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1.0

INTRODUCTION

1.1

Document Purpose and the Proposal

The purpose of this document is to explain the redevelopment vision of the
Kananaskis Guest Ranch within a conceptual plan document. This provides a
context to proceed towards a subdivision application in an informed manner.

The parcel under consideration is 3.803 hectares (9.4ac). A second parcel to
the north is 8.9 hectare (22 ac) parcel is leased Crown land and is not considered
part of this concept plan except for purposes of access and as a site for an
existing sewage disposal field.

The concept plan document is implemented by an existing bylaw District and
District Map to allow for the re-development of up to 20 recreational
accommodation units within the 3.8 hectare parcel.

The Rezoning map is

included as Map 4. Amendments to the Kananaskis Ranch (KR) Land Use Bylaw
District are proposed in order to provide for the creation of a bareland
condominium.

The amendment application is under a separate application

process.

1.2

Conceptual Plan Purpose and Role

This conceptual plan intends to help answer the question that accompanies any
rezoning application; “Is the land suitable for the use intended?” A conceptual
plan not only clarifies the intent of the landowner to the MD Council and public, it
also serves to examine the suitability of the project. It is a tool to understand the
key factors that need to be examined to allow the MD of Bighorn to comfortably
approve the project once it gets to the subdivision stage.

A conceptual plan has legal status and may be approved as a resolution of
Council.
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2.0

HISTORY AND CONTEXT

2.1

Brewster’s Kananaskis Ranch Historical Context

The Brewster Family homesteaded the property in the late 1800’s shortly after
they immigrated from Ireland. They followed the Canadian Pacific into Western
Canada and established Banff’s first Dairy.

During the winter months there was need to move the dairy herd out of Banff
National Park. As a result, the Ranch was established at the base of Yamnuska
Mountain. The Park Boundary was then just a short distance from the Ranch and
not at it’s present day location.

As the family enterprises expanded into the Outfitting business, the Ranch soon
also became the base for all the Brewster horses that travelled between the
families’ company Ranch (winter grazing pastures) back to the Park for the
summer season. At times 600 head of horses were used for both the Outfitting
and Tally-Ho, Carriage services.

In 1923 after leaving a successful Guest Ranching business in Montana, Missy
Brewster, now second generation, decided that the homestead would be a great
place to once again operate a Guest Ranch. The Ranch flourished and was only
closed for a short period after the Second World War.

During the 1960’s, now in the hands of the fourth generation, the Ranch started
to be modernized. A new sewage field system and water system were installed
as well as additional accommodations. The original Main Lodge was renovated
in the 1980’s and an indoor whirlpool was added.

The Ranch is now operated by the fifth and sixth generations and is also home to
two generations, and three during the summer months.
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3.0

CURRENT POLICY CONTEXT (Map 1)

3.1 Municipal Development Plan (MDP)
The MD of Bighorn MDP Land Use Concept Map 7 identifies this site as “Tourism
Resort/ Recreation Facilities”. Further, policy statements addressing the current
and proposed use include;
10.1.1 – “It is the MD of Bighorn's preference that any initiative for tourism development that
occurs in the MD of Bighorn should come from the local community itself.”
10.3.3 – “Tourism developments in the Bow Corridor Watershed will be restricted to a few
locations where there has been a history of such developments, notably in the Harvie Heights
commercial area in Dead Man’s Flats, and as indicated in Figure 7 (Bow Corridor Watershed
Land Use Concept).”
15.1.25 - “Where suitable, the development of low impact tourism and recreation uses may be
considered by the MD of Bighorn, subject to the mitigation of environmental impacts and the
compatibility of the proposal with adjacent land uses. Low impact tourism or recreation
development will be generally considered to be those developments:
i) designed and developed in an environmentally sensitive manner;
ii) located in a rural area and taking advantage of the natural environment;
iii) requiring limited infrastructure development such as municipal services and utilities;
iv) generally not proposing the development of permanent residential housing, other than for
staff accommodation;
v) limited to relatively low density site usage; and
vi) generally limited to the development of day-use activities, excepting the expansion of
existing tourism resort developments established prior to 1992.”
15.8.5 - “The MD will support the growth and expansion of existing tourism or recreation facility
development, subject to compatibility with adjacent land uses, and where such expansion is
consistent with other policies of this Plan.”

3.2

Lands Use Bylaw

The existing zoning district on the site is Kananaskis Ranch (KR). The revised
Concept Plan further discusses amendments to this district to prepare for a
bareland condominium application in future.
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4.0

EXISTING FEATURES (Map 2)

The Existing Land Use Districts Map 1 and Features Map 2 provide a regional
and local context for the project. The Existing Land Use Districts Map 1 places
the area in context with the surrounding land uses.

