SUSTAINABILITY SCREENING PROCESS

Adopted July 3, 2007 – Resolution 334-2007
PURPOSE OF SCREENING PROCESS

The primary purpose of the sustainability screening process is to ensure that the Guiding Principles from the Mining the Future (MTF) Vision and sustainability principles from such programs as The Natural Step (TNS) are fully considered by applicants when they are drafting their proposals and that the principles and goals from these initiatives are in the forefront for the public and the Town’s decision-making bodies when planning and development proposals are being reviewed.  

The Sustainability Screening Report(SSR) provides an applicant with an opportunity to describe how the project will provide a net benefit to the community.  At the same time the Report provides Council and the public an opportunity to assess those benefits at the beginning of the Town’s review and approval process.   

INTRODUCTION 

The screening matrix (Schedule “A”) identifies three Guiding Principles based on the MTF Vision for Canmore which address the “triple bottom line” of Canmore’s social, economic and environmental ideals.  These principles also encompass concepts from the sustainability conditions described in The Natural Step.  Several Goals from these documents, as well as from the Municipal Development Plan are included in a separate column to provide more specific illustrations of the application of the Principles.  To provide applicants with examples for drafting a Sustainability Screening Report (SSR) appropriate for their proposal a third column in the matrix consists of sample questions for each of the Principles and Goals.  


The Town recognizes that each project is unique and therefore would be expected to provide a unique range of benefits to the community.  Although each proponent should address the social, economic and environmental impacts of their proposal, different projects are expected to attain different balances among these three “bottom lines”.

In order to successfully complete a screening report applicants will need to be familiar with A Vision for Canmore  (canmore.ca),  the four system conditions of The Natural Step (naturalstep.ca) and the issues and questions raised in Alberta’s (AUMA) “Municipal Sustainability Planning” guidelines  (msp.munilink.net).

The screening and evaluation process is necessarily a subjective one and therefore does not have a scoring component for the various sections.  However, during the review of the SSR Council may advise applicants that insufficient attention has been paid to particular principles or goals and that an amendment to the project or SSR is required before it is acceptable to Council.  The Sustainability Screening Report  must be approved by Council before an application for an eligible statutory plan, subdivision or development permit is deemed complete.

SUSTAINABILITY SCREENING REPORT PROCESS

The SSR review and approval process can be divided into five steps as follows:  
1. An applicant is advised at the initial pre-application meeting with Planning & Engineering Services  whether or not the proposal is subject to screening. At this time the applicant is provided with a copy of the SSR process and is advised of the requirements for completing an SSR.  

The thresholds for requiring SSR’s are as follows (exceptions may be made by Council):  
(a)   All statutory plans & amendments and Land Use Bylaw amendments require SSR’s.  
(b)  All  multi-lot subdivision applications except duplex lot subdivisions require SSR’s.  
(c)  All development permit applications for institutional and industrial developments in excess of 2,000m2 , commercial developments in excess of 1,000 m2,  and residential, resort accommodation, or visitor accommodation  developments of six (6) or more units require SSR’s .

2. The SSR is completed and submitted by the applicant.

3. Council Review & Public Process.   

Statutory Plans:  Following receipt of an SSR for a statutory plan Administration schedules and advertises a public meeting.  The public meeting provides an opportunity for the applicant to present the community benefits of the proposal to Council and the public. (See Schedule “C”, meeting agenda).   

Subdivision and Development Permit Applications:  With the exceptions described under Step #1, above, subdivision and development permit applications require approved SSR’s before an application is considered complete.    

A public meeting is not required if an SSR has previously been approved by Council on the subject site.  However, the SSR must be approved by Council  prior to the application being deemed complete and the application is subject to the enhanced public consultation process described in Schedule “C” .

If a previous SSR has not been accepted by Council for the subject site, the review and approval process by Council may include a public meeting as well as public consultation to supplement the minimum statutory requirements for notices.

4.
Following the public meeting and/or other public process,  Council, advises the applicant whether or not the SSR is acceptable.  If the SSR and/or application must be amended, the amended SSR is returned to Council at a future date for review and approval.   An application will continue to be deemed incomplete until any required changes to an SSR and/or application have been approved by Council.


5.
When Council has approved an SSR Administration brings the application back to the relevant authority (Council, Subdivision Approving Authority, CPC) for a  decision (first reading, approval, refusal, etc) on the application. 
CONTENTS OF SUSTAINABILITY SCREENING REPORTS

Although every SSR should address each of the three Principles described in the matrix in Schedule “A”, the detailed contents of Sustainability Screening Reports will vary both with the type of application  (area structure plan, development permit, subdivision, etc)  and the scope and detail of the proposal.
Council will review each SSR in the context of the proposal, relevant policies and any previously-approved Sustainability Screening Reports applicable to the project.  The Sustainability Matrix provides examples of relevant questions.  In addition, applicants  should be familiar with the relevant policy documents (A Vision for Canmore, The Natural Step, Municipal Sustainability Planning, and Municipal Development Plan) to determine what is appropriate for a specific application.

