shown in the 
approved plans, and calculated as: 

 

Automobile Parking Calculations 
 

Commercial Requirements 
Minimum of 0 and maximum of 10 stalls per unit = minimum of 0 stalls and maximum of 20 

stalls 

Provided: 5 vehicle parking Stalls 

Residential Requirements 
See Parking Study 

 
Recommended/Provided: 26 vehicle parking stalls and 4 visitor parking stalls 

 

Total Provided: 35 vehicle parking stalls  

Bicycle Parking Calculations 

Commercial Requirements 
Short-term Bicycle Parking = 1339.80m2/100m2 = 13.4 = 14 stalls required Long-term Bicycle 

Parking = 1339.80m2/100m2 = 13.4 = 14 stalls required Provided: 14 short term and 14 
long term 

 
Residential Requirements 
Short-term and Long-term Bicycle Parking required: See parking study. Recommended/Provided: 

50 Long-term and 22 short-term 
5. All on-site parking stalls, and loading spaces shall be graded and paved to dispose of drainage 

to the satisfaction of the Municipal Engineer. 
 

6. The applicant shall obtain a Built Green (GOLD) for this development. 
 

7. The applicant shall use geo-exchange for this development to the satisfaction of the Town. 
 

8. Commitments expressed in the Developer’s Sustainability Screening Report become conditions 
of approval upon the signing of this Schedule A. 

 
9. Any plant material proposed between 0.0m and 1.5m from the building shall be non-

combustible, low growing and of low fire risk. 
 

10. The Developer shall install ‘loading zone’ signage for all loading bays/stalls to the satisfaction 
of the Development Officer. 

 
11. The Developer shall install ‘visitor parking’ signage for all visitor parking stalls to the satisfaction 

of the Development Officer. 
 

12. The Developer shall ensure that the placement of vents and mechanical equipment will 
be screened from the street and will be integrated into the overall building design both to 
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the satisfaction of the Development Officer. 

PRIOR TO RELEASE OF THE DEVELOPMENT PERMIT 

13. Prior to the release of the Development Permit, the applicant shall satisfy Standard Condition
#1 and Specific Conditions #2 and #3.

14. Prior to the release of the Development Permit, the applicant shall pay the following variance

fees: Eight (8) approved variances:
Discretion not limited in Land Use Bylaw 7@ $200.00 = $1,400.00
Discretion limited in Land Use Bylaw 1@ $370.00 = $370.00

TOTAL FEES PAYABLE: $1,770.00 PRIOR TO COMMENCEMENT OF 
CONSTRUCTION 

15. Prior to construction commencement the applicant shall provide a drawing package, letters, or
memos that address comments D1, D2, D4, and D5 of the review document to the satisfaction
of the Municipal Engineer.

PRIOR TO THE RELEASE OF THE BUILDING PERMIT (FOUNDATION WORK ONLY) 

16. Prior to the release of the building permit (for foundation work only), the applicant shall provide
a cross section that shows the foundation and water main (comment E5) to the satisfaction of
the Municipal Engineer.

PRIOR TO THE RELEASE OF THE BUILDING PERMIT (FULL BUILDING) 

17. Prior to the release of the building permit (full building), the applicant shall update all drawing sets
to reflect a curb ramp to access the bicycle parking areas, and to ensure that the bicycles parked
on the east side of the bike racks along the east property line have a minimum of 1.5m clear width
to manoeuvre through to access each stall, to the satisfaction of the Transportation Engineer.

18. Prior to the release of the building permit (full building), the applicant shall place a lockable
door on the bicycle parking area to the satisfaction of the Transportation Engineer. The
applicant is strongly encouraged to situate bicycle parking on the main floor of the building for
ease of access and safety considerations.

19. Prior to the release of the building permit (full building), the applicant shall update all relevant
drawing sets to reflect the installation of bicycle racks in the flex room to park community bikes,
to the satisfaction of the Transportation Engineer.

20. Prior to the release of the building permit (full building), the applicant shall provide land for the
construction of sidewalk and bike path through a public access easement, as an interim step
until a subdivision is completed to transfer the land to the Town, which is required prior to the
release of an occupancy certificate, to the satisfaction of the Transportation Engineer. The
Town will pay all costs associated with subdivision. The Town will relax setback requirements
through registration of agreement on title to ensure the developability of the site as if the
subdivided portion of land was contiguous with 500 Bow Valley Trail.

21. Prior to the release of the building permit (full building), the applicant shall submit engineering
drawings for the offsite improvements (bike path, sidewalk, curb ramps, landscaping, etc.) to
the satisfaction of the Transportation Engineer.

22. Prior to the release of the building permit (full building), the applicant shall submit engineering
drawings for the offsite improvements showing a temporary pathway tie-in to the edge of
pavement at the north property line of the site, to the satisfaction of the Transportation
Engineer. This must be reflected on all drawing sets.

23. Prior to the release of the building permit (full building), the applicant shall submit
engineering drawings for the offsite improvements that include streetlighting, to the
satisfaction of the Transportation Engineer.

24. Prior to the release of the building permit (full building), the applicant shall provide confirmation
from the mechanical consultant that existing service sizing is sufficient for the building demands
to the satisfaction of the Municipal Engineer.

25. Prior to the release of the building permit (full building), the applicant shall provide
updated architectural drawings that show the 1.8m high noise barrier for the common
patio to the satisfaction of the Municipal Engineer.

26. Prior to the Building Permit (full building), the applicant shall obtain permission in principle from
all utility providers that use the URW for the proposed encroachments (roof eave, fence, and sign)
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to the satisfaction of the Development Officer. 
 

27. Prior to the Building Permit (full building), the applicant shall provide updated elevations 
showing enhancements to the entrance area to the building (at the stairwell) to the satisfaction 
of the Development Officer. 

 
28. Prior to the Building Permit (full building), the applicant shall provide updated drawings 

showing stamped concrete, or an equivalent acceptable to the Town, to complete a visual 
pathway from  the sidewalk, to the bike storage area to the stairwell entrance to the 
satisfaction of the Development Officer. 

 
29. Prior to the Building Permit (full building), the applicant shall provide an updated Site Plan 

identifying of the proposed parking, the 4 visitor parking stalls for the residential use of the site 
to the satisfaction of the Development Officer. 
 

PRIOR TO THE ISSUANCE OF AN OCCUPANCY CERTIFICATE 
 

30. Prior to issuance of an Occupancy Certificate, and to the satisfaction of the 
Transportation Engineer: 

a.  the developer shall design and construct of all off site surface works infrastructure 
along the periphery of the development parcel in accordance with the approved 
subdivision design (which shall include sidewalk, bike path, curb ramps, curb and gutter, 
landscaping, signage and crosswalk improvements). 

b. The Town is responsible for the design and construction of all surface works 
infrastructure connecting the development frontage to adjacent facilities at the Spring 
Creek Drive Bridge to the west, and from the development frontage to the intersection of 
Bow Valley Trail and Old Canmore Road to the north. 

c. Costs for changes to storm infrastructure on the frontage of 500 BVT will be 
funded equally by the Town and Developer. 

d.  All offsite infrastructure will be constructed by the developer. Pricing for Town funded 
infrastructure will be obtained through an open and transparent procurement process 
consistent with the Town’s purchasing policy. 

e. Above commitments are contingent on budget approvals for Town funded infrastructure. 
 

31. Prior to an Occupancy Certificate being issued for the development, the applicant shall enter into 
a Maintenance Agreement with the Town to ensure proper maintenance of the trees planted in 
the road right of way to the satisfaction of the Development Officer and Municipal Engineer. 

 
32. Prior to an Occupancy Certificate being issued for the development, the applicant shall provide 

to the Development Officer the Built Green Certification (GOLD), or, confirmation from the 
Energy Advisor for the project that the constructed building will meet the requirements for the 
certification, with the certification to follow within a time period that is satisfactory to the 
Development Officer. 
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Written submissions received in support of the appeal against PL20220182 

 

Please be advised that written submissions were received in support of this appeal from the following 
parties: 

309061 Alberta Ltd. (Appellant)  P.O. Box 8481, Canmore 

Edwin Skochylas    101 Montane Rd., Canmore 
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Louise Bates

From: Skocheps 
Sent: December 27, 2022 11:10 AM
To: Shared.Planning
Subject: re: reference PL20220182

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 

As an owner and resident of a unit within the Grizzly building of the Lodges at Canmore located on 
Montane Rd,  I am opposed to ANY further development , particularly commercial/wholesale, at or 
near the already VERY BUSY traffic circle.   The increased noise and volume of traffic in recent years 
with the destruction of the vegetation is awful, and my opinion of the cosmetics of the most recent 
commercial building is that it is very unattractive. I suspect  there are other areas in the town which 
could serve the same purpose .   Too much construction near Spring Creek cannot be healthy.   
 
