
MUNICIPALITY OF JASPER 
REGULAR COUNCIL MEETING AGENDA 

August 15, 2023 | 1:30 pm 
Jasper Library & Cultural Centre – Quorum Room 

Municipality of Jasper Strategic Priorities 2022-2026 

Notice: Council members and staff are at the Jasper Library and Cultural Centre. Members of the public can attend 
meetings in person; view meetings through the Zoom livestream; or view archived Council meetings on YouTube at any 
time. To live-stream this meeting starting at 1:30 pm, use this Zoom link: https://us02web.zoom.us/j/87657457538 

1 CALL TO ORDER 

2 APPROVAL OF AGENDA 

2.1 Regular meeting agenda, August 15, 2023 attachment 

Recommendation: That Council approve the agenda for the Regular meeting of August 15, 2023 as presented. 

3 APPROVAL OF MINUTES 

3.1 Legislative Committee meeting minutes, July 18, 2023  attachment 

 Recommendation: That Council approve the minutes of the July 18, 2023 Legislative Committee meeting as 
presented. 

3.2 Regular meeting minutes, July 18, 2023       attachment 

Recommendation: That Council approve the minutes of the July 18, 2023 Regular Council meeting as presented. 

3.3 Committee of the Whole meeting minutes, August 8, 2023    attachment 

Recommendation: That Council approve the minutes of the August 8, 2023 Committee of the Whole meeting as 
presented. 

4 CORRESPONDENCE 

5 DELEGATIONS 
attachment 5.1 Aquatera 

Recommendation: That Council receive the presentation from Aquatera for information.

6 NEW BUSINESS 

6.1 Public Hearing – Municipally Controlled Corporation (MCC) attachment 

6.1.1 Call the Public Hearing to Order 
6.1.2 Presentation by Administration 
6.1.3 Public Presentations 

https://jasper.municipalwebsites.ca/UploadFiles/Docs/CouncilStrategicPlan2022web_OLOEu3.pdf
https://us02web.zoom.us/j/87657457538


MUNICIPALITY OF JASPER 
REGULAR COUNCIL MEETING AGENDA 

August 15, 2023 | 1:30 pm 
Jasper Library & Cultural Centre – Quorum Room 

Municipality of Jasper Strategic Priorities 2022-2026 

6.1.4 Close the Public Hearing 
6.1.5 Motions arising 

Recommendations: 

1. That Council confirm it is satisfied that:
(a) the MCC will carry on business solely for one or more of the purposes as enumerated
in Section 3 of the Municipal Government Act (MGA);
(b) the MCC will provide a service or benefit to residents of the Municipality; and
(c) the profits and dividends of the MCC will provide a direct benefit to the residents of
the Municipality.

2. That Council approve the MCC as proposed be incorporated and controlled by the
Municipality.

3. That Council approve upon the incorporation of the MCC, the Municipality enter into a
Unanimous Shareholder Agreement with the MCC, in form and in content, as attached to the
Council agenda dated August 15, 2023 as required by the MGA and the MCC Regulation.

4. That Council appoint the Chief Administrative Officer to do all things as necessary in order to
create the Corporation.

attachment 

attachment 

attachment 

6.2 Mission Statement Policy  

Recommendation: That Council approve Policy A-102:  Mission Statement as presented.  

6.3 Respect and Dignity Policy  

Recommendation: That Council approve Policy B-105: Respect and Dignity as 

presented. 6.4 Procurement Policy  

Recommendation: That Council approve B-120: Procurement Policy as presented.  

7 NOTICES OF MOTION 

8 COUNCILLOR REPORTS 
8.1 Council’s appointments to boards and committees 

9 UPCOMING EVENTS 
Jasper Yellowhead Historical Society Homecoming 2023 – August 27-29 
Jasper Crisis Team Fundraising Golf Tournament – September 8, Fairmont Jasper Park Lodge 
Alberta Culture Days – September 16, Robson Park 

https://jasper.municipalwebsites.ca/UploadFiles/Docs/CouncilStrategicPlan2022web_OLOEu3.pdf
https://jasper.municipalwebsites.ca/UploadFiles/Docs/42023REVISEDCouncilappointmentstoboardsandcommittees_yAqNf5.pdf
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Alberta Tourism Advocacy Summit, September 25, Calgary Telus Convention Centre 
Alberta Municipalities’ Convention & Trade Show – September 27-29, Edmonton Convention Centre 
 

10 ADJOURNMENT 
  

Recommendation: That, there being no further business, the regular meeting of August 15, 2023 be 
adjourned at __________. 

 
 

 
Please note: All regular and committee meetings of Council are video recorded and archived on YouTube. 

https://jasper.municipalwebsites.ca/UploadFiles/Docs/CouncilStrategicPlan2022web_OLOEu3.pdf


Legislative Committee Minutes 
Tuesday, July 18, 2023 
Quorum Room, Jasper Municipal Library & Cultural Centre 

In attendance:  
Mayor Richard Ireland, Councillors Wendy Hall & Rico Damota, CAO Bill Given, Director of Protective & 
Legislative Services Christine Nadon and Emma Acorn (Legislative Services Coordinator and recorder) 

1. Call to order – Chair Wendy Hall
Councillor Hall called the meeting to order at 10:34am

2. Additions or deletions to the agenda

3. Approval of the agenda
MOTION by Councillor Damota to approve agenda as amended. – CARRIED

4. Procedure Bylaw #190
4.1 Bylaw redraft and update

Committee received a verbal update on the Procedure Bylaw redraft. The contractor originally hired 
for the work was let go last week due to timelines exceeding original expectations. They did forward 
the work they had completed thus far on Thursday. Work will proceed in house within the 
Legislative Department and a draft will be presented at the next Legislative Committee meeting. 

A separate Boards & Committees Bylaw will also be developed. Council has had many conversations 
recently concerning appointments to boards & committees including compensation, procedures for 
joining new boards or committees, budget implications, workloads, how to accept requests from 
external groups, timelines and more.   

5. Mission Statement Policy & Respect and Dignity Policy

Committee reviewed and discussed drafts of the above policies which were provided by
Administration and also recommendations on next steps.

The Mission Statement Policy was reviewed first, with Committee members suggesting edits. Mayor
Ireland proposed the purpose could read, “Council’s mission statement serves as its formal
commitment to the foundational principles of democracy exercised at the local level and provides a
clear focus and sense of purpose to support effective governance and progress towards the
Municipality’s strategic direction, decision making process, and engagement with the Community.”

The group agreed on many other edits as well as the fact that administrative procedures would not
be necessary for this policy.