4.1

On Site Land Uses

The parcel under consideration is 3.803 hectares (9.397ac) in size and is
described as Lot A Plan 0110091 located in pt. SW4-25-8-W5M. The parcel is
located off Highway 1X, approximately 2.4km north of Highway 1 and 8.2km east
of Exshaw.

The current operation includes the landowners residence and

associated ancillary buildings.

The current operational statistics as follows

provide a window onto the extent of the operation as it stands.
 Overnight Capacity - 33 cabin-style units with a total of 68 beds
 Current high season – May to October although business is operational in
low season.
 Prime customer base – Calgary and Edmonton region is the prime market.
This base will likely continue after the proposed redevelopment.
 Special purpose structures - A main dining lodge capacity of 65 persons
plus an events donut that will accommodate 220 persons.
 Existing servicing capacity – All buildings have piped water pressurized to
75 lbs/sq. inch. The water source for the proposed operation is from a
spring. A low pressure piped sewage disposal pumped to a tile field located
on the 22 acre Provincial lease to the north.
 Liquor licence capacity – dining room 65; donut 220
 Use of 22 acre lease land to the north – The 22 acre lease is a separate
equestrian centre and will continue to operate as such.
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4.2

Surrounding Land Uses


A Crown lease to the north is an 8.9 hectare (22 ac) parcel under
Crown lease to the Kananaskis Ranch and is not considered part of
this application except for purposes of access and as the existing
sewage disposal field. It is currently used as an equestrian operation
and this will continue to operate in future.



Brewsters Kananaskis Ranch Golf Resort is located to the west of the
subject property. This operation is operated separately from the Guest
Ranch and has no connection with this application.



LaFarge operates a surface shale mining operation across the Bow
River to the south. This operation is scheduled to be reclaimed in the
future and present operations are scheduled to move further south of
the Bow River.



The Stoney Indian Reserve is east of the project to the east off
Highway 1X. Nakoda Lodge is located on Highway 1A approximately
5km to the east of this development.

Other Stoney commercial

operations include the new Nakoda Casino off Highway 40 and the
Trans-Canada south and east of the lands addressed by this
document.


Horseshoe Lands Development The recently approved Horseshoe
Lands Development is located 1.7km downstream on the south side of
the Bow River. However, access from this development is by Highway
1 and as such, no direct road connections between the two projects is
expected.



Two other landowners in the area occupy small acreages.

The

Scheibenstock parcel is located off Highway 1X just west of the existing
northerly access in SE 5-25-8-W5M and the Hass parcel is located
approx 100m east of Highway 1X in SW4-25-8-W5M. Both have been
contacted by the Brewster family regarding this redevelopment.
4.3

Other Existing Features
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 Topography and existing drainage patterns - The topography of the site is a
gently sloping site down from the northwest to the southeast with a total
elevation difference of approximately 14m. The northern third of the site
slope is between 15-20% while the remainder of the site is 0-3%. A slope
stability analysis will be undertaken should this be required prior to the
submission of a subdivision application. The general drainage pattern as
well as several springs on site flow south into the Bow River. The 1:100
year floodplain contour is also shown on Map 2.
 Soil composition and stability - A geo-tech assessment has not been
conducted at this stage of the site planning. Existing well logs however do
indicate gravel to the 17 foot mark. Past development has indicated no
issues with geotechnical stability. The proposed development will continue
with a slab on grade construction with no basement substructure
anticipated.
 Natural Gas Pipeline –

The north boundary of the concept plan site is

bounded by a 219mm High Pressure sweet Gas transmission line (row
Plan GL 102) that services Exshaw, Canmore and Banff town sites and is
operated by Atco Pipelines. Setbacks from pipelines are regulated through
the subdivision and development regulations based on the type of pipeline.
This setback would thus be determined at the subdivision stage through the
referral process to the ERCB.
 Access and traffic levels – There are two existing accesses off Highway 1X
to the site. One is a direct access at the SE corner of the parcel, just north
of the Bow river bridge.

A second access is through the golf course

property and thereafter through the 22 ac. Crown lease, eventually leading
into the development parcel.
 Historical Resources – Alberta Tourism Parks Recreation and Culture has
provided a letter dated Feb. 12, 2008 signed by Barry Newton. The letter
Conceptual Plan – May, 2010
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states that “Your client is granted Historical Resources Act clearance to
proceed with the development of the project as outlined in the development
plans.” The letter further cautions that if any other artifacts are uncovered
during redevelopment, the Act will apply.