Respectfully submitted 
 
Edwin Skochylas  
Unit 110, 101 Montane Road, Canmore 
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Written submissions received in opposition to the appeal against PL20220182 

 

Please be advised that written submissions were received in support of this appeal from the following 
parties: 

Michelle Ouellette of McElhanney on behalf of the Owner: Frank Kernick 
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Louise Bates

From: Michelle Ouellette <mouellette@mcelhanney.com>
Sent: December 28, 2022 2:08 PM
To: Shared.Planning
Cc: Frank Kernick (springfrank@gmail.com)
Subject: SDAB Hearing PL20220182 - Submission in Opposition to Appeal
Attachments: Appendix A Common Amenity 4 Bed.pdf; Appendix B Parking Study.pdf; Appendix C 

Landscaping Plans.pdf; Appendix D Building Facade Illustrations.pdf; Appendix E 
Railway Noise Report.pdf; SDAB PL20220182 Cover Letter 2022.12.28.pdf; SDAB 
PL20220182 Letter F Kernick 12-28-2022.pdf

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 
Hello Ms. Bates,  
 
Please find attached our submission in opposition to the appeal on the development permit for Mixed Use Building 
containing: 1 unit Wholesale Sales with Warehouse, 21 units of Common Amenity Housing and 3 units of Employee 
Housing; 500 Bow Valley Trail. 
 
If you have any concerns or difficulty with the attached package, please let me know. 
 
Thank you, 
 
Michelle 
 
 
 
Michelle Ouellette, MBA, BSc, RPP, MCIP 
Division Manager, Planning 
McElhanney 
203 – 502 Bow Valley Trail | Canmore, AB  T1W 1N9 
D 403 621 1446 | 
mouellette@mcelhanney.com | www.mcelhanney.com 
 
McElhanney’s Alberta Planning Services – How can we help you? 
  
Connect with McElhanney: Facebook  | Twitter  | LinkedIn 
 
 
 

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 
this pictu re  
from the  
In ternet.
McElhanney 

This message and attachment may contain privileged and confidential information. If you are not the intended recipient, please notify us of our error, do not 
disseminate or copy this communication, and destroy all copies.  
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https://digital-camscanner.onelink.me/P3GL/w1r4frhy
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Our File: 2531-115-2400 

December 28, 2022 

Canmore Subdivision & Development Appeal Board 
902 7th Avenue  
Canmore AB T1W 3K1 
via email: sdab@canmore.ca 

Attention: Subdivision & Development Appeal Board Chair and Members 

SDAB Hearing – PL20220182 

The below information is provided to the Board for consideration on behalf of Mr. Frank Kernick, 
President, Spring Creek Mountain Village, to oppose the appeal being made for the approved 
Development Permit for Mixed Use Building containing: 1 unit Wholesale Sales with Warehouse, 21 units 
of Common Amenity Housing and 3 units of Employee Housing, located at 500 Bow Valley Trail; Lot 1, 
Block 7, Plan 0512461. The Hearing is scheduled for January 5, 2023. 

BACKGROUND 
The Development Permit was approved on November 17, 2022, in accordance with the Canmore Land 
Use Bylaw 2018-22 as amended, and the Canmore Subdivision Authority, Development Authority, and 
Municipal Planning Commission Establishment Bylaw 2019-07 as amended. 

The Development Planner exercised discretion to allow for variances to accommodate the development 
in accordance with Section 1.14 and Section 4.6.9.1 of the Canmore Land Use Bylaw (LUB). Generally, 
these variances were made to accommodate the site context and constraints and to provide for staff 
accommodation on the site located at the entrance to the Spring Creek Mountain Village, a landmark 
development in the heart of the Town of Canmore.  

The land use district for the site is BVT-G Bow Valley Trail General Commercial District, and the 
applicable Statutory Plan for the site is the Bow Valley Trail Area Redevelopment Plan bylaw 11-2012. 
Amendments to both the district and the statutory plan were made by Town Council on May 4, 2022, to 
accommodate the development of Common Amenity Housing and Wholesale Sales on this site and 
provide for some flexibility to the built form in the land use district under LUB 4.6.9 Special Variance 
Considerations where Perpetually Affordable Housing, Employee Housing or Common Amenity Housing 
are proposed. Instead of presenting Town Council with a Direct Control district for the site for 
consideration, it was decided that the Town overall would benefit from adding some incentives to both the 
Area Redevelopment Plan and the BVT-G for developments to include these much-needed housing 
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forms in Canmore. During the statutory plan and land use bylaw amendment process there were several 
public engagement sessions held as well as the Public Hearing held through the Town Council approval 
process. 

Many of the Appellants concerns really have no impact on their land as their land is across Spring 
Creek Drive, not adjacent, especially concerns such as Building Design, Definitions of Common 
Amenity Housing, Landscape Design, Railway Guidelines.  For parking concerns, there are Town 
wide parking concerns which are understandable. Parking is controlled by the owner on private 
property. Simple solutions like use of signage and indicating that the land is private property is 
the property owners’ responsibility.  Other concerns like intensity of use are permitted by the 
Land Use Bylaw, which are met with the development proposed.  The issue of on-site 
management is discussed for information only purposes, however, this is not a Land Use bylaw 
issue. Noise issues are dealt with in the Community Standards Bylaw, Bylaw 2022-16 as amended.  

SUMMARY OF APPEAL AND RESPONSES IN OPPOSITION 
Item Complaint and Response to Complaint 

1) 

Definition of common amenity housing not met, Page 339 of the L.U.B. defines common 
amenity as "a building with separate sleeping facilities and common washing, sanitary and 
kitchen facilities". 

a. Both employee housing and PAH (perpetual affordable housing) have a 
number of guidelines to ensure that the intended use is protected. Common 
amenity housing is a relatively new type of allowed dwelling. 

b. The design of common washing, sanitary and kitchen facilities distinguishes 
common amenity vs. a 4 bedroom apartment. 

Response 
1) a. b.  

The common amenity housing in the proposed building provides for common washing, 
sanitary and kitchen facilities common to bedroom units on each floor. Each of the 
common amenity units have 4, 3 or 2 bedrooms and with a small bathroom for each 
bedroom and a common kitchen facility. The 4-bedroom unit has eight separate fridges 
and cupboards. There is a common laundry room on two of the floors and a common patio 
and recreation room for the whole building   This configuration provides an affordable and 
comfortable housing option. The staff housing agreement is also tied to there employment 
with a 24-hour lease.  If they quit or get fired, they have 24 hours to leave.  A diagram of 
the 4-bedroom common amenity housing unit is attached as Appendix A.  Each unit is 
designed that the two single beds and can be put together as one bed if a couple is 
sharing the room or if its offseason and one person just can have a larger bed.   

The BVT-G District was amended to include Common Amenity Housing (or Perpetually 
Affordable Housing, or Employee Housing) as part of a mixed-use building including 
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Wholesale Sales on the main floor and that this housing would be allowed at a ratio of 1 
Bedroom per 20m2 of Wholesale Sales area. And further where there is a Warehouse 
developed on the main floor accessory to the Wholesale Sales. That Common Amenity 
Housing be provided at a ratio of 1 Bedroom per 10m2 of Warehouse area.  

The Common Amenity Housing proposed meets the regulations of the district and meets 
the intent of the definition in the Bylaw and intensity of use. 

2) 

Parking Concerns  

a. Increasing the maximum dwelling size and effectively increasing the number of 
bedrooms per unit will put an increased strain on parking. 
i.6. To Section 4.6.4.13 of the Land Use Bylaw 2018-22, to allow for the size of the 
dwelling units to exceed 75.0m2 

b. Parking studies for common amenity to be done a future date. Little room on site 
to provide additional stalls if required. 

c. Concern for a change of use for the main floor commercial, which is providing 4 
stalls for 1339.8 m2. Where as approximately 26 stalls would be required if used 
as a Retail Sales space. Section 2.7.1.2 of the L.U.B. states" a change of use 
application shall not require additional automobile parking stalls, regardless of the 
purposed use." 

d. The majority of parking is visible from Bow Valley Trail contrary to section 11.4.2.1 
of the L.U.B "Vehicle parking shall be located behind buildings, underground or at 
the interior of the block. "  

e. Site considerations, no on street parking nearby, surrounded by Bow Valley Trail 
and the Railway. 

Response 
2) a. b.  

The Canmore LUB requires that a parking study be provided to determine the parking 
necessary for a Common Amenity Housing development. A parking study was provided to 
the Town of Canmore in support of this development permit dated November 16, 2022. 
According to the study the total maximum number of parking stalls required for the 
development is 34. Of these, it is assumed that 6 are provided for the non-residential use 
and 24 are required for the staff housing building, and 4 are required for visitors. The 
parking study provides an analysis of travel patterns for employees and seasonality and 
the parking demand ranges will fall within a range with a minimum of 9 and maximum of 
29 stalls in demand during shoulder to peak season. The 35 parking stalls being provided 
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in the development permit exceeds both the required number in the LUB and those 
required based on the seasonal parking demand analysis. 

A copy of this parking study is included to this report as Appendix B. 

If the residential component of the development were all classified as Employee Housing 
Units the required parking in the LUB would be for 24 parking stalls plus 4 visitor parking 
stalls. No parking is required by the land use bylaw for Wholesale Sales or Warehousing. 
Therefore, a minimum of 28 parking stalls would be required. This development is 
providing 35. 