The Respect and Dignity Policy was reviewed and edited next with the group discussing the title; the
meaning and purpose; potential consequences for not following the policy; information that would



 
Legislative Committee Minutes 
Tuesday, July 18, 2023 
Quorum Room, Jasper Municipal Library & Cultural Centre 
 
 

 

be needed in the administrative procedures, and more. Under the responsibilities section it was 
recommended the order be changed to Council, CAO, Directors and Managers, and lastly All Staff. 
 
The Committee also requested a definition be added for dignity. The phrase “safe and effective 
workplace” was suggested as an addition as was “all facilities and virtual spaces”. 
 
 MOTION by Councillor Damota that Legislative Committee direct Administration to advance the 
 revised Mission Statement Policy and the revised Respect and Dignity Policy to the next 
 Committee of the Whole meeting. – CARRIED 
 

6. Legislative Committee Motion Action List 
The Committee reviewed a newly created Legislative Committee Motion Action List which is 
included in the agenda package. 
 
 MOTION by Mayor Ireland that Legislative Committee receive the Motion Action List and do not 
 remove any motions. –  CARRIED  
 

7. Adjournment 
• Next meetings: Tuesday, August 29, 2023 at 10:30 am 
• Councillor Hall adjourned the meeting at 12:04pm 

 



Municipality of Jasper 
Regular Council Meeting Minutes 

      Tuesday, July 18, 2023 | 1:30 pm  
Jasper Library and Cultural Centre, Quorum Room 

 Virtual viewing and 
participation 

Council attendance is in Council chambers at the Jasper Library and Cultural 
Centre. This meeting was also conducted virtually and available for public 
livestreaming through Zoom. Public viewing and participation during Council 
meetings is through both Zoom livestreaming and in-person attendance. 

Present Mayor Richard Ireland, Deputy Mayor Helen Kelleher-Empey, Councillors 
Kathleen Waxer, Scott Wilson, Ralph Melnyk, Rico Damota and Wendy Hall 

Absent none 

Also present Bill Given, Chief Administrative Officer 
Natasha Malenchak, Director of Finance & Administration 
Christine Nadon, Director of Protective & Legislative Services 
John Greathead, Director of Operations & Utilities 
Amanda Stevens, Communications Manager 
Emma Acorn, Legislative Services Coordinator 
Christa Laughlin & Carol Vien Jasper Heritage Folk & Blues Society 
Scott Hayes, The Fitzhugh 
2 observers 

Call to order Mayor Ireland called the July 18, 2023 Regular Council meeting to order at 
1:30pm.  

Additions/ 
Deletions to 
agenda 
#322/23 

MOTION by Councillor Damota – BE IT RESOLVED that the following items be 
added to the agenda: 

• 6.4 Transportation Contract

FOR AGAINST 
7 Councillors 0 Councillors  CARRIED 

Approval of agenda 
#323/23 

MOTION by Councillor Waxer – BE IT RESOLVED that Council approve the agenda 
for the July 18, 2023 Regular Council meeting as amended. 

FOR AGAINST 
7 Councillors 0 Councillors  CARRIED 

Approval of 
Regular minutes 
#324/23 

MOTION by Councillor Melnyk – BE IT RESOLVED that Council approve the 
minutes of the July 4, 2023 Regular Council meeting as presented.   

FOR AGAINST 
7 Councillors 0 Councillors   CARRIED 

Approval of 
Committee of the 
Whole minutes 
#325/23 

MOTION by Councillor Hall – BE IT RESOLVED that Council approve the minutes 
of the July 11, 2023 Committee of the Whole meeting as presented. 

FOR AGAINST 
7 Councillors 0 Councillors   CARRIED 

Correspondence - 
Jessica Theoret 

#326/23 

#327/23 

Council received correspondence from local resident Jessica Theoret concerning 
the paid parking along the 500 block of Geikie Street.  

MOTION by Councillor Melnyk – BE IT RESOLVED that Council receive the 
correspondence for information, and; that Council direct Administration to 
respond to the resident. 

FOR AGAINST 
7 Councillors 0 Councillors   CARRIED 

MOTION by Councillor Waxer – BE IT RESOLVED that Council direct 
Administration to refer the matter of resident and paid parking along Geikie 
Street to a Committee of the Whole meeting following the conclusion of the 



 

2023 Paid Parking Program. 
 
FOR   AGAINST                  
7 Councillors  0 Councillors                                             CARRIED 

  
Delegations – 
Jasper Heritage 
Folk & Blues 
Society 
 
 
#328/23 
 
 
 
 
 
 
 
 
#329/23 
 
 
 
 
 
 
#330/23 
 

Council received a presentation from the Jasper Heritage Folk & Blues Society 
JHFBS) focusing on the Jasper Folk Festival which is held annually each fall in 
Commemoration Park. Society members Christa Laughlin & Carol Vien shared the 
10 year history of the society, financial statements, clarified the organization’s 
non-profit status and discussed funding opportunities for sponsors.    
 
MOTION by Councillor Wilson – BE IT RESOLVED that Council receive the 
presentation for information, and; that Council sponsor the Jasper Heritage Folk 
& Blues Society’s Jasper Folk Music Festival 2023 at the Diamond sponsor level, 
and; that Council direct Administration to find ways to sponsor the 2023 festival 
with either $5000 in kind donations, or $2500 in cash. 
 
FOR   AGAINST                  
7 Councillors  0 Councillors                                             CARRIED 
 
MOTION by Councillor Waxer – BE IT RESOLVED that Council direct 
Administration to refer the Jasper Heritage Folk & Blues Society request for 
$20,000 to the 2024 budget discussions. 
 
FOR   AGAINST                  
7 Councillors  0 Councillors                                             CARRIED 
 
MOTION by Councillor Melnyk – BE IT RESOLVED that Council defer discussion of 
appointing board members to societies to a future Committee of the Whole 
meeting prior to the Organizational meeting in October 2023. 
 
 FOR   AGAINST                  
7 Councillors  0 Councillors                                             CARRIED 

  
Appointment to 
UpLift! Jasper 
Mural Festival 
Advisory Board 
#331/23 
 
 
 
 
 
Recess 
 

Mayor Ireland relinquished the chair to Deputy Mayor Kelleher-Empey as he has 
recused himself from past UpLift! Jasper Mural Festival items due to being a close 
relation of one of the festival organizers.  
 
MOTION by Councillor Damota – BE IT RESOLVED that Council appoint Councillor 
Wilson on an interim basis to the UpLift! Jasper Mural Festival Advisory Board.  
 
FOR   AGAINST                  
6 Councillors  0 Councillors                                             CARRIED 
 
Deputy Mayor Kelleher-Empey called a recess from 2:46-2:56pm.  
 
Deputy Mayor Kelleher-Empey relinquished the chair to Mayor Ireland. 