4.4

Opportunities and Constraints Analysis

The site contains substantial natural amenity values as well as some constraints.
The site has expansive mountain views and internal, gladed views, excellent
access to the Bow River for water based recreation and passive recreation as
well as a relatively secluded site away from other residences. The southeast
facing slope on the northern edge of the parcel offers excellent opportunities for
slope-adaptive accommodation units, especially if attached structures are
considered while the level southern two thirds provide flexibility for configuration
of driveways, accommodation units and pedestrian features.

On the constraints side, the LaFarge operation on the south side of the River has
contributed dust, noise and visual nuisances.

However, these nuisances are

periodic in nature and not continuous throughout the year. The landowner has
been in contact with Mr. Ross Larsen, Jeff Scott and Bruce Whaler of LaFarge to
discuss the proposal.

An ongoing dialogue was discussed to ensure the

continued co-existence of both the Ranch, with existing and future development
opportunities, and LaFarge’s extraction operations. Further constraints include
the ever increasing road noise associated with Highway 1X, the gas pipeline
setback and the need to ensure legal access is retained to the site.

The

installation of berms along the 1X Highway to help reduce highway noise will be
part of a re-development. The existing springs and drainages are both an asset
(source of excellent quality potable water) and a constraint (need to carefully
channel water off the site).
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5.0

THE CONCEPT PLAN (Map 3)

5.1

Land use design

The Amenity-Based Recreation Concept - The bareland condominium approach
for this updated concept plan responds to a recently completed market
assessment for recreational properties conducted by Ignite Strategic Inc. This
research (conducted between September and November 2009) identified market
opportunity and consumer preferences, and included specific focus group testing
in the Calgary area. The results indicate that potential recreation users respond
positively to the existing amenities nearby, but prefer those amenities to be standalone, available on a demand-basis and separate from the bareland
condominium.

The market also preferred not to be part of a single-entity

corporate ownership structure as described in the 2008 Concept Plan.

Recreational amenities include the recently expanded 18-hole Kananaskis Ranch
Golf Course, the existing on-site equestrian facility and the proximity to waterbased recreation opportunities along the Bow River.

Additionally the region

provides a easy access to a variety of world-class hiking, skiing, climbing and
biking.

These amenities offer a resort setting unlike anything else currently

offered in the MD of Bighorn.

The site design - The site is divided into 4 development cell types.

The

landowners residence will remain as a separate titled parcel. Single detached
units are located on the west side of the access road and duplex units are
intended to be clustered on the east side of the access road.

The existing

amenity lodge will become a separate subdivided unit within the bareland
condominium and could serve a community recreation focus for the unit holders.

Separate units will be distributed over the site with a measure of privacy and
views for each unit. In addition, equestrian use on the 22 acres of leased land to
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the north will be continued and offer additional amenity value. A detailed design
will be further defined at the subdivision application stage.

The site design is conceptual. This means that organization of the development
cells, infrastructure and road alignment may be refined once actual detailed
designs are prepared. The design at subdivision application stage would reflect
the final alignment of units and infrastructure.

The Accommodation Units - The land use concept is for redevelopment of the site
with up to 20 individual fully independent accommodation units with full kitchens,
baths, associated amenities with up to 4 bedrooms per unit.
These high end detached and duplex units will be designed with a ground floor
area of up to 200 sq.m. The current intent is for a mix of single detached and
duplex units and as such, subdivision may reflect a mix of building types on the
site. Most of the Ranch’s existing structures would be removed over a period of
time during development (see Map 3 for exceptions).

On site amenities- The development is well situated to offer a range of resort
activities to the users. The existing lodge will be retained as an amenity building
for the users of the project. The existing shoreline trails on the site have been
developed for many years and will remain as a pedestrian amenity. As part of
that shoreline access, informal staging for canoes and boats will be retained. The
equestrian facilities on the north parcel will also continue to be a feature of the
project as will the adjacent golf course. The golf course and equestrian use will
continue to be operated as businesses independent of the condominium unit
holders.

Architectural Design Guidelines – The intent of the project is to unify the
redevelopment with a building style of rustic elegance that the Bow Valley is
noted for; use of indigenous materials, rock, timber, open beams, pitched roofs,
lofts, etc. Setback separations between new units will be in accordance with
Conceptual Plan – May, 2010
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Alberta Building Code requirements.