Response 
2) c. 

The first floor, Warehousing and Wholesale sales is being sold to an existing long term 
furniture store in Canmore.  Castle Mountain Home Furnishings. They have been leasing 
their current space for over 30 years.  There is no intention to change the use on the site. 
Spring Creek and Castle Mountain partnered on this development as it created a win/win 
for both companies.  It is also the intent to allow the parking to be shared as the Wholesale 
Sales will be used more during the day and housing more at night.  

The Bow Valley Trail Area Redevelopment Plan Bylaw 11-2012 includes policies which 
limit general retail as amended by Town Council on May 4, 2022: 

“6.2.3.1 Retail Uses 
1. General Retail  
Retail store size shall continue to be restricted to less than 150m2, except where 
development incentives are provided, including to use limitations in the ARP to 
encourage common amenity housing, employee housing, or perpetually affordable 
housing. The specific incentives are specified in the Land Use Bylaw District for 
BVT-G. [2021-20] This restriction has been in place since the late 1990s and is 
meant to focus larger retail stores in the Town Centre and Gateway Commercial 
districts in accordance with the Municipal Development Plan.” 

And within the LUB BVT-G District: 

“4.6.4.5 Wholesale Sales shall only be permitted when as part of a mixed-use 
development that includes Perpetually Affordable Housing, Employee Housing, or 
Common Amenity Housing at a ratio of 1 Bedroom per 20 m2 of Wholesales Sales 
area, rounded up to the nearest full bedroom. The maximum GFA of a Wholesale 
Sales is 950 m2. [2021-21] 

4.6.4.6 The maximum GFA of a Warehouse development is 250 m2. An increase 
of up to 250 m2 is permitted where the Warehouse is accessory to a Wholesale 
Sales development, and the development includes Perpetually Affordable 
Housing, Employee Housing, or Common Amenity Housing at a ratio of 1 
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Bedroom per 10 m2 of Warehouse area, rounded up to the nearest full bedroom. 
[2021-21]” 

Response 
2) d. 

The parking is designed to accommodate the regulations in Section 11.4.2.1 along with 
the other regulations in Section 11.4.1 in the LUB dealing with building placement which 
require that the building is located towards the street frontage on both roadways as it is a 
corner site. The site development plan accommodates both placing parking to the rear of 
the building and addressing both street frontages with the building (Spring Creek Gate and 
Bow Valley Trail). Further, the parking located on the northwest side of the building will be 
screened from view from Bow Valley Trail using landscaping including a berm and 4 large 
trees as can be seen on the landscape plan, and is well separated from the roadway due 
to the location of the utility right of way along the frontage of the site. As shown on 
landscape plan there is a grouping of existing large trees which will be and will screen any 
parking on the north of the site.  Please refer to Appendix C for the plans showing the 
landscaping details at this location.  

 

The Appellant owns their own land and its up to them to make sure no one parks or 
trespasses on their site.  Illegal campers are found on their land and the owners have not 
done anything about it. If employees of Spring Creek Mountain Village were to park on 
their land or any hotel customers from across Bow Valley Trail are parked there, the 
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owners are responsible to manage this situation and have mechanisms to use such as the 
use of signage, and contacting the RCMP.  There is currently no signage or security to 
protect their private property.  There is a rental equipment operation (R-Joy Rentals) on 
their land, with no approved Development Permit or Business Licence to be storing or 
renting equipment on this site. 

Response 
2) e. 

The complaint here is unclear, however if it relates to the consideration of the site when 
designing the building layout and parking areas, this was carefully considered.  No Street 
parking is permitted or required on Bow Valley Trail or in this area of Spring Creek Drive. 

3) 

Architectural standards 

A number of variances being sought such as eaves line, dormers, height and step back 
considerations contribute to this project not meeting the architectural guidelines set forth 
by the town. 

a. No corner feature, as per standards with a corner lot development 11.5.1.6 of 
L.U.B. 
"buildings on corner sites must address all facing streets, adjacent buildings 
as well as buildings on opposing corners. Buildings should acknowledge this 
special site condition by creating visual focal points at the corner such as a 
circular bay window, a large roof dormer, a front entry porch facing the corner 
or an overall building form that faces the corner rather than one street in 
particular. Buildings should "turn the corner". (see Fig. 40a-b) 

This can further be accomplished by continuing the same exterior materials and colours 
around the building to all street exposures, repeating window pattern on both sides, or 
continuing elements such as porches, verandahs, roof overhangs and balconies around 
the corner" 

b. Lack of steeply pitched roofs and distinct middle and top as per 11.5.3.5 of the 
L.U.B. 
"Building designs which divide the structure into a distinct base, middle and 
top are required. Steeply pitched roofs with large overhands, a transparent 
(windows) middle section, complemented by a strong stone or masonry base 
reflect traditional mountain design in Canmore" 

c. Variance on height and lack of stepping back the floors in context to the 
neighbouring property section 11.5.3.6 of the L.U.B. "Buildings should 
respond to their context by sensitively addressing the scale and massing of 
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adjacent buildings. This can be achieved by matching existing building heights 
or by stepping back the upper floors." 

i. To Section 2.8.6.2 of the Land Use Bylaw 2018-22 to allow for 
more dormer coverage on the roof with 15% and 20% open areas, as 
shown on the approved plans instead of 30% as required. 

ii. To Section 4.6.3.11 of the Land Use Bylaw 2018-22 to allow for a 
Maximum Height of 16.6m instead of 16.0m 

iii. To Section 4.6.3.11 of the Land Use Bylaw 2018-22, to allow for 
building to not step back from the front building face for a minimum of 
70% elevation 

iv. To Section 4.6.9.lc of the Land Use Bylaw 2018-22, to allow for 
an eave line height of up to 13.4 meters as shown on the approved plans 
of 11.0m 

Response 
3) a. 

The building has been sited to address the corner and the flanking roadways to the extent 
possible due to the 8 metre Town of Canmore Utility Right of Way on Bow Valley Trail and 
the land donation from Spring Creek and Castle Mountain to the Town of Canmore on the 
south to allow for the continuation of the complete streets projects to create large bike and 
pedestrian lanes. The façade consists of architectural features consistent with the clause 
in 11.5.1.6 of the LUB where: 

“11.5.1.6. This can further be accomplished by continuing the same exterior 
materials and colours around the building to all street exposures, repeating 
window pattern on both sides, or continuing elements such as porches, 
verandahs, roof overhangs and balconies around the corner.” 

 

Response 
3) b. c. 

In the LUB, Section 4.6.9 Special Variance Considerations within the BVT-G District, the 
following applies to the site and were amended to accommodate this project by Town 
Council on May 4, 2022. 
 
“4.6.9.1  Notwithstanding the variance regulations set out in 1.14, the following 

variances may also be considered within this District: 
 

a.  Where the Development Authority is satisfied that the 
architectural integrity of a building would be enhanced, variances 
may be granted to allow 20% of the building to exceed the 
maximum.” 

 
As demonstrated with the Roof plan, DP-06, 15.4 % of the roof area is above the 16.0m 
height. The formation of an 8:12 full working roof for the development is acceptable to 
receive the variance within the 20%. A design option to flatten the roof once the 16.0m 
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height was achieved was explored but found that it did very little to diminish the scale of 
the building from grade. 
 

“c.  The required eave line height of a proposed mixed-use 
development which includes Perpetually Affordable Housing, 
Employee Housing, or Common Amenity Housing above the 
main floor, may be raised to 11.0m where: 

 i.  the development includes a full story dedicated to 
Perpetually Affordable Housing, Employee Housing, or 
Common Amenity Housing above the main floor, 

ii.  where the Development Authority is satisfied that the 
intent of the “Massing and Scale Guidelines” in Section 
11: Community Architectural and Urban Design 
Standards are met, and 

iii. where the Development Authority is satisfied that there is 
no impact on access to light for neighbouring properties, 
the protection of views from neighbouring properties and 
the privacy for neighbouring properties. [2021-21]” 

 
Since this project meets the requirement of having at least of full storey dedicated to 
employee or common amenity housing we have kept the exterior perimeter of the eave, 
facing adjacent properties or streets between 9.0m and 11.0m. The only area where this is 
seemingly not achieved is on the interior courtyard eaves, which are situated 13.7m from 
grade, only 8.3m form the 2nd floor level which is what the eave mostly interacts with. This 
meets the intent of not restricting access of light to neighbouring properties and protects 
their views. 

 
 
“2.8.6.2  Dormers may affect the perceived height and pitch of a roof. Dormers 

shall be compatible in size, scale, and placement with the rest of the 
building and shall ensure that: 
a.  The main roof peak is directly connected with the eave line to 

allow light penetration (into required yards and reduce overall 
building mass) for a minimum of 30% of the linear distance of the 
building wall; and 
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b.  The wall of any dormer is set back a minimum of 0.6 m from the 
outermost corners of the wall directly below the dormer as shown 
on Figure 2.8-7.” 