Contents of the Screening Reports should be divided into the three Principles described in the matrix (Schedule “A”):  Social Fabric; Economic Sustainability; and Environmental Stewardship.  The following is intended to provide additional guidance to the contents of Sustainability Screening Reports.  

STATUTORY PLANS .  

Social Fabric:  The principle questions in the matrix relate to:  housing; demographics; social interaction & cohesion; sense of place; community identity; and public involvement in the application and approval process.   Various levels of detail will be available at the statutory plan stage depending, for instance, on whether the proposal is a general area structure plan or a highly specific direct control amendment to the land use bylaw. 

Economic Sustainability:  This is divided into two broad goals:  the anticipated municipal fiscal impacts on the Town as a corporation and the broader economic impacts in the community including such standard economic impact analyses as the quality and diversity of jobs created. 

Environmental Stewardship: There are two related goals in this area.  One deals primarily with land development and land use types, including mixed uses, density and  on-site & off-site direct impacts on natural systems such as water, wildlife & vegetation as well as the maintenance of biodiversity and ecological integrity in the Bow Valley ecosystem.  Another goal addresses environmental issues such as system conditions from The Natural Step as well as “alternative” infrastructure and “green building”.  Minimal detail would normally be available at the statutory plan stage but the Goals in this area need to be addressed. 

SUBDIVISIONS.    The questions within the matrix are the same for all types of applications.  A subdivision SSR would normally contain details on such matters as infrastructure, grading, locations of public spaces, and transportation network which may not have been available at the Land Use Bylaw amendment stage.  

If an SSR has not previously been approved for the site the applicant would review relevant policy documents to determine all of the policy issues to be addressed as part of the subdivision SSR.


DEVELOPMENT PERMITS.    The same Principles, Goals and sample questions from the matrix are applicable at the development permit stage.  The extreme variety of scale and types of applications will be reflected in the nature of the specific SSR.

As with subdivisions, where a SSR applicable to the development permit has been previously submitted, the SSR would confirm consistency with that previous Report.  In addition, additional details on such topics as green building standards, number of units in employee or PAH housing, development of mixed-use buildings, details of off-site impacts, mechanisms for waste handling & recycling,  and commercial square footage would likely be available at the development permit stage and included in the SSR.

TIMELINES
In order to provide an applicant with timelines Administration would endeavor to schedule public meetings for Sustainability Screening Reports to Council within 45 days of the SSR being submitted.  This timeline could be extended by the applicant, and after 45 days the applicant would have an option to request to be a delegation to Council.  

Attached Schedules for Proposed SSR Policy 

Schedule “A”:
Sustainability Screening Matrix

Schedule “B”:
Examples of Enhanced Public Consultation

Schedule “C”:
Proposed Agenda for SSR public meetings 

Schedule “A”                 Sustainability Screening Matrix

	Selected Principles


	Selected Goals from 

Key Policy Documents

	Examples of Suitable Questions to be Addressed

NOTE: These are sample questions only, additional questions will usually be relevant.  Applicants should describe all project-specific contributions to strengthening and sustaining Canmore’s social fabric, economy or environment.  

	Sustaining & Strengthening the Social Fabric

“Embracing diversity, and managing our community in ways that support diversity, are the means to creating and maintaining a strong social fabric”.  Social cohesion is perhaps the foremost value in the Vision for Canmore’s future  [MTF]

	To ensure all citizens have access to basic levels of safe, secure, affordable and appropriate shelter.  [MTF]    To establish perpetually affordable housing wherever feasible.  [MDP]
	· Does the proposal provide a mix of affordable housing options for all who require it, including employees? [MTF]

· Does the proposal contribute to the goal of a well-stratified demographic profile by incorporating services and/or accommodation for residents of all ages, income levels and skills? [MTF]

· Does the proposal contribute directly or indirectly to community health and social programs?  [MTF]



	
	To manage the rate and type of growth in a manner which will enhance the sense of community which is compatible with the heritage, character and physical setting of the Town.  [MDP]


	· What public review process has been incorporated into the development process in addition to any statutory requirements? [MTF]

· How will the proposal reflect and/or enhance Canmore’s unique sense of place and identity [MTF]

· How  does the physical design of the proposal encourage community members to interact in both formal and informal ways? [MTF] –



	Economic Sustainability


Economic sustainability requires a diversity of income sources and the participation of a diverse local workforce. [MTF]  

The Town will favour proposals which provide local, long-term benefits and utilize local human and natural resources.
	To ensure that local economic activity provides a municipal tax base sufficient to fund facilities, amenities and activities for Canmore residents.  [MDP]

  
	· What are the anticipated short (1-2 years), medium (3-5 years), and long (5-10 years) term municipal fiscal implications for the project  (i.e. municipal costs, assessments, revenues) ? 