Architecturally controlled structures and

visual privacy for each building will be assessed at the Development Permit
stage. The landowner has partnered with well respected Architect Ted Darch.
Ted has developed numerous landmark structures such as Pocaterra Lodge in
Canmore, Brewster Mountain Lodge, the Caribou Lodge and the Fox Hotel all in
Banff. Samples of the anticipated design style are shown in Appendix A.
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6.0

SERVICING & TRANSPORTATION COMPONENTS

6.1

Water

Water supply capacity – A 2002 Alberta Environment water diversion licence
approval #187719-00-00 is nearing completion awaiting details of the water
treatment plant specifications. Engineered plans for the treatment plant have
been submitted to Alberta Environment and are currently in the approval process.
The redevelopment may consist of up to 20 units for all-season use. The details
and design of the plant will be finalized prior to the Development Permitting
application process. Development of the accommodation units are to be kept as
natural as possible, thus minimizing outside watering. Low volume appliances
and fixtures will be used to reduce required consumption.
scenario, the estimated water consumption is 6,132 m3/year.

Based on this
The water licence

is designated at 6,267 m3/year.
Water Treatment System - The water system is to consist of a state of the art
automated water treatment system intended to be near the approved spring
water source located at the eastern end of the parcel. This is the water source
that has been the traditional source for the Ranch for over 100 years.

This

system is designed to meet all current Alberta Environment Standards.

The

water system is a conventional type system consisting of flash mixing,
flocculation, sand filtration, UV disinfection and CT contact time. The system is
highly automated and requires minimal operator interaction for normal operations.
Water will be distributed at pressures (50-60 psi) using distribution pumps. These
pumps are automated to turn on when water is required. Water will be delivered
to each of the homes through an underground distribution system.

6.2

Sewage Treatment System
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The proposed sewer system is to be an advanced treatment type which is fully
monitored. The system will consist of solids separation tanks and a low pressure
pump at each home. Raw sewage will be piped to a central treatment system.
The treated effluent and the treatment plant will be disposed of in a central
treatment field to be located at the existing tile field located on the 22 acre parcel
to the north. The plant is designed to treat effluent to meet the ‘gold standard’ of
10 parts per million Biological Oxygen Demand (BOD) and 10ppm Total
Suspended Solids (TSS). This represents the equivalent of tertiary effluent
treatment.

Stormwater management – It is important for the project design to prevent
erosion and yet capture as much runoff as possible in a manner that could serve
multiple purposes of irrigation, water feature and ecosystem enhancement.
Alberta Environment’s “Stormwater Management Guidelines for the Province of
Alberta” would be administered. Implementation of the “Best Management
Practices” in these documents should provide storm water of adequate quality.
This will be addressed in detail at the subdivision and development permit stage
and as part of the subdivision agreement.

Franchise Utilities – All utilities are available on site. Details can be accomplished
without undue complications.

6.3

Traffic Components

Highway 1X Access Points – The access road will be privately constructed,
maintained and owned. Existing access will be retained both for primary access
(the north access) and an emergency access (the south access) where allowed
for by Alberta Transportation. However, the developers parcel will need to retain
legal access to the site and this is presently only provided by the south access.
Closure of the south access would necessitate access through a parcel currently
under Crown ownership. Preliminary discussions with Alberta Sustainable
Conceptual Plan – May, 2010
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Resources and Alberta Transportation have indicated that an amendment to the
22 acre Crown lease, for the granting of an access easement, would be possible
to ensure future access to the development site. Final access decisions, right of
way acquisition and road construction cost-apportionment will need to be
negotiated to ensure legal access is maintained. This will be clarified at the
subdivision application stage.

Expected Traffic volumes - At this time, the overall annual average daily traffic
(AADT) volume is expected to decrease during the summer months due to the
change in visitation patterns and the volume of visitation. It is further expected
that there will be a reduction in the spikes in traffic volumes and turning
movements that are experienced with the current event-based business model.
During the winter months there will be an increased volume based on the final
number of recreational accommodation units developed.

Road Design – Notwithstanding the following road design standard guidelines
which are to be considered throughout the approval process of the detailed
roadway design specifications, all roads shall be designed and constructed to the
satisfaction of the M.D of Bighorn.

The private road will provide access to individual driveways and/or communal
parking for each unit. The segment of the road between Highway 1X and the
Future Development Area, referred to as the entrance road, will be posted at
40kph but designed for 50kph. The road design within the Future Development
Area will be posted at 30kph.