 

With the current roof design for the Project, the 30% of linear distance of building wall 
requirement for dormers has been met on the North elevation with 32%, the East elevation 
sits at 16% and the South at 21%. Both interior elevations North and West have 0%. 

Although the 30 % is not achieved on all elevations, and since the building is required to 
be set back much further than the minimum required yard setbacks due to the utility rights 
of way (URW’s), the minimum required setbacks do achieve the intent of not impeding 
light penetration into the neighbouring properties or yards. 

A roof plan was examined that would achieve the 30% on all elevations Including the 
interior courtyards, but to achieve this, removal of 8 bedrooms throughout the 4th Floor 
would be required. This is caused by the ceiling height not reaching 8’-0” in these direct 
connect roof areas until 11’-9 into the bedroom, it doesn’t even achieve a min. 5’-0” height 
for 7’2”. We can’t raise ceiling as we can’t raise the roof or connected eave.  

 

Maintaining the number of housing bedrooms which can be developed within the project 
warrants the variance to this clause of the LUB. 

“11.5.4.3  Areas greater than 15% of the roof that are flat or roofs with very shallow 
pitches (5:12 or 20 degrees or less) may only be considered when: 

a.  They provide architectural variety, not additional floor space; or 

b.  They are designed as a green roof; or 
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c.  When required for the installation of solar energy collection devices; 
or 

d.  When it can be demonstrated that building massing is acceptable 
with consideration of views, overshadowing, and continuity of scale.” 

Currently 37.2% of the roof area is 5:12 or less with the current roof design. Even with the 
reduction of the dormer areas to achieve section 2.8.6.2 there would be a limitation to get 
the roof area less than 5:12 to 23% and as stated above this would require the loss of 8 
bedrooms within the 4th floor. As stated above due to the increased setback of the building 
the views and any overshadowing concerns are negated. Either way does not impact the 
Appellants land across Spring Creek Drive.   
 
“4.6.3.13  Floor area above the eave line shall be incorporated into the roof structure 

and step back from the front building face for a minimum of 70% of the 
elevation.” 

 
Due to the nature of the common amenity design, the rooms that are just big enough to fit 
a 36” desk a twin bed and a 3’-0 closet, along with a minimal bathroom and 36” hallway, 
there isn’t room within these units to set back the wall on the 4th floor from the design on 
the 3rd.  

      
 
With the room configured with the 2 twins pushed together to make a couple’s room the 
distance is needed to keep access to both sides of the bed. 
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A reduction of 12” would have a large impact on the rooms but very little on the exterior 
mass of the building. 
 

4) 

Less than 10% of trees required are being provided (4 vs 47) 

a. "7. To Section 4.6.6.1 of the Land Use Bylaw 2018-22, to allow for a minimum of 4 
trees instead of a minimum of 47 trees." 

Response 
4) a. 

In Section 11.4.3 in the LUB, landscaping standards are provided.  
“Landscaping is intended to complement a building’s architectural character, enhance the 
public realm, and facilitate sustainable water use and drainage strategies.  

To meet the landscaping standards outlined in the LUB, a proposed landscape plan was 
prepared and submitted with this application. 

“11.4.3.1            Detailed proposed landscape plans for sites must be submitted with 
development applications. Open spaces should be designed from the 
beginning to have meaning and utility and not just space that is left over 
after the building is designed. 
 

11.4.3.2              Landscaping should be used to activate building facades, soften, or 
highlight important architectural features, screen less attractive elements 
(e.g. utility installations) and add colour, texture and visual interest. (See 
Fig. 30) 

 
11.4.3.3              Creating semi-public outdoor spaces (plazas, courtyards, patios and 

gardens) is encouraged in larger projects. These areas should be well-
defined by buildings and landscaping to encourage human activity by 
providing shade, vegetation and sitting areas for social interaction. (See 
Fig. 31a and 31b) 

 
All the above was considered when the team landscape architect and engineer designed 
the landscaping for this site.  First there was a large 8-meter Town of Canmore Utility 
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Right of way on the front of the property so large trees cannot be planted in this area 
instead it was agreed shrubs will be planted instead on the site. Instead of the 47 trees 
and 47 shrubs there is over 180 shrubs plus 5 trees on the site being planted.   It was 
agreed also the Spring Creek and Castle Mountain would donate land to the Town of 
Canmore and build at their cost on this site the bike lanes and wide sidewalks to help the 
Town continue with its complete street’s projects.  A semi-public sitting area was also 
added to the site off the large complete streets sidewalks to be enjoyed by everyone. A 
large second floor patio area for the residents which faces northeast has been provided 
which will have barbeques, picnic tables, gas fire pit and other amenities.  
 

5) 

5) Concerns over Railway Proximity Guidelines. When a substantial amount of 
residential and commercial is being built within 30m of the railway the following applies: 

a. As per 3.10.1 M.D.P. 2016-03 "Development proposals adjacent to the railway 
should have regard for the guidelines for new development to railway operations" 

b. 3.10.2 M.D.P. 2016-03 Where Guidelines cannot be met a qualified professional 
may be engaged by the developer to purpose mitigation measures to reduce the level of 
risk and nuisance to an acceptable standard. 

c. 2.4 of 2013-05-29 Guidelines for New Development in Proximity to Railway 
Operations states "challenges associated with new residential development" "Residential 
development is particularly challenging in the context of a railway environment. As noted 
safety, noise and vibration issues become more significant when dealing with residential 
development." 

Response 
5) a. b. c. 

The Guidelines for New Developments in Proximity to Railway Operations were 
completely followed.  First with the size of the building, use and setback required was 
analysed both by the project team and the Town and it did not require any additional 
safety measures due to the railway operation. A report was prepared by the project noise 
and vibration consultant and was submitted, see Appendix E, to the development authority 
and all recommendations have been implemented as part of the development proposal.  

Additional 
Reasons 

Additional reasons: 

No covenants or restrictions to ensure that units will not be condominiumed and sold to 
out-of-town residents 

The proposed development does not provide onsite management to control noise, 
insufficient parking nor garbage mishaps, leaving adjacent property owners to deal with 
such issues. 
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The intensity of use as proposed will have significant negative impact on the safe and 
peaceful enjoyment of adjacent owners. 

Response 
to 
Additional 
Reasons 

This development is the first large scale staff housing complex being proposed in 
Canmore.  Spring Creek requires this for all of its long-term business operations. This 
includes The Malcolm Hotel, a 124 room conference hotel, which includes the Stirling Grill 
and Lounge and Pulse Coffee Shop, Origin of Spring Creek seniors building in Canmore 
along with the Mine Shaft Tavern, Spring Creek Vacations that manages currently 50 
Vacation condos, and the current landscape and construction crews that continue to build 
and service all of Spring Creek. Starting next year will be development of two other hotels 
with up to another 126 rooms.  Spring Creek has been using old mobile homes in the back 
of the site for years for its staff housing, but with the current rate of development these 
must be removed over the next few years.  There is no way these will be sold or converted 
to condominiums as Spring Creek and all its businesses would end up with no staff.  This 
is why large hotel owners like the Banff Springs in Banff and Cariboo Properties have had 
staff housing for decades.  This would also require a subdivision application to the Town of 
Canmore.   

To the second concern, Spring Creek Mountain Village has less issues with the staff 
accommodations than with the vacation condos or the long-term rentals.  First these are 
nightly rentals.  These leases are done this way throughout the valley and in many other 
communities as its tied to the employees terms of employment.  Their employment is also 
tied to their conduct in staff housing.  As many work shift work there is zero tolerance for 
parties or disruption to other residents.  With the Appellants property being so far away 
there will be no impact to their property.  There will be a minimum of one on-site manager 
which is why there are 3 one-bedroom units and an office for the on-site manager who will 
be responsible for the staff housing on behalf of all of the Spring Creek businesses. 

The proposed land use is similar in nature to other residential and mixed-use 
developments located on Bow Valley Trail and will not create impacts to the adjacent sites. 
Vacant sites are also included in the same land use designation in the LUB under the 
BVT-G District and Bow Valley Trail Area Redevelopment Plan and will be developed with 
a compatible land use in the future.  

To the north of the site is a commercial office building, to the west the rail line and mixed-
use developments as part of the Spring Creek Mountain Village, separated by the railway 
and Policeman’s Creek. To the east of the site across Bow Valley Trail are a vacant sites 
and other mixed use residential and commercial developments accommodating Tourist 
Homes and services for the travelling public. The Appellants Land to the south of the site 
is vacant except for the not permitted use of Rental Equipment and Storage. 
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CLOSING COMMENTS 
A recent article in the RMO on December 22, 2022, highlights again that the living wage in Canmore is 
the highest in Alberta. What this means is that residents, business owners, employees have much higher 
living expenses than other communities in Alberta and require more of their wage income to afford basic 
needs such as housing. The Annual Living Wage Network published the living wage in Canmore to be 
$32.75 per hour, while in Calgary it is $22.40 per hour. The development of this project will address a 
need to provide for staff accommodation that is affordable and comfortable, is compatible with the 
adjacent land uses, and meets the regulations set out in the Land Use Bylaw and the applicable statutory 
plans.  