  
Jasper Recreation 
Complex 
Renovation Phase 2 
Borrowing Bylaw 
2023 1st Reading 
 
 
 
 
 
 
 
#333/23 
 
 
 

Council received a draft of Bylaw #256, the Jasper Recreation Complex 
Renovation Phase 2 Borrowing Bylaw 2023 for potential first reading. It is 
expected to come back for second reading at the September 5th Regular Council 
meeting and will be advertised, as required by the Municipal Government Act 
before that time. 
 
Councillor Wilson made motion #332/23 which was voted on after Mayor Ireland 
proposed an amending motion. 
 
Mayor Ireland relinquished the chair to Deputy Mayor Kelleher-Empey in order 
to make the following motion. 
 
MOTION by Mayor Ireland that the bylaw presented for first reading be amended 
to delete in the third line of section 5.1 the words “20 years” and to insert there 
the words “30 years” and that all references to “20 years” be similarly amended. 



 

 
 
 
 
 
 
 
#332/23 

 
 FOR   AGAINST                  
 2 Councillors  5 Councillors                                           DEFEATED 
(Ireland & Waxer) 
 
Deputy Mayor Kelleher-Empey relinquished the chair to Mayor Ireland. 
 
MOTION by Councillor Wilson – BE IT RESOLVED that Council give first reading to 
the Jasper Recreation Complex Renovation Phase 2 Borrowing Bylaw 2023. 
 
FOR   AGAINST                  
7 Councillors  0 Councillors                                             CARRIED 

  
Wastewater 
Treatment Facilities 
Borrowing Bylaw 
1st Reading 
 
 
 
 
 
 
 
#335/23 
 
 
 
 
 
 
 
 
 
#334/23 

Council received a draft of Bylaw #255, the Wastewater Treatment Facilities 
Borrowing Bylaw 2023 for potential first reading. It is expected to come back for 
second reading at the September 5th Regular Council meeting and will be 
advertised, as required by the Municipal Government Act before that time. 
 
Councillor Melnyk made motion #334/23 which was voted on after Mayor Ireland 
proposed an amending motion. 
 
Mayor Ireland relinquished the chair to Deputy Mayor Kelleher-Empey in order 
to make the following motion. 
 
MOTION by Mayor Ireland that the bylaw presented for first reading be amended 
to delete in the third line of section 5.1 the words “15 years” and to insert there 
the words “20 years” and that all references to “15 years” be similarly amended.  
 
 FOR   AGAINST                  
 6 Councillors  1 Councillor                                           CARRIED 
                                           (Damota) 
 
Deputy Mayor Kelleher-Empey relinquished the chair to Mayor Ireland. 
 
MOTION by Councillor Melnyk – BE IT RESOLVED that Council give first reading to 
the Wastewater Treatment Facilities Borrowing Bylaw 2023 which reflects a 20 
year term of repayment. 
 
FOR   AGAINST                  
7 Councillors  0 Councillors                                             CARRIED 

  
Transportation 
Contract 

Council discussed Motion #318/23 from the July 11, 2023 Committee of the 
Whole meeting which was made regarding the Public Transit Contract. They 
referred to the Procedure Bylaw #190 to check process for Committee of the 
Whole meetings and discussed the intention behind the motion. 

  
Recess Mayor Ireland called a recess from 4:10-4:25pm 
  
Transportation 
Contract 
#336/23 
 
 
 
 
 
 
#337/23 

 
MOTION by Councillor Damota that Motion #318/23 made at the July 11, 2023 
Committee of the Whole meeting regarding the completion of the contract with 
PWTransit Canada was not in line with the procedure bylaw and I challenge the 
decision of the chair to approve that motion as it was presented.   
 
FOR   AGAINST                  
3 Councillors  4 Councillors                                           DEFEATED 
(Damota, Melnyk, Kelleher-Empey) 
 
MOTION by Councillor Wilson – BE IT RESOLVED that Council  adopt Motion 
#318/23 made by Mayor Ireland at the July 11, 2023 Committee of the Whole 
meeting. 
 
FOR   AGAINST                  
4 Councillors  3 Councillors                                           CARRIED 
                                          (Damota, Melnyk, Kelleher-Empey) 



 

  
Notices of Motion none 
  
Councillor Reports Councillors Wilson and Melnyk will be attending a meeting of the Jasper 

Community Housing Corporation tomorrow. 
 
Councillor Melnyk attended a meeting of the Jasper Yellowhead Historical Society 
last Tuesday evening. 

  
Upcoming events  Council received a list of upcoming events for information.  
  
Adjournment  
#338/23    

MOTION by Councillor Kelleher-Empey – BE IT RESOLVED that, there being no 
further business, the Regular Council meeting of July 18, 2023 be adjourned at    
4:48pm. 
  
FOR   AGAINST                        
7 Councillors  0 Councillors                                             CARRIED 

              
 
 
                                                                                         __________________________ 
                                                                                         Mayor  
 
                                                                                         __________________________ 
                                                                                         Chief Administrative Officer                                                     
 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  



Municipality of Jasper 
Committee of the Whole Meeting Minutes 

Tuesday, August 8, 2023 | 9:30am  
  Jasper Library and Cultural Centre, Quorum Room 

Virtual viewing 
and participation 

Council attendance is in Council chambers at the Jasper Library and Cultural Centre. This 
meeting was also conducted virtually and available for public livestreaming through 
Zoom. Public viewing and participation during Council meetings is through Zoom 
livestreaming and in person attendance.  

Present Mayor Richard Ireland, Deputy Mayor Helen Kelleher-Empey, Councillors Kathleen Waxer, 
Wendy Hall, Scott Wilson, Rico Damota, and Ralph Melnyk 

Absent none 

Also present Bill Given, Chief Administrative Officer 
Christine Nadon, Director of Protective & Legislative Services 
John Greathead, Director of Operations & Utilities 
Amanda Stevens, Communication Manager 
Emma Acorn, Legislative Services Coordinator 
Bob Covey, The Jasper Local 
Peter Shokeir, The Fitzhugh 
6 observers  

Call to Order Deputy Mayor Kelleher-Empey called the August 8, 2023 Committee of the Whole 
meeting to order at 9:30am and began with a Traditional Land Acknowledgement. 

Additions/ 
deletions to the 
agenda 
#339/23 

Mayor Ireland requested the addition of two items. 

MOTION by Councillor Waxer that Committee add the following two items requested by 
Mayor Ireland: 

• 10.1 In-camera - Strategic Priorities FOIP, S. 29(1)(b)
• 7.4 Jasper Leaseholds Assets Society

FOR AGAINST 
6 Councillors 0 Councillor  CARRIED 

Approval of 
agenda 
#340/23 

MOTION by Councillor Hall that Committee approve the agenda for the August 8, 2023 
Committee of the Whole meeting as amended. 