The entrance road will meet the M.D. of Bighorn road standards design for a
Country Residential Collector and will have a gravel surface, with paving as an
option at a later date. Given the relatively level terrain, the M.D. may consider a
narrower right-of-way for this road to a minimum of 20m, provided that other
required Country Residential Collector specifications are met.
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The Future Development Area as shown on map 3 is a unique site that requires a
sensitive design relationship among road design, existing vegetation and
individual units. The detailed design for the condominium units and road will be
submitted at the subdivision stage, because the exact number and layout of the
bareland condominium units has not been determined.

The detailed design will

create road curvature to both add interest and reduce acceleration potential as
well as ensure vehicle and pedestrian safety.

In addition, speed limit

enforcement measures will be outlined in the condominium bylaws.

The internal road serving the Future Development Area will consist of a minimum
6m paved carriageway and a minimum 12m right-of-way. Design drawings for
the roadway will be signed and sealed by a professional engineer and the road
design shall;


be suitable for the anticipated traffic levels and speed limits,



provide appropriate access and turning dimensions for emergency
vehicles and



7.0

accommodate appropriate drainage and maintenance requirements.

Environmental Components

Floodplain data – TransAlta at Seebe was contacted with respect to information
as to the management of the 1:100 year floodplain.

Map 2 provides the

interpolated 1280.5 metre contour line which is the water level to which Trans
Alta will manage in the event of a 1:100 year flood event. The forebay elevation
will be adjusted as needed by way of flood gate management. Mr Scott Taylor
(P. Eng) of Trans Alta kindly cooperated in providing the cadastral base and
contours that were used in this document.

The contour indicates that the

development would not be affected by a 1:100year flood event.
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On Site Lighting - Architectural design guidelines will apply strategies and
techniques to reduce glare while still maintaining essential property security. A
guide for this approach is outlined at www.darksky.org. This website is dedicated
to balancing legitimate security and safety needs with the desire to avoid
nuisance glare or be able to enjoy a starry sky at its best.

Architectural

guidelines and the required condominium bylaws will be prepared and enforced
for specific lighting uses.

Site vegetation – On-site vegetation will be preserved wherever possible. Waterconserving landscaping (mesiscaping) techniques such as drip-irrigation and use
of engineered soils to optimize moisture retention will be included in landscaping
guidelines.

In addition, architectural, landscaping design guidelines and

condominium bylaws will require landscaping with primarily native species.

Water conservation – The water source for the development is of exceptional
quality. It is in the interests of the developer to ensure this quality and quantity is
maintained for the long term. Some techniques for protecting water resources
includes examining methods to reduce the amount of run-off, optimizing natural
infiltration and requiring all water using devices to require ultra-low flow fixtures.

8.0

IMPLEMENTATION

8.1

Proposed Kananaskis Ranch (KR) LUB District Amendment

The existing zoning district on the site is Kananasks Ranch (KR) District.

A

revised zoning district is required to recognize the business model for recreational
accommodation in the context of a bareland subdivision. The amendments to the
KR District are included in a separate application.

The District recognizes the flexible mix of unit styles within a density cap. It also
recognizes a variety of uses that are compatible with the intent of recreational
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accommodation. Uses such as recreational river access and staging, swimming
pools and tennis courts are considered as accessory uses in the proposed land
use bylaw district. A 20m setback from the top of bank will be required for new
structures.

8.2

Condominium Ownership Structure

Historical business models for recreational accommodations have been reflected
in lands use regulations since the 1960’s.

They are now changing to meet

emerging leisure trends, demographics, available leisure time and disposable
incomes. A second or even third retreat is within the means of more users today
than ever before. The landowners will continue to live on the land and manage
the site and the 9.4 acre parcel is intended to be subdivided into a bareland
condominium structure.

The existing land use bylaw district contains an intent statement as well as a
maximum stay provision that will prevent full time residency.

8.3

Subdivision Approval and Development Permit Processes

The actual bareland subdivision application, would contain the specific parking,
and the individual and common bareland unit design. The architectural design
component would be submitted as information as a condition of subdivision
approval and as an addendum to the subdivision agreement.

The design

guidelines will be accompanied by more detailed design, building heights,
massing, cladding, etc.

Stormwater management and on-site water and

wastewater treatment servicing details will be negotiated within the context of the
subdivision agreement.

In addition, the proposed condominium bylaws will be

available to be reviewed by the MD prior to subdivision endorsement. The intent
of this condominium bylaw review is to ensure that ownership and maintenance
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of infrastructure and other conditions of subdivision approval are properly
addressed within the condominium bylaw.

The developer will follow up with the actual building elevations, footprints and
other requirements as per the development permit process requirements after
final subdivision approval.
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APPENDIX A

Proposed Architectural Theme;
Indigenous Materials and Style
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