Sincerely, 
McElhanney Ltd.  

 
Michelle Ouellette, MBA, BSc., RPP, MCIP 
Division Manager, Planning 
mouellette@mcelhanney.com | 403-621-1446 

 

 

 

 

 

Attachments 

Appendix A Common Amenity 4 Bedroom Unit 

Appendix B Parking Study 

Appendix C Landscaping Plans 

Appendix D Building Façade Illustrations 

Appendix E Railway Noise Report 
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File No.: 25311151800  

TECHNICAL MEMO 
To 

Frank Kernick, President 

Spring Creek Mountain Village 

From 

Chun Man, P.Eng. 

Calgary - Transportation  

Re 

Spring Creek Mountain Village – Parking Review 

Date 

November 16, 2022 

1. Background 

This parking review was completed in support of the common amenity housing development proposed at 

500 Bow Valley Trail in Canmore, Alberta, to illustrate the expected unique parking demands based on 

experience from other resort communities within the Bow Valley Region. 

The proposed common amenity housing development includes 24 units (79 bedrooms) distributed over 

three levels. The street level of the development will include warehousing and wholesaling operations 

with just over 1,300 sqm dedicated to these non-residential uses. 

2. Bylaw and Parking Study Review 

The Town of Canmore Land Use Bylaw provides guidance related to parking minimums and maximums, 

having adopted some of the findings from a parking study completed in 2018. This study explored 

traditional parking stall allocation practices to determine whether these practices should continue, while 

considering the modern understanding of parking related to land, environmental, and maintenance 

impacts (among many others). 

The 2018 Parking Study1 found that: 

• Parked vehicles at businesses only exceeded the 85% threshold of parking spaces provided 

during 21% of the business operating hours.  

o e.g.: 90 minutes out of an eight-hour day 

 
1 Town of Canmore – Integrated Parking Management Plan 

Appendix B Parking Study
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• Parking space provided is significantly under-utilized when considering all business operating 

hours. 

The Land Use Bylaw provides general regulation in Section 2.7 (Parking and Loading Requirements) for 

the uses proposed for the development at 500 Bow Valley Trail.  

Wholesale and warehousing operations do not have a specified parking minimum requirement and are 

restricted to a maximum of 10 stalls regardless of size of the operations. 

While there are no specific uses that align with common amenity housing in the Land Use Bylaw, similar 

uses were considered. Parking rates for similar uses from the Town of Canmore Land Use Bylaw are 

summarized in Table 1.  

Table 1: Car Parking Rate per Land Use Bylaw (Number of Stalls) 

Use Visitor Min. Parking Max. Parking 

Warehousing/Wholesale N/A - 10 

Apartment Building (per unit) 0.15 1 3 

The Land Use Bylaw also provides guidance for bike parking requirements as illustrated Table 2. 

Table 2: Bike Parking Rate per Land Use Bylaw (Number of Stalls) 

Use Short Term Long Term 

Warehousing/Wholesale (per 100 sqm) 1 1 

Apartment Building (per unit) 0.25 1.5 
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3. Proposed Development Parking  

3.1. CAR PARKING DEMAND 

Based on the Land Use Bylaw, the total minimum number of parking stalls required for the proposed 

development is 34. It was assumed that 6 car stalls would be provided for the non-residential 

warehousing and wholesale uses considering the expected parking turnover for a retail/commercial 

business of the proposed nature. Table 3 provides a summary of the parking demand without considering 

staff behaviours and travel patterns (based only on the Land Use Bylaw).  

Table 3: Car Parking Demand per Land Use Bylaw 

Ref. Use Quantities 

Min. 

Parking 

Rate 

Estimated 

Demand 

1 Warehousing/Wholesale 1.4 ksm - 6 

2 Apartment Building (per unit) 24 units 1 24 

2a Visitor Stalls 24 units 0.15 4 

 Total Parking Demand (1+2+2a) 34 

Note: ksm – thousand square metres  

A recent parking needs survey conducted by Spring Creek Mountain Village received responses from 

50% of staff members. It was assumed that those who did not respond will not require on-site parking, 

travel to work by other means, or have other car arrangements during the working hours. Of those who 

responded, approximately 30% of the staff drive to work, with the remaining 70% arriving to work by 

active modes (walking or cycling). 

A similar parking trend was recorded at Banff Caribou Properties. Management/operators observed about 

10% of staff occupying the parking stalls provided over the working season (parking demand/requirement 

of stalls was equal to 10% of the number of staff members). 

Spring Creek Mountain Village is planning to have 80 full time staff members over a 12-month period. 

During the peak season, it is estimated that a total of 158 staff members could be housed (up to 78 

additional staff) to support the periods of highest tourist demand. However, the likelihood of reaching up 

to 158 staff members is low and represents a rare event/conservative estimate. 

Assuming the parking behavior trends for hospitality staff remain similar to the recent observations made 

in Canmore and Banff, the parking demand for amenity housing is expected to fall within the ranges 

summarized in Table 4.  
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Table 4: Estimated Car Parking Demand Based on Site Observations 

Time Period Staff Min. Parking2 Max. Parking3 

Residential – Shoulder Season Demand 80 4 12 

Residential – Peak Season Demand 158 8 24 

Non-Residential Demand4 - 5 5 

TOTAL MINIMUM EXPECTED DEMAND 95 

TOTAL MAXIMUM EXPECTED DEMAND 29 

The expected vehicle parking demand is between 9 to 29 stalls. The minimum scenario reflects the 

combination of minimum parking for residential shoulder season demand and minimum parking for non-

residential demand. The maximum scenario reflects the combination of maximum parking for residential 

peak season demand and maximum parking for non-residential demand.  

The proposed 35 car parking stalls are expected to support the parking demands for the common amenity 

housing, and warehouse operations during the shoulder and peak season. This is based on 

understanding of the shoulder demand being between 4 stalls to 12 stalls, and an increased demand 

expected during the peak season of between 8 stalls and 24 stalls. It is assumed that the warehouse 

parking demand will remain consistent through out the year. As such, the proposed design is expected to 

provide additional capacity throughout the season. 

As previously stated, the peak season staff numbers represent a worse case scenario as forecasted by 

Spring Creek operators. The proposed development plan provides 35 parking stalls, including 30 stalls 

available for common amenity residents and five stalls dedicated to the wholesale and warehousing 

business during operational hours. These non-residential parking stalls can be utilized by resident staff 

and visitors outside of the wholesale and warehousing business hours, as required. 

Previously approved developments6 of similar land use in Canmore indicate car parking rates that range 

from 0.175 to 0.4 stalls per bedroom. Based on the proposed 79 bedrooms at 500 Bow Valley Trail, these 

rates result in a parking requirement of between 14 and 32 car parking stalls, which further validates the 

adequacy of the proposed 35 parking stalls. 

  

 
2 80x0.50x0.10=4 – 10% Banff Operations 
3 158x0.50x0.30=23.7 – 30% Canmore Response 
4 Assumed 50% of max LUB Rate. 
5 Min: 4+5=9; Max: 24+5=29 
6 Peaks of Canmore 
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3.2. BIKE PARKING DEMAND 

Bike parking for the proposed development based on the Land Use Bylaw is summarized in Table 5. 

Malcom Hotels and Spring Creek Vacations are also planning to provide staff with community bikes to 

decrease vehicle demand when travelling within the development or to other destinations within the Bow 

Valley. 

Table 5: Bike Parking Demand Per Land Use Bylaw 

Ref. Use Quantities 
 Short Term 

Rate 
Long Term 

Rate 
Estimated 
Demand7 

1 Warehousing/Wholesale 1.4 ksm 108 10 28 

2 Apartment Building (per unit) 24 units 0.25 1.5 42 

 Estimated Bike Parking Demand  68 
Note: ksm– thousand square metres  

When considering the staff travel behaviors recorded from the survey, it is expected that 70% will choose 

to walk or bike to work. The survey indicated that 5% of staff have biked to work in the past. To 

encourage bike usage amongst staff members, Spring Creek will provide 10 community bikes (bike 

shares) for employees to encourage reduced car travel within the Town and Bow Valley Region. 

Considering the shoulder and peak season staff count variations, the analysis assumed that 50% of the 

remaining staff (those who did not respond to the survey) would travel by bike, a 10X increase from the 

survey results. Table 6 summarizes the expected bike parking demand of the remaining staff. The 

analysis suggests that during peak demand, an estimated 81 bike stalls are required to support the 

development during the peak season. 

Table 6: Estimated Development Bike Parking Demand  

Ref. Time Period Staff Bike Parking Stall Demand9 

1 Shoulder Season Demand 80 28 

2 Peak Season Demand 158 55 

2a Non-Residential Demand10 - 28 

 Total Parking Demand (2+2a) 81 

Table 7 summarize the provided short-term and long-term bike parking. For the common amenity 

housing, the development proposes 72 stalls which is much greater than what is required per land use 

bylaw. For the non-residential use, 28 stalls will be provided for the warehousing use, meeting the 

requirements as recommended by the land use bylaw. 