FOR AGAINST 
6 Councillors 0 Councillor  CARRIED 

Business arising 
from July 11, 2023 
minutes 

none 

Delegations none 

Correspondence none 

https://jasper-alberta.ca/Home/DownloadDocument?docId=a819df6d-ca47-47b3-acd1-31d5755e7524


 

  
 Councillor Melnyk joined the meeting at 9:33am 
  
B-020 
Procurement 
Policy Revisions 
#341/23 
 

Committee received a draft revised Procurement Policy from Administration and 
discussed potential revisions.  
 
MOTION by Councillor Damota that Committee recommend Council approve Policy B-
120: Procurement Policy with the following amendments: 

• Section 4.1 – Be edited to read “In addition to meeting all advertising 
requirements of provincial legislation and relevant trade agreements, the 
municipality shall make available to the local Jasper market notice of 
procurement opportunities issued through Alberta Purchasing Connection”. 

• Section 4.2(a) – add “within 48 hours of being issued on APC” 
• Section 8, subsection 3a, 4a, and 5a – add “and must follow all requirements 

listed under section 4 (Local Notice) of this policy” 
• Section 8, subsection 3b, 4b, 5b - add “*Subject to the application of relevant 

administrative procedures” 
 
FOR   AGAINST        
7 Councillors  0 Councillor                                                                              CARRIED 

  
Global Covenant 
of Mayors for 
Climate & Energy 
#342/23 
 

Committee received a report from Administration detailing the purpose of the Global 
Covenant of Mayors for Climate & Energy and the roles & responsibilities of members. 
 
MOTION by Mayor Ireland that Committee refer the matter of joining the Global 
Covenant of Mayors for Climate & Energy, to a committee meeting following the 2024 
budget discussions. 
 
FOR   AGAINST               
7 Councillors  0 Councillor                                                                               CARRIED 

  
Mission 
Statement Policy 
#343/23 
 

Committee received a draft of an updated Mission Statement Policy from Administration 
which was discussed by the Legislative Committee at the July 18th meeting. 
 
MOTION by Councillor Hall that Committee recommend Council approve Policy A-102: 
Mission Statement as presented. 
 
FOR   AGAINST                
7 Councillors  0 Councillor                                                                               CARRIED 

  
Respect and 
Dignity Policy 
#344/23 

Committee received a draft of an updated Respect & Dignity Policy from Administration 
which was discussed by the Legislative Committee at the July 18th meeting. 
 
MOTION by Councillor Hall that Committee recommend Council approve the Policy B-105: 
Respect and Dignity with the addition of a definition for dignity. 
 
FOR   AGAINST                
7 Councillors  0 Councillor                                                                               CARRIED 



 

  
Jasper Municipal 
Leasehold Assets 
Society 
#345/23 

MOTION by Mayor Ireland that Committee refer to the Legislative Committee a request 
to consider the possibility of dissolution of the Jasper Municipal Leasehold Assets Society 
including the legal, political, and financial implications of such dissolution.  
 
FOR   AGAINST                
7 Councillors  0 Councillor                                                                               CARRIED 

  
Motion Action List 
 
#346/23 

Administration reviewed the Motion Action List.  
 
MOTION by Councillor Melnyk that Committee approve the updated Motion Action List 
with the removal of the following items: 
 

• Second section of S-Block Parking item  
• B-020 Procurement Policy Revisions 
• Global Covenant of Mayors for Climate & Energy 
• Public Transit Contract 
• First section of Paid Parking Correspondence item 
• First & second part of Jasper Folk Music Festival 2023 item 

                
FOR                                    AGAINST 
7 Councillors  0 Councillors                                                          CARRIED 

  
Councillor 
upcoming 
meetings 

Mayor Ireland has a meeting next Wednesday which will include MLA Martin Long, 
Minister of Tourism Joseph Schow, and Travel Alberta CEO & Deputy Minister of Tourism 
& Sport David Goldstein. 
 
Councillor Kelleher-Empey will be attending an Evergreens Foundation meeting over 
Zoom tomorrow.  

  
Upcoming Events Council reviewed a list of upcoming events.  
  
In-camera 
#347/23 

MOTION by Councillor Waxer at 11:16am to move in-camera to discuss item 10.1 In-
camera discussion – Strategic Priorities  FOIP, S. 29(1)(b)  
 
FOR                                    AGAINST 
7 Councillors  0 Councillors                                                          CARRIED 
 
Mr. Given also attended the in-camera session. 

  
Revert to open 
meeting 
#348/23 

MOTION by Councillor Hall at 11:35am that Committee revert to open meeting at 
11:35pm. 
 
FOR                                    AGAINST 
7 Councillors  0 Councillors                                                          CARRIED 

  



 

 

Adjournment  
#349/23 
 

MOTION by Councillor Wilson that, there being no further business, the Committee of the 
Whole meeting of August 8, 2023 be adjourned at 11:35am. 
 
FOR   AGAINST                
7 Councillors  0 Councillors                                                          CARRIED 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  



Jasper Council 
Presentation
August 15, 2023



Agenda
• Introduction
• Aquatera Summary
• Benefits & Strategy
• Industry Challenges
• Jasper & Aquatera
• Performance
• Improvements
• Questions

2



Aquatera Benefits
• Arm’s length Corporation governed by an independent Board of Directors
• Aquatera debt does not impact shareholder debt capacity 
• Aquatera maintains tax status as municipally controlled corporation
• Aquatera runs as a competitive self funding corporation
• Trusted operator focused on delivering high quality essential services to the region
• Positive relationship with regulators built on proactive communication and planning
• Company is focused on the communities which it serves
• Offer essential utility services at median rates of similar communities
• Shareholders are provided returns
• Professional and highly qualified staff 

3



Aquatera – Locations

4

City of Grande Prairie
County of Grande Prairie
Sexsmith
Wembley
Manning

Jasper
Hinton
Teck Coal
Wetaskiwin
Millet
Drumheller



Water / Wastewater Industry Challenges
• Aging or poor infrastructure
• Short of cash / debt limits
• Government funding  
• Lack of maintenance
• Water scarcity and watershed challenges
• Increased integration for water management
• Digital transformation
• Increasing stakeholder pressure
• Increasing competition
• Flexible work and geographies
• Extreme weather and environmental events
• Evolving regulatory requirements
• Access to qualified staff

5



Jasper & Aquatera
• Operating over 24 months since July 2021
• 5 contraventions July 2022 to July 2023; 4 during Chetamon Wildfire
• Provided support through period of Emergency Response and communication 

with Alberta environment
• Improved safety performance with continued focus on proactive activities and 

program participation goals
• Increased understanding and utilization of CityWorks maintenance program
• Operator skill development provided operational flexibility, resiliency and 

displaced contractors
• Supported operation with Aquatera senior operators and technical resources
• Supported the Environment Protection & Enhancement Act Approval renewal