· Will the proposed timing of the project fit into the Town’s current plans for the design and construction of municipal infrastructure?

· Would the project result in a net increase in the percentage of non-residential assessment in the Town?

 

	
	To enhance the opportunities for economic growth and diversified employment, thereby promoting self-sufficiency and stability.  [MDP]
	· Does the proposal provide for year-around and long-term employment? 

· Would the proposed development support new and existing businesses, both large and small?  [MSP][MTF]

· Would the proposed development assist in diversifying Canmore’s economy? [MSP][MTF]

· What percentage of the employment created would provide jobs with above-median salaries?   



	Environmental Stewardship 

Canmore is both geographically bounded and ecologically significant.  Environmental stewardship means that we must work toward our future without squandering either our cultural or natural capital.  [MTF] 

Canmore’s environment provides a foundation for community economic prosperity as well as our social well-being. [MDP] 


	To develop efficient land use that will minimize social, environmental, capital and maintenance costs. [MDP]


	· Does the proposed location and density of the development result in an efficient use of land in the community through a compact urban form?  [MSP]

· Does the proposal incorporate a mix of compatible land uses?  [MSP]

· Does the proposal encourage the use of transit, walking or cycling?  [MSP]

· Does the proposal exceed the Town’s minimum requirements for “green” or alternative infrastructure?  [TNS]

· What impact will the proposal have (directly or indirectly) on air quality, water quality, or environmentally sensitive lands?   [MSP]
· What measures does the proposal include that will reduce: (1) the use of minerals & metals extracted from the earth’s crust; (2) the use of chemicals and compounds used by society, and; (3) the physical impact of the proposal on natural landscapes and processes? [TNS]  {replaces 2 statements about  water and ecosystem functions}


	
	To maintain the biodiversity and ecological integrity of the Bow Valley ecosystem [MTF]
	· Will the proposal have any impact, positive or negative, on wildlife habitat connectivity? [MTF]

· Would the project create appropriate opportunities for citizens and visitors to enjoy and appreciate Canmore’s natural environment?  [MDP]

· Does the proposal respect the needs of humans and wildlife in the use of the natural landscape. [MTF]

· How would the proposal increase community understanding of environmental stewardship in the Bow Valley? [MTF]




Schedule “B”

Examples of Enhanced Public Consultation 

The draft policy suggests that where an application on the subject site has previously been exposed to a public meeting and/or where Council has previously accepted an SSR for the site, a public meeting  may not be required as part of the SSR process.

In addition, at the discretion of Council, it is anticipated that not all subdivision and development permit applications will warrant public meetings whether or not an SSR has been approved at a previous stage of planning.

In both these instances, enhanced public consultation to supplement the minimum statutory requirements would be applied.  Examples of such enhanced consultation could include some or all of the following:

· Sending letters of notification about an application to a larger number of area residents than the mandatory “adjacent property owners”.   This is also done prior to a decision being rendered rather than after, as is the current practice.


· Advertising the receipt of subdivision applications and larger development permit applications in the newspaper rather than advertising the decisions on development permits only;


· Posting notices (possibly including maps, descriptions, etc.) of applications for land use bylaw amendments, subdivisions and development applications on site prior to rendering a decision on those applications.


· May recommend that applicants conduct one or more open houses prior to a decision on an application.

Schedule “C”

Possible Procedure for SSR Public Meetings

· Mayor calls public meeting to order; advises those present of the nature and purpose of meeting

· Administration provides brief introduction to proposal1 (location, overview of relevant documents and Town policies)

· Applicant makes presentation2.  The primary purpose of the public meeting is to give the applicant an opportunity to describe to Council and the public what the project entails or proposes, and how the proposal would benefit the community.
· Council provided with opportunity to ask applicant questions


· Public provided with an opportunity to ask applicant questions  (it is intended that a non-adversarial, informative exchange of opinions and information occur during this stage of the meeting)

· Council provided with opportunity to ask Administration questions

· Applicant given opportunity for final comments


· Any final questions or comments by Council


· Close of public meeting portion of Council meeting.  


· Council, by resolution, determines whether to accept the SSR as presented or whether amendments are required unless Council requires additional time and/or information to render a decision on the SSR.

**************************

NOTES

1. Administration will have provided Council with a brief review of the SSR and recommendations related thereto in a written staff report prior to public meeting.  

2. Applicants will be given an opportunity to conduct an open house in the Atrium prior to the public meeting.  
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