 
7 24*(0.25+1.5)=42 
8 LUB states 1 bike stall per 100m2 – table scaled to 1000m2 
9 80*0.7*0.5=28 
10 From Warehousing/Wholesale LUB Rate (Section: 2.7.6.2) 
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It is expected there may be sharing of bike parking capacity if certain uses experiences different utilization 

throughout the day. However, given the proposed development is provided 47% more bike stall, we do 

not expect any storage issues at the time of writing. 

Table 7: Bike Stalls Provided 

Ref. Use Quantities 
 Short Term 

Supply 
Long Term 

Supply 
Total 

Supply 

1 Warehousing/Wholesale 1.4 ksm 14 14 28 

2 Apartment Building (per unit) 24 units 22 50 72 

 Total Bike Parking Supply for Development  100 

4. Conclusion 

Spring Creek Mountain Village is proposing to provide 35 car parking stalls to accommodate the amenity 

housing and warehouse/wholesale operations. Based on previously approved developments with similar 

land uses in Canmore, the estimated parking requirements for the proposed development are between 14 

and 32 car parking stalls. 

The proposed short term and long-term bike parking for the development exceeds the needs based on 

the requirements as indicated in the Land Use Bylaw. During the peak period, an estimated 81 bike stalls 

are required to support the development. The proposed development plan includes 100 bike stalls as 

summarized in Table 7. 

The car parking proposed for the development is expected to meet/exceed the demands as surveyed by 

Spring Creek and when compared against other similar uses in the Town. The development also includes 

a generous proposed supply of bike parking for the residential and non-residential uses and is expected 

to meet the needs of the development. 

Should you have any questions or require any further information, please do not hesitate to contact the 

undersigned. 

 

Prepared by: 

 

 

 

 

Reviewed by: 

Chun Man, P.Eng. 

Transportation Project Manager 

cman@mcelhanney.com  

Laurel Flanagan, P.Eng., RSP1  

Transportation Engineer 

lflanagan@mcelhanney.com 
https://mcel-my.sharepoint.com/personal/cman_mcelhanney_com/Documents/Canmore/Gaven/Staff Housing/2022-09-23-SCMV Staff Accommodation Parking.docx 
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This report has been prepared by McElhanney Ltd. at the request of Spring Creek Mountain Village. The 

information and data contained herein represent McElhanney’s best professional judgment in light of the 

knowledge and information available to McElhanney at the time of preparation. Except as required by law, 

this memo and the information and data contained herein are to be treated as confidential and may be 

used and relied upon only by the client, its officers, and employees. 

McElhanney Ltd. denies any liability whatsoever to other parties who may obtain access to this memo for 

any injury, loss or damage suffered by such parties arising from their use of, or reliance upon, this 

document or any of its contents without the express written consent of McElhanney and the owner or its 

agents. 
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SHRUB AND GROUNDCOVER PLANTING AND MULCH.

STONE MULCH OR NO MULCH AT PLANTING BEDS
WITHIN FIRESMART SETBACK

SHRUB COUNT = 230

LEGEND & NOTES

WASHED GRAVEL 100mm DEPTH OVER
BLACK FILTER FABRIC

CONCRETE SIDEWALK WITH SAWCUT
JOINTING PATTERN, NON-SLIP,
REGULAR GREY

PROPERTY LINE

EXTERIOR BICYCLE U-RACK
QTY: 15 (30 BICYCLE PARKING SPACES)

POTENTILLA (VAR SPECIES) POTENTILLA FRUTICOSA
PRICKLY ROSE ROSA ACICULARIS
SPIREA (VARIOUS SPECIES) SPIRAEA

MINIMUM 600mm HEIGHT OR SPREAD, 5 GAL CONTAINER: QTY= 115
MINIMUM 300mm HEIGHT OR SPREAD, 2 GAL CONTAINER: QTY= 115

· ALL PLANT MATERIAL SPECIES PLANTED ON PUBLIC PROPERTY AND AT
ROAD R/W TO BE SPECIES ON EDCG PLANT LIST.

· ALL PLANT MATERIAL IS OF A SPECIES CAPABLE OF HEALTHY GROWTH IN
CANMORE AND SHALL CONFORM TO THE STANDARDS OF THE CANADIAN
NURSERY TRADES ASSOCIATION FOR NURSERY STOCK

· ALL AREAS MAINTAINED WITH AN AUTOMATIC IRRIGATION SYSTEM
· ALL LANDSCAPE CONSTRUCTION AS PER TOWN OF CANMORE 2020

ENGINEERING DESIGN AND CONSTRUCTION GUIDELINES, LANDSCAPE
DESIGN GUIDELINES.

1 @ 85mm CAL.

QTY = 4
DECIDUOUS TREES

3 @ 50mm CAL.

AREA CALCULATIONS
SITE AREA 3,755.7 m²

BUILDING FOOTPRINT                                               38.5% 1,446.0 m²

VEHICULAR ROAD AND PARKING                            36.0% 1,351.5 m²

LANDSCAPE AREA REQUIRED                                25.0% 938.9 m²

SOFT LANDSCAPE AREA AT GRADE                       13.2% 497.2 m²

HARD LANDSCAPE AREA  AT GRADE                      12.7% 461.0 m²
TOTAL AT GRADE LANDSCAPE AREA INCLUDING
PATIOS, WALKWAYS AND BICYCLE PARKING       25.9% 958.2 m²

ADDITIONAL HARD SURFACE LANDSCAPE AREA AT
SECOND LEVEL 174.0 m²

GRASS AREA
- TOPSOIL & SOD

2
L1.2

RED CONCRETE BIKE PATH
- SEE CIVIL DRAWINGS

CONCRETE SIDEWALK WITH SAWCUT
JOINTING PATTERN, NON-SLIP,
CHARCOAL GREY COLOUR

CONCRETE SIDEWALK
- SEE CIVIL DRAWINGS

1.5m FIRESMART SETBACK FROM PROPOSED BUILDING
· AS PER FIRESMART STANDARDS NO PLANTING WITHIN 1.5m

BUILDING SETBACK.

10m FIRESMART SETBACK FROM PROPOSED BUILDING
· ALL PROPOSED PLANT MATERIAL BETWEEN 1.5m AND 10.0m

FROM BUILDING WILL BE NON-CONIFEROUS PLANT
MATERIAL, WITH NO MULCH OR WITH A STONE MULCH.

NOTE: OF THE TOTAL AT GRADE LANDSCAPE AREA 665m² IS URW
WHICH IS 66% OF THE AT GRADE LANDSCAPE AREA.

LARIX OCCIDENTALIS WESTERN LARCH
PRUNUS NIGRA 'PRINCESS KAY' PRINCESS KAY PLUM
(NON-FRUITING TREE VARIETY AS APPROVED BY TOWN OF CANMORE. PARKS)

RETAIN PORTION OF EXISTING
TREE GROUPINGS

PLANT MATERIAL REQUIREMENTS
TOTAL TREES REQUIRED
  1 TREE PER 20m² LANDSCAPE AREA (938.9÷20) 47 TREES
TOTAL SHRUBS REQUIRED
  1 SHRUB PER 20m² LANDSCAPE AREA (938.9÷20) 47 SHRUBS

PROPOSED TREES 4 TREES

ADDITIONAL 12m² OF EXISTING TREES TO BE
RETAINED DEPENDING ON FINAL GRADING
REQUIREMENTS AND URW RESTRICTIONS

PROPOSED SHRUBS 180 SHRUBS

178

AutoCAD SHX Text
GAS RISER

AutoCAD SHX Text
TRANSFORMER

AutoCAD SHX Text
SIGN

AutoCAD SHX Text
CSP CULVERT %%C1.20

AutoCAD SHX Text
CSP CULVERT %%C1.20

AutoCAD SHX Text
CSP CULVERT %%C0.1.20

AutoCAD SHX Text
UTILITY PEDESTAL

AutoCAD SHX Text
UTILITY VAULT

AutoCAD SHX Text
FENCE

AutoCAD SHX Text
FENCE

AutoCAD SHX Text
BURIED GAS

AutoCAD SHX Text
EDGE OF ASPHALT

AutoCAD SHX Text
IRRIGATION VAULT

AutoCAD SHX Text
IRRIGATION VAULT

AutoCAD SHX Text
BURIED TELUS AND BURIED POWER

AutoCAD SHX Text
CULVERT (DIAM.=1.20)

AutoCAD SHX Text
IRRIGATION VAULTS 0.3x0.3

AutoCAD SHX Text
RETAINING WALL

AutoCAD SHX Text
ELECTRICAL

AutoCAD SHX Text
TRANSFORMER

AutoCAD SHX Text
FENCE

AutoCAD SHX Text
UG-GAS (ABANDONED)

AutoCAD SHX Text
UG-TELUS

AutoCAD SHX Text
G

AutoCAD SHX Text
v

AutoCAD SHX Text
v

AutoCAD SHX Text
Y

AutoCAD SHX Text
SPRING CREEK DRIVE

AutoCAD SHX Text
BOW VALLEY TRAIL

AutoCAD SHX Text
56.09

AutoCAD SHX Text
153%%D20'18"