6



Community Support
2022
$ 500.00 - Jasper Volleyball Club
$ 250.00 - Multisport Canada Marathon in Jasper
 Staff participation in Santa's Anonymous
2023
$ 500.00 - Jasper Community Outreach
$ 500.00 - Jasper Pride Society Ski Festival
$2500.00 - Jasper Skate Park
$ 250.00 - Multisport Canada Marathon in Jasper
$1000.00 - Santa's Anonymous Jasper
$1000.00 - Jasper Community Outreach

7



Jasper Performance Results

8



Performance Results
• No lost time injuries
• Continued compliance with Aquatera Safety Program and participation
• Optimized chemical usage
• Training new, local Operator to support an employee leave and future 

support requirements
• Further development of Operators towards their Level III Certification
• Improved preventative maintenance planning through reviews and 

communication
• Worked with Municipality through the Wildfire Emergency Response
• Environmental Reporting completed on time and fostered positive 

relationship with Regulator through Chetamon Fire Emergency Response
• Managed the De-Watering through challenges of supply chain delays and 

commissioning.
9



Environmental Performance
• A total of five contraventions were reported to Alberta 

Environment in the last year of the contract:
• In September 2022, there were three non-compliances due to 

unauthorized wastewater releases which stemmed from the 
power outages that occurred due to the Chetamon Wildfire.

• In October 2022, a non-compliance that was found through 
auditing our monitoring data. The influent flow monitoring was 
missed with the impact of the power outage on the lab.

• In June 2023 a non-compliance for the Total Coliform 
Exceedance was reported. Mitigated with improvements to 
the UV system.

10



Jasper Capital Project Summary

The 2022/2023 year saw the development and construction of a major 
($2.5M) wastewater dewatering overhaul – a new centrifuge, polymer 
system, and sludge pumps. Commissioning of the system commenced 
in July 2023.

11

ON-GOING
• UV Building & Bank Replacement

• Planning for Spring 2024

• 3rd Process Air Blower Installation
• Preliminary engineering studies were 

completed for projects in 2022.
• The project received grant funding in early 2023

ON HOLD
• Equalization Tank ($3.2M)

• Waiting on funding sourcing
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ADMINISTRATIVE PUBLIC HEARING REPORT     

Subject: 

From:   

Prepared by:   

Date:  

Municipally Controlled Corporation (MCC) 

Bill Given, Chief Administrative Officer 

Leanne Pelletier, Municipal Housing Coordinator 

August 15, 2023 

________________________________________________________________________________________

Recommendations: 

1. That Council confirm it is satisfied that:

(a) the MCC will carry on business solely for one or more of the purposes as enumerated in Section 3 of
the MGA;

(b) the MCC will provide a service or benefit to residents of the Municipality, and

(c) the profits and dividends of the MCC will provide a direct benefit to the residents of the Municipality.

2. That Council approve the MCC as proposed be incorporated and controlled by the Municipality.

3. That Council approve upon the incorporation of the MCC, the Municipality enter into a
Unanimous Shareholder Agreement with the MCC, in form and in content, as attached to the Council
agenda dated August 15, 2023 as required by the MGA and the MCC Regulation.

4. That Council appoint the Chief Administrative Officer to do all things as necessary in order to create the
Corporation.

Background: 
The Jasper Community Housing Corporation (JCHC) Governance Review was presented to Committee at the June 
14th, 2022 meeting where Committee passed the following motion: 

…direct administration to review corporate structures that would enable the JCHC to assume debt 
independent of the Municipality while also being able to provide some manner of equity in return for 
capital contributions.  

Since the June meeting, administration has been working with Colliers Project Leaders and Brownlee Law to 
develop recommendations and alternatives regarding the governance structure of the JCHC and  on January 
10th 2023, CAO Given presented recommendations and alternatives to committee regarding the governance 
structure of the Jasper Community Housing Corporation (JCHC). Mr. Given was joined by John McDonnell of 
Brownlee Law to discuss the concept of a Municipally Controlled Corporation (MCC). Committee passed the 
following motion: 

AGENDA ITEM 6.1



 
 

 
…that Committee direct Administration to begin the process of converting the Jasper Community 
Housing Corporation to a Municipally Controlled Corporation, by developing: 

1. a draft business plan 
2. a draft Unanimous Shareholder’s Agreement 

 
At the May 18th JCHC Board meeting the Draft Business Plan was received for review and discussion. Pursuant to 
the MGA, in order to establish an MCC a municipality must hold a Public Hearing and review a Business Plan.  
 
At the June 27th Committee meeting CAO Given introduced the Municipally Controlled Corporation Governance 
and Business Plan agenda item; to determine the level of readiness of the proposal, and determine support for 
launching a formal public hearing process. Colliers Project Leaders presented the draft Jasper Municipal Housing 
Corporation business plan to Council, supported by John McDonnell from Brownlee Law. The following Motion 
was passed: 
 

 …that Committee direct Administration to initiate the Public Hearing process as required by the 
Municipal Government Act, for Council to consider the establishment of a Municipally Controlled 
Corporation for the purposes of developing community housing; and 
 
 …that Committee recommend Council establish August 15, 2023 at 1:30pm at the Quorum Room as the 
date time and location of the public hearing.  
 

 
Discussion: 
JCHC Board and Committee have identified the need for an alternative governance structure for the JCHC to 
further housing development in the community; specifically, that the Jasper Community Housing Corporation be 
converted to a Municipally Controlled Corporation (MCC).   
 
The JCHC was incorporated on 2007/09/21 and is currently structured as a Company Limited By Shares. In its 
current structure, the JCHC cannot assume debt independent of the municipality or provide equity in return for 
capital contributions. These goals can be accomplished through the conversion of the JCHC as a Company 
Limited by Shares to a Municipally Controlled Corporation. 
 
Municipalities who wish to create, acquire or control a MCC must comply with the rules in the Municipal 
Government Act (the MGA). As per the MGA, a municipality may not own or control a corporation without 
certain steps being taken, including holding a Public Hearing reviewing a Business Plan. Pursuant to the Province 
of Alberta’s Municipally Controlled corporation (MCC) Business Plan requirements the Business Plan must 
include: 

o Cost relating to establishing the MCC 
o Value of Assets that are to be transferred to the MCC 
o Cashflow projection for the next three (3) years of the MCC’s operation 
o Financial statements for operating and capital budget 
o Services the MCC intends to provide  
o Names of the shareholders  
o Geographic locations in and outside Alberta the MCC intends to provide services to 
o Any risks in controlling the MCC  



 
 

o Information showing the MCC will not be dependent on shareholders for its operations 
o Municipalities financial viability of controlling the MCC  
o Market impact assessment 

 
The attached business plan and corporate structure documents satisfy all the requirements above and highlights 
are discussed below. Administration and the consulting team will also guide Council through the document and 
are available to answer any questions.   
  
Purpose of the MCC 
As noted in the Draft Business Plan, The Municipality of Jasper plans to establish the “Jasper Municipal Housing 
Corporation (JMHC)” as a MCC, a legally separate entity from the Municipality. Establishing the JMHC as a MCC 
allows for the Municipality to play a more direct role in the delivery of housing by creating a legally separate 
entity which is empowered to formally partner with the Private sector, and fund and finance housing 
development in Jasper. 
In the specific context of the conversion of the non-profit JCHC to the “Jasper Municipal Housing Corporation” 
MCC, benefits include the ability to retain debt that does not count against the municipality’s debt limit and; the 
ability to create a vehicle for equity through the creation of shares that can be bought and sold. Additionally, an 
MCC is permitted to distribute profits via the payments of dividends to its shareholders without the requirement 
of obtaining ministerial approval, or conducting a public hearing.  
 
In the immediate future the JMHC, as an MCC, can facilitate the delivery of the Connaught housing development 
project, where the advantages of the corporation being an MCC will allow for a governance structure that can 
leverage assets, take on debt and buy and sell shares.  
 
Market Impact Assessment  
The JCHC Strategic Plan determined that without more influence and/or involvement from a local entity with a 
mandate to address the persistent housing demand in Jasper, the housing gap will continue to limit both current 
and prospective residents of Jasper and the welfare of local business owners. A market sounding process was 
undertaken to confirm the JMHC could act as a facilitator to increase the accessible housing stock within the 
community through development. The JMHC’s aim is to address the low margin segment of the market and not 
intrude where private development is working.  
 
Existing Physical Assets 
With the establishment of the JMHC as a MCC, some existing municipal assets would be transferred to the 
corporation, including 2 staff housing units and 1 medical clinic, allowing the JMHC to leverage these assets as a                               
source of capital for current and future developments. The proposed corporate structure would ensure these 
assets are kept separate from the influence of private participants in the Connaught project.  
 
Shareholder and Governance 
The JMHC will have one (1) shareholder which will be the Municipality of Jasper. The JMHC Board of Directors 
will be selected by Major and Council with a appointed administrator to head the corporation. All functions of 
the corporation will be provided by the municipality under a fee for service contract. In this arrangement the 
corporation will pay the Municipality for services such as human resources and people management; finance 
and accounting; and IT support. As a result of this contractual relationship, the JMHC will not require any of the 
services described above, as well as office space including furniture, fixings and equipment.  
  



 
 

Provincial regulations require a Unanimous Shareholder Agreement (“USA”) to be ratified by Council which 
defines the relationship between the JMHC’s shareholders (The Municipality of Jasper) and management of the 
corporation. Proposed share structure is discussed in more detail below.  
 
Commercial Development Governance Structure 
The following entities are identified as part of the commercial governing structure developed for the JMHC in 
relation to the current municipal assets, as well as future development, ie. the Connaught Project. 

• Jasper Municipal Housing Corporation (JMHC): Jasper MCC. 
o Has Voting Shares: JMHC to ensure control of the Specific Project Corp. through ownership of all 

“Voting Shares” in the Project Corp. 
• Private shareholder(s): local businesses and/or residents that are equity owners in the Project Corp. 

o Has Non-Voting Shares: all private shareholders would be issued “Non-Voting Shares” reflecting 
their roles and responsibilities (minimal), restricting influence on the Project Corp.  

• Project Corp.: ie Connaught Project company (Co.) exists to legally define ownership relationship, roles 
and responsibilities, and act as the single investment vehicle for that specific development. 

• Project Governance: Specific Project Board ie. Connaught Project. Private shareholders would be on the 
board of a specific development that they are invested in to influence day to day operations, but will not 
have voting shares.  

 
 
Proposed Commercial Governance Structure illustration 
 
 

 
 
 



 
 

Project Corps would be incorporated pursuant to the Business Corporations Act, like the JMHC and have a USA, 
similar to the JMHC. However, its corporate structure shall be different from the JMHC due to the inclusion of 
people who will subscribe for shares. In this model, a share entitles a shareholder to occupy a unit. Shares 
specific to the Connaught Development are described under the Connaught Development Section. 
 
Connaught Development 
The Connaught Drive Development is a 40 unit affordable housing development, consisting of 1 and 2 bedroom 
units.  
 
To help fund the Connaught Drive development the municipality applied to the Affordable Housing Partnership 
Program (AHPP) under the Alberta Seniors, Community and Social Services and were successful in receiving a 
$6.5M grant, while Municipal Council has also committed $5M in planned debenture. The business plan also 
assumes a contribution from Parks Canada in the form of a reduced land release value. The municipality will be 
looking to fund the remaining capital through the JMHC, by selling shares that equate to occupancy of a unit, to 
local businesses for staff accommodation or to individuals for their own use.  
 
Although private funders will be contributing to the capital required for development, the JMHC will design, 
construct, operate and maintain the development. 
 

• Design & Construction: the JMHC will contract project management, design and construction 
services to deliver the Connaught Drive development. 

• Operation & Maintenance: the JMHC will seek to partner with the Evergreens Foundation, an 
experienced not-for-profit housing operator, to manage the property.  
 

The proposed share structure of the Connaught housing arrangement is outlined below: 
 

Share Class Share Type Qty   Initial Value 
Class A Voting 5 Issued to JMHC 1 Bedroom Unit - 
Class B Voting 5 Issued to JMHC 2 Bedroom Unit - 
Class D Non-Voting 15 For Purchase 1 Bedroom Unit $304,529 
Class E Non-Voting 15 For Purchase 2 Bedroom Unit $353,831 

 
The only voting shares will be issued to the JMHC, entitling the JMHC to be the sole party to do the following: 

• Review and revise the corporate structure of JHC; 
• Determine the criteria for board of director eligibility; 
• Have the unfettered right to amend the structure to remove and/or replace individual directors or the 

entirety of the board of directors of the Connaught Project Corp. 
 

A Unanimous Shareholder Agreement will also be prepared for the Connaught Project Corp. The parties to this 
USA will be the JMHC and purchasers of either a Class D or Class E shares. 
 
It is important to note that shareholders will not have an “ownership” interest or a title to any of the units. 
Purchase of shares equates to the entitlement to occupy a unit. In order to become an occupant, the 
prospective person/business must meet certain criteria that the JMHC shall establish:  
 
 



 
 

• The applicant must subscribe for either a Class 
D or a Class E share of Connaught Project Corp.  