AutoCAD SHX Text
10.00

AutoCAD SHX Text
26%%D28'06"

AutoCAD SHX Text
56.86

AutoCAD SHX Text
63%%D19'32"

AutoCAD SHX Text
62.60

AutoCAD SHX Text
160%%D46'09"

AutoCAD SHX Text
56.95

AutoCAD SHX Text
63%%D20'18"

AutoCAD SHX Text
0

AutoCAD SHX Text
1:150

AutoCAD SHX Text
1.5

AutoCAD SHX Text
4.5

AutoCAD SHX Text
7.5m

AutoCAD SHX Text
0

AutoCAD SHX Text
1.5

AutoCAD SHX Text
4.5

AutoCAD SHX Text
7.5m

MOuellette
Highlight

MOuellette
Highlight



LOW TABLE &
CHAIR GROUPING

FREE STANDING
TREE PLANTER
3 PRINCESS KAY
@ 50mm CAL.GAS FIREPIT AND

CHAIR GROUPING

GAZEBO C/W ROOF

GAS BBQ

PICNIC
TABLES

CAST-IN-PLACE CONCRETE
- REGULAR GREY

CAST-IN-PLACE CONCRETE
- CHARCOAL COLOUR

GAS BBQ

150mm RADIUS

47.6mm DIAMETER
STEEL PIPE FRAME

150mm DIA. STEEL PLATE

HILTI CONNECTION
ANCHORED INTO
CONCRETE PAD BELOW

BICYCLE RACK

GREY CONCRETE
BORDER C/W SAWCUT
JOINTING PATTERN

CHARCOAL COLOURED
CONCRETE CENTRE PANEL C/W
SAWCUT JOINTING PATTERN

WASHED GRAVEL
MAINTENANCE PLINTH

BENCH
WASTE RECEPTACLE

GROUP SITTING AREA
WITH 3 BENCHES

SIGN BASE LOCATION

3000

10000

1500mm RADIUS

7 BIKE RACK
- 14 BIKE STALLS

2
L1.2

N

Fi
le

 L
oc

at
io

n:
 J

:\1
39

67
2_

SC
-B

VT
_S

ta
ff\

7.
0_

Pr
od

uc
tio

n\
7.

03
_D

es
ig

n\
05

_L
an

ds
ca

pe
\1

39
67

2-
La

nd
sc

ap
e 

Pl
an

.d
w

g 
   

La
st

 S
av

ed
: N

ov
em

be
r 8

, 2
02

2,
 b

y 
M

ar
ia

.D
iG

ia
co

m
o 

   
Pl

ot
te

d:
 T

ue
sd

ay
, N

ov
em

be
r 8

, 2
02

2 
2:

34
:2

0 
PM

 b
y 

M
ar

ia
 D

iG
ia

co
m

o 

is a member of the IBI Group of companies

ISSUE

SHEET TITLE

PROJECT

APPROVED BY:PROJECT MGR:

PROJECT NO:

SHEET NUMBER

PRIME CONSULTANT

CLIENT

COPYRIGHT

ISSUES

This drawing has been prepared solely for the intended use, thus any
reproduction or distribution for any purpose other than authorized by IBI Group is
forbidden.  Written dimensions shall have precedence over scaled dimensions.
Contractors shall verify and be responsible for all dimensions and conditions on

the job, and IBI Group shall be informed of any variations from the dimensions and
conditions shown on the drawing.  Shop drawings shall be submitted to IBI Group

for general conformance before proceeding with fabrication.

CHECKED BY:DRAWN BY:

CONSULTANTS

SEAL

No. DESCRIPTION DATE

SC
AL

E 
C

H
EC

K
1 

in
10

m
m

L1.2 C

PATIO ENLARGEMENT &
DETAILS

BBBB

BBMD

139672

SCMV STAFF HOUSING

SPRING CREEK
MOUNTAIN VILLAGE

1 SPRING CREEK
GATE CANMORE, AB T1W0A7

LOT 1 BLK 7 PLAN 051 2461
500 BOW VALLEY TRAIL

CANMORE, AB

REVISIONS
No. DESCRIPTION DATE

IBI Group Professional Services (Canada) Inc.

IBI GROUP
3rd Floor – 227 11 Avenue SW
Calgary AB  T2R 1R9  Canada
tel 403 270 5600  fax 403 270 5610
ibigroup.com

A ISSUED FOR DP 2022-06-21
B ISSUED FOR DP 2022-07-18
C REVISED & REISSUED 2022-09-30
D REVISED & REISSUED 2022-11-08
   
   
   
   
   
   
   
   
   
   
   

    
   
   
   
   
   
   
   
   
   
   
   
   
   
   

1 SECOND LEVEL PATIO ENLARGEMENT 2 U-BIKE RACK

N

3
L1.2

ENTRY PLAZA ENLARGEMENT
SCALE 1:100

179

AutoCAD SHX Text
K-3654

AutoCAD SHX Text
PERSUADE

AutoCAD SHX Text
TOILETS

AutoCAD SHX Text
VITREOUS CHINA

AutoCAD SHX Text
K-3654

AutoCAD SHX Text
PERSUADE

AutoCAD SHX Text
TOILETS

AutoCAD SHX Text
VITREOUS CHINA

AutoCAD SHX Text
K-3654

AutoCAD SHX Text
PERSUADE

AutoCAD SHX Text
TOILETS

AutoCAD SHX Text
VITREOUS CHINA

AutoCAD SHX Text
K-3654

AutoCAD SHX Text
PERSUADE

AutoCAD SHX Text
TOILETS

AutoCAD SHX Text
VITREOUS CHINA

AutoCAD SHX Text
K-3654

AutoCAD SHX Text
PERSUADE

AutoCAD SHX Text
TOILETS

AutoCAD SHX Text
VITREOUS CHINA

AutoCAD SHX Text
K-3654

AutoCAD SHX Text
PERSUADE

AutoCAD SHX Text
TOILETS

AutoCAD SHX Text
VITREOUS CHINA

AutoCAD SHX Text
L1.2

AutoCAD SHX Text
SCALE 1:100

AutoCAD SHX Text
L1.2



Appendix D Building Facade Illustrations

View of building looking West 180



View of building looking Southwest 181



View of building looking South 182



View of building looking East
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Consultants in Acoustics 

and Noise Control FFA 
Executive Summary 

Spring Creek has requested a rail line noise impact assessments for their proposed Spring 
Creek Mountain Village Staff Housing development be undertaken for submittal to the Town 
of Canmore.  SCMV Staff Housing is to be constructed at 500 Bow Valley Trail in Canmore, 
Alberta.  There is a CP Rail line located to the west of the property.  The purpose of this 
assessment is to determine if any upgrading to the proposed development will be required 
to meet the airborne noise limits set out in the Guidelines for New Development in Proximity 
to Railway Operations [May 2013] (Guidelines). 

Predicted indoor and outdoor train sound levels were compared to the Guidelines noise 
criteria to determine if changes to the outdoor amenity space, HVAC systems or exterior 
assemblies of the development are required.  The results of the comparisons indicates that 
no upgrades to the exterior wall assembly are required to meet the Guidelines indoor noise 
criteria.  Further, no upgrades to the HVAC systems are required to mitigate rail noise impact 
in the SCMV Staff Housing development based on the reviewed design.  The predicted 
sound level in the Common Patio is predicted over the Guidelines outdoor amenity space 
sound level limit.  A 1.8 m high barrier on the edge of the Common Patio is calculated to 
reduce the outdoor sound levels to meet the Guidelines sound level limits.   
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Consultants in Acoustics 

and Noise Control FFA 
Background & Scope 

Spring Creek has requested a rail line noise impact assessments for their proposed Spring 
Creek Mountain Village Staff Housing (SCMV Staff Housing) development be undertaken for 
submittal to the Town of Canmore.  SCMV Staff Housing is to be constructed at 500 Bow 
Valley Trail in Canmore, Alberta.  Spring Creek retained FFA Consultants in Acoustics & 
Noise Control Ltd. (FFA) to undertake the assessments.  The development site is located 
adjacent to the CP Rail lines that run through Canmore.  

The Town of Canmore has adopted the Guidelines for New Development in Proximity to 
Railway Operations [May 2013] (Guidelines) to evaluate rail noise for developments 
adjacent to the rail lines in the Town of Canmore.  The purpose of this assessment is to 
determine if any upgrading to the proposed development will be required to meet the 
airborne noise limits set out in the Guidelines.  The assessment is based on DP 
Re-Submission drawings dated 2022.07.22 and exterior assembly information provided in 
email correspondence on August 24, 2022, and August 18, 2022. 

Measured sound levels measured at 1730 Bow Valley Trail were used to predict the rail 
noise in the SCMV Staff Housing development.  The predicted levels were then compared 
to the recommend criteria in the Guidelines and used to develop mitigative measures if 
required. 

Development Description 

The proposed SCMV Staff Housing development will have a Wholesale Sales and 
Warehouse area on the ground floor and 3 levels of residential suites above.  A small outdoor 
amenity space is planned to be located on the second floor of the development facing the 
rail line.  Our understanding is the project will include HVAC systems that provide heating 
and cooling to all suites in the project.  