• The applicant must pay a predetermined 
amount of funds to the Connaught Project 
Corp. upon receipt of the unit subscription. 

• The applicant must enter into a lease 
agreement with Connaught Project Corp., 
putting terms to the residential leases, under 
the Residential Tenancies Act. 

• In the case of a business purchasing a share for 
its employees, said business shall be entitled to 
sublease its unit to its employees, as long as the 
terms of occupancy apply to such employee. 

 
 
Within the USA, restrictions would exist to ensure JMHC control of the development and perpetual affordability, 
for example, no sale or transfer of shares would be permitted without:  

• The consent of the Connaught Project Corp.; and  
• The new person signing similar documentation to become a shareholder. 

 
The process by which an occupant could divest its unit and shares includes: 

• Relinquish its tenancy rights; 
• Sell its unit back to the Connaught Project Corp. for a price to be determined by the Board of Directors. 

 
Rental Rates 
As the Connaught Development is an affordable housing development, and funded through the AAHPP grant, 
rents will fall in the AAHPP affordability bands of minimum rent – 60% of market rent, and mid-range rent – 75% 
of market rent for Jasper. No units will be rented at full market rent. 
 
Financial Summary 
The cost to the municipality to convert the JCHC to the JMHC – MCC is minimal, most costs being related to staff 
time, consultant and legal fees.  
 
The Draft Business Plan estimates capital expenditures for the Connaught project to be $22,013,250 funded 
through a municipal debenture of $5 million, grant funding of $6.5 million and private equity. The Draft Business 
Plan shows the integrated cashflow of JMHC over the next seven (7) years entailing all activities in both existing 
and new assets. The JMHC remains cash positive throughout all years of operation, and is cashflow positive from 
2031 onwards.  
 
Asset transfers of municipal housing stock to the MCC is planned after incorporation. The estimated value of the 
asset transfer is $3,753,300. As a part of the Municipality’s internal staff accommodation program any costs 
associated with the assets to be transferred to the JMHC will be covered by the MOJ, resulting in a net zero 
annual cost to the associated with these 3 properties.  
 
Additionally, the $5M debenture approved by Council to facilitate the Connaught Development would be 



 
 

transferred to the MCC, removing it as a liability from the municipality’s debt borrowing limit. Financial 
implications of this strategy are addressed in the detailed financials included in the Draft Business Plan. 
 
100% of net revenue from Connaught Development will go to the JMHC for future housing developments in 
Jasper. As a result of the MCC receiving these profits, any additional costs to the Connaught Project Corp. or 
future capital improvements will be the sole responsibility of the JMHC, and not private shareholders. 
 
Financial tables within the draft Business Plan illustrate the JMHC will be completely financially independent of 
its shareholders throughout operations following capitalization of the Connaught Project Corp. 
 
Forecasted Annual Revenue of Connaught Project Co per Unit Type. 

Unit type Unit Count 2026 2027 2028 2029 2030 
Min rent – 1 bed 5 $46,370 $48,210 $50,250 $52,451 $54,842 
Min rent – 2 bed 5 $52,875 $54,925 $57,005 $59,236 $61,636 
Mid rent – 1 bed 15 $173,880 $180,795 $188,430 $196,692 $205,657 
Mid rent – 2 bed 15 $198,285 $205,965 $213,765 $222,135 $231,135 

 
The Draft Business Plan as discussed above and attached in detail, meets the MGA requirements as set out to 
incorporate an MCC. Next steps include a Public Hearing and the completion of the Unanimous Shareholders 
agreement. Control of the MCC rests with the municipality as its one shareholder and financial projections 
illustrate that the JMHC will be completely financially independent of its shareholders throughout operations 
following capitalization of the Connaught Project Corp. 
 
Strategic Relevance:  

• Take proactive steps to reduce the risk of people becoming vulnerable and respond when they are 
vulnerable. 

• Build our internal capacity to advance our housing priorities. 
• Invest in developing community focused housing units. 
• Explore increasing the number of units available for municipal staff accommodation 
• Collaborate with other municipalities, orders of government, indigenous partners and advocacy 

associations. 
• Welcome the expertise, innovation, creativity and commitment of community members, groups, 

associations and businesses. 
• Pursue alternative revenue sources and equitable distribution of costs. 

 
Inclusion Considerations:  

• The Municipal Inclusion Assessment Tool is not applicable to this recommendation.  
 
Relevant Legislation:  

• Canada National Parks Act 
• Jasper Community Sustainability Plan 
• Alberta Municipal Government Act 

o MCC Regulation (under the MGA) 
• Business Corporations Act 



 
 

• Residential Tenancy Act 
 
Financial:   
The costs associated with the development of the draft business plan and unanimous shareholders agreement 
are supported within the 2023 approved budget. Costs to convert the Jasper Community Housing Corporation to 
the Jasper Municipal Housing corporation (MCC), including legal and consultant fees are included in the 2023 
approved budget.  
 
Municipal Council has approved a $5million contribution to facilitate the Connaught Development, this would be 
transferred to the MCC upon incorporation, removing it as a liability from the municipality’s debt borrowing 
limit. 
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This report is based on information that was made available and provided to Colliers Project Leaders 
(Colliers) on or before June 21, 2023 by the Municipality of Jasper and its representatives. Colliers has 
not verified or audited provided information and relies on the validity of the information as supplied by the 
Municipality of Jasper. Should additional information be provided to Colliers after the final draft issuance 
of this report, Colliers reserves the right (but will be under no obligation) to review this information and 
adjust its comments accordingly.  It is understood and agreed that all decisions in connection with the 
implementation of advice and recommendations as provided by Colliers during this engagement shall be 
the responsibility of, and made by, the Municipality of Jasper.  

Calculations and forecasts are based on assumptions as stated in the report which have been accepted 
by the Client. If errors or inaccuracies are found in documents or information supplied or if assumptions 
are not found to match subsequently observed conditions, Colliers should be retained to review our 
recommendations and confirm their continued validity. Without this review, Colliers will not be liable for 
any misunderstanding of our recommendations or their application.  

Colliers is in no part a party to the operations of the Client’s facilities and as such are considered an 
independent third party and are acting objectively in the formulation of recommendations. Opinions 
reflected in this report are not intended to be or interpreted as legal advice or opinion. 
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1.0 Executive Summary 
Jasper is home to over 4,700 residents and has a healthy tourism industry with over 2 million visitors 
visiting the national park annually1. An economy that is heavily dependent on tourism is consequently 
dependent on access to staff that support the services offered in the region. For local businesses, 
attracting and retaining employees is materially affected by the availability and affordability of housing. 

To say there is a shortage of affordable housing in Jasper would be an understatement. Vacancy rates 
have hovered near zero for over a decade. The Municipality recognizes the housing shortage as a 
systemic barrier to the success of the community and has committed to conquering the challenge by 
making it a strategic priority of Council and Municipal Staff. 

1.1.1 Provincial Business Plan Requirements 

The structure of this Business Plan is premised around the Province of Alberta’s Municipally Controlled 
Corporation (MCC) Business Plan Requirements2, in addition to context specific attributes which will 
provide important context for the specific intent of setting up a MCC for the Municipality of Jasper. The 
Provincial requirements are as follows, and referenced based on the following: 

Table 1: Provincial Requirements for an MCC Business Plan 

Ref Item 
Report 
Section 

1 Cost relating to establishing the MCC 7,8 
2 Value of Assets that are to be transferred to the MCC 7,8 
3 Cashflow projection for the next three (3) years of the MCC’s operation 7,8 
4 Financial statements for operating and capital budgets 7,8 
5 Services the MCC intends to provide 4 
6 Names of the shareholders 5 
7 Geographic locations in and outside Alberta the MCC intends to provide services 

to 
5 

8 Any risks in controlling the MCC 8, A4 
9 Information showing the MCC will not be dependent on shareholders for its 

operations 
6 

10 Municipalities financial viability of controlling the MCC 7,8 
11 Projected rate structure if the MCC intends to provide utility services N/A 
12 Market impact assessment 4 

1.2 Purpose of the MCC 
The Municipality of Jasper (MoJ) plans to establish a municipally controlled corporation (MCC) with the 
organizational name of the “Jasper Municipal Housing Corporation (JMHC)” as a legally separate entity 
from the Municipality. Establishing the JMHC as an MCC allows for the Municipality to play a more direct 
role in the delivery of housing by creating a legally separate entity which is empowered to formally partner 
with the Private sector, fund and finance housing developments in order to expedite delivery in Jasper. 
The strategic objectives of the JMHC do not differ from those of the Jasper Community Housing 

 

1 Parks Canada, Jasper National Park 2020 Annual Report, Accessed At: https://www.pc.gc.ca/en/pn-
np/ab/jasper/info/plan/rapports-reports/2020 
2 https://open.alberta.ca/dataset/ab5db63d-302c-4c1b-b777-1eeb0fe23090/resource/f5d46559-53fa-4d3f-8526-
091998f8ca9b/download/municipal-controlled-corporations.pdf 
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Corporation, but rather the JMHC further enables the municipality to act upon them through an alternative 
solution.  

In the short-term the JMHC will act as an owner, operator and source of capital for their current assets, as 
well as future developments that are underway (i.e., the Connaught Housing Project). The municipality 
currently owns and operates two (2) staff housing assets and one (1) medical clinic which could become 
assets of the JMHC upon incorporation and transfer: 

 Residence - 1251 Cabin Creek Drive; 

 Residence (Duplex) - 895 Bonhomme Road; and 
 Cottage Medical Clinic - 300 Miette Ave. 

The future state responsibilities of the JMHC are envisioned to include acting as a residential housing 
facilitator. As a residential housing facilitator, the JMHC would be able to effectively meet the housing 
needs of their residents by enabling housing transactions between locals. Whether this be as simple as 
introduction between residents looking to change their accommodation or using aggregated housing 
supply and demand information to plan future developments in the area. 

The second primary function of the future state JMHC, assuming the Connaught Drive project represent a 
resilient model for duplication, is for the JMHC to act in the capacity of developer, investor/shareholder/ 
financer, and operator of residential assets where opportunities exist. It is to be determined by the 
JMHC's Board as to whether or not the role and responsibility of the JMHC are expanded at a later date. 

1.3 Market Impact Assessment 
It is evident that without more influence and/or involvement from a local entity with a mandate to address 
the persistent housing demand in Jasper, the housing gap will continue to limit both current and 
prospective residents of Jasper and the welfare of local business owners. 

When considering the current housing providers in Jasper, the following is noted:  

1. There are a number of private operators of residential dwellings within the Municipality; 
2. Though there are a number of private operators, and the private sector being unable to satisfy the 

increasing need of housing supply; 
3. The private developers on their own require rates of return which makes it extremely challenging 

to increase affordable housing supply; and 
4. The JMHC’s mandate and target is to address this challenging, low margin segment of the market 

and not intrude into areas where private development is working. 

1.4 Shareholder Plan and Governance 
Provincial regulations require a Unanimous Shareholder Agreement (“USA”) to be ratified by Council 
which defines the relationship between the JMHC’s shareholders (The Municipality of Jasper) and 
management of the corporation (employees of the JMHC). 

The JMHC will have one (1) shareholder which will be the Municipality of Jasper. The JMHC will be 
governed by the Board of Directors, which will be elected by Major and Council, and will may also have a 
Council-appointed Officer. 



Jasper – Municipally Controlled Corporation (MCC) Business Plan 
 

 4 701011 - Jasper MCC Business Plan 
P1701-1038843790-13 (5.0) 

Figure 1: Jasper Municipal Housing Corporation Organizational Structure 

 

This governance structure allows for efficient, effective and timely decision making, while being legally, 
financially, and operationally independent of the Municipal Council. 

1.5 Operating Plan 
The JMHC is focused on delivering housing to residents of Jasper which will enable local businesses to 
meet their staffing requirements, a key issue impacting their financial welfare, and ultimately support the 
local economy. As described above, the JMHC will contract the services of the municipality for all 
operational and functional requirements including administrative services such as: 

 Human resources and people management; 

 Finance and accounting; 

 Information technology (IT); and 

 Web and content development. 

As a result of this contractual relationship, the JMHC will not require any of the services described above, 
as well as office space including furniture, fixings and equipment. The JMHC intends to procure the 
maintenance services of Evergreens Foundation for property maintenance and ancillary support services 
of the Connaught development, while the existing assets to be transferred will continue to be maintained 
by the MoJ. It is important to note that the details of the contract with the Evergreens Foundation are still 
being finalized.
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1.6 JMHC Financial Summary 
Shown below is the integrated cashflow of JMHC over the next eight (8) years entailing all activities in both existing and new assets. The JMHC 
remains cash positive throughout all years of operation and is cashflow positive from 2031 onwards.  

Table 2: Cash Inflows and Outflows of JMHC including both Existing and New assets. 
Item 2024 2025  2026 2027 2028 2029 2030 2031 

Net Revenue of 
Connaught (100% into 
JMHC) 

- $330,000 $281,443 $331,581 $344,949 $359,374 $374,977 $389,495 

Revenue of Existing 
Assets 

$90,635 $93,354 $96,154 $99,039 $102,010 $105,071 $108,223 $111,469 

MoJ Subsidy* $