The proposed SCMV Staff Housing development will be located at 500 Bow Valley Trail, in 
Canmore Alberta.  Currently, this location is an undeveloped site that is a mix of gravelled 
and treed areas.  The main east west CP Rail line is located to the west of the property. 

Floor plans of the residential levels of the development showing suite layouts are included 
in Appendix A and a satellite photo showing the rail line, development property lines and 
building outline are provided in Figure 1. 
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Consultants in Acoustics 

and Noise Control FFA 
Figure 1 

Site Diagram 
Spring Creek – SCMV Staff Housing 

 

Airborne Noise Criteria 

The recommended noise criteria in the Guidelines are derived from information regarding 
the room purpose, and time of day.  Table 1 presents the recommended noise criteria in the 
Guidelines for the suites and outdoor amenity spaces. 

Table 1 
Guideline Noise Criteria 

Spring Creek – SCMV Staff Housing 

Type of Space Time Period 

Sound Level Limit  
Leq

1 (dBA) Rail 

Outdoor  
Sound Level Limit 

Leq
1 (dBA) 

Indoor2 Outdoor3 

Bedrooms 23:00 – 07:00 35 50 
Living/Dining Rooms 07:00 – 23:00 40 55 

Outdoor Living Spaces 07:00 – 23:00 554 N/A 
   FFA File 122-3214-01 

Notes: 
1) Applicable to transportation noise sources only 
2) The indoor sound level limits are used only to determine the exterior architectural component requirements.  
3) The outside façade sound level limits are used to determine the air conditioning requirements. 
4) Mitigation is recommended between 55 dBA and 60 dBA and if the levels are 60 dBA or above, mitigation 
should be implemented to reduce the levels as close as practicable to 55dBA 
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The recommended sound level limits are determined based on the average sound level in 
dBA Leq as averaged over a 16-hour daytime period or an 8-hour nighttime period.  

Outdoor Sound Pressure Level Predictions 

Our understanding is that there are approximately 24 freight trains a day on the rail line in 
a 24-hour period, 7 days a week.  Additionally, the train traffic is fairly evenly distributed 
throughout a 24-hour period such that on average there would be approximately 1 train an 
hour in the daytime or nighttime time periods (i.e., approximately 16 trains during a 16-hour 
daytime period and 8 trains during an 8-hour nighttime period).  A typical train will have 
approximately 3 engines.  This information is based on the Train Data for Use in Noise 
Assessment table for the main CP east west rail line provided in the City of Calgary, 
Development and Rail Policy, Recommended Detailed Rail Noise Assessment Methodology 
[March 2018]. 

Outdoor sound pressure levels around the residential units of the SCMV Staff Housing 
development were predicted based on previously measured sound levels adjacent to the rail 
lines in Canmore.  The sound level measurements were conducted approximately 58 metres 
northeast of the rail lines at 1730 Bow Valley Trail as part of a previous rail noise impact 
assessment conducted by FFA.  The measurements were conducted on August 6, 2021 
between approximately 9:40 am and 4:15 pm and consisted of 5 train pass by events.  The 
sound data from the 5 trains during the measurement period was isolated from the other 
background noise and then averaged over a 5-hour time period to correspond with an 
average of 1 train per hour.  The measured train noise levels at 1730 Bow Valley Trail are 
presented in Table 2. 

Table 2 
Isolated Train Noise Levels 

Spring Creek – SCMV Staff Housing 

Isolated Average 

Train Sound Level (dBA Leq) 

7.5m High 

Microphone 

59 
FFA File 121-3222-01 

 

The measured sound levels were adjusted based on the methodology outlined in CHMC 
Road and Rail Noise: Effects on Housing document for differences in distance, height and 
building orientation between the measurement location and the development relative to the 
rail line.   
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Consultants in Acoustics 

and Noise Control FFA 
The predicted sound levels ranged from 62 dBA on the side of the building closest to the rail 
line to 53 dBA on the sides of building lower down and further away from the rail line.  The 
sound level on the Common Patio (outdoor amenity space) was predicted at 60 dBA.  The 
predicted outdoor sound levels on all residential levels of the development are presented in 
Appendix A. 

Discussion of Outdoor Sound Level Predictions 

The predicted outdoor sound level of 60 dBA in the Common Patio is above the Guidelines 
Outdoor Living Spaces limit of 55 dBA.  Further, it is predicted at a level of 60 dBA, the level 
at which the Guidelines state that mitigation should be implemented to reduce the levels as 
close as practical to 55 dBA.  Calculations indicate that adding a 1.8 m high barrier on the 
edge of the Common Patio would reduce the outdoor sound level in the Common Patio to 
54 dBA.  The barrier should be continuous without any gaps or breaks.  The extent of the 
proposed barrier is provided in Figure 2 

 

Figure 2 
Barrier Diagram 

Spring Creek – SCMV Staff Housing 
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Consultants in Acoustics 

and Noise Control FFA 
The predicted outdoor sound levels are above the Guidelines outdoor sound level limits for 
bedrooms and living/dining rooms in areas closer to the rail lines.  According to the 
Guidelines this indicates that all bedrooms and the living spaces closer to the rail lines in 
the development should have air conditioning.  Air conditioning allows residents to keep 
windows closed to reduce rail noise in the suites while maintaining comfortable indoor 
temperatures.  As stated previously, our understanding is the project will include HVAC 
systems that provide heating and cooling to all suites in the project.  This would meet the 
Guideline recommendations for air conditioning in suites where the outdoor noise criteria 
are exceeded. 

Interior Sound Pressure Level Predictions 

Interior sound pressure levels were calculated from the predicted outdoor calculations based 
on the reviewed floor plans, and exterior assemblies.  The calculated indoor sound levels 
were used to determine if upgrades would be required to the proposed building envelope 
assemblies to meet the indoor permissible sound level limits of the Guidelines. 

The assessment was based on DP Re-Submission drawings dated 2022.07.22 and exterior 
assembly information provided in email correspondence on August 24, 2022, and August 
18, 2022.  Based on this information interior noise predictions were undertaken using 
IBANA-Calc software which is based on the same principals as the Acoustic Insulation Factor 
(AIF) calculations in the CHMC Road and Rail Noise: Effects on Housing documents as well 
as the National Building Code, 2019 Alberta Edition.  The predicted daytime or nighttime 
Leq indoor train noise levels in the residential levels of the development are shown in the 
marked-up floor plans in Appendix A. 

The exterior construction assemblies used in the interior noise calculations are presented in 
Table 3 and Table 4.  

Table 3 
Base Building Exterior Glazing Assemblies 

Spring Creek – SCMV Staff Housing 

Tag & Title Assembly 

Window Glazing 

• 3 mm Glazing 
• 10 mm Air Space 
• 3 mm Glazing 
• 10 mm Air Space 
• 3 mm Glazing 

FFA File 122-3214-01   
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Table 4 
Base Building Exterior Wall Assemblies 

Spring Creek – SCMV Staff Housing 

Tag & Title Assembly 

Fibre Cement Siding Wall 
Assembly 

• Fibre Cement Siding 
• 2-layers 30 min. building paper 
• 7/16" OSB or plywood sheathing 
• nominal 2x6 wood studs @ 16" O.C. 
• R20 batt insulation 
• 6mil poly vapor barrier 
• 5/8" F.R. type "X" gypsumboard 

FFA File 122-3214-01   

 

Discussion of Indoor Sound Level Predictions 

The predicted indoor train noise levels meet a level of 32 dBA or lower.  This meets the 
indoor sound level criteria of 35 dBA for bedrooms and 40 dBA for Living/Dining Rooms.  
This indicates that no upgrades to exterior assemblies of the SCMV Staff Housing 
development are required to meet the Guidelines’ indoor sound level limits.  The calculated 
daytime or nighttime Leq indoor train noise levels are shown in the marked-up floor plans in 
Appendix A.  

Conclusions 

A rail noise impact assessment for the proposed Spring Creek, SCMV Staff Housing 
development was undertaken by FFA.  The impact assessment was based on measured sound 
levels collected at 1730 Bow Valley Trail as part of a previous rail noise impact assessment 
conducted by FFA.  The measured sound levels were adjusted for differences in distance, 
height and building orientation between the measurement location and the development 
relative to the rail line. 

The rail noise impact assessment indicated that the predicted indoor train noise levels in the 
residential suites of the SCMV Staff Housing development meet the sound level limits in the 
Guidelines and no upgrades to the proposed exterior assemblies are required.   

Further, the impact assessment indicated that outdoor sound levels in the common patio 
space are predicted above the Outdoor Living Spaces sound level limit.  A 1.8 m high noise 
barrier at the edge of the Common Patio is calculated to reduce the outdoor sound level in 
the Common Patio to meet the Guidelines level.   

The outdoor rail noise levels are predicted above the outdoor sound level limits for 
bedrooms and living/dining rooms in areas of the development closer to the rail lines, 
however, as the current design includes heating and cooling in all residential units no 
additional mitigation measures are required to address the outdoor noise levels.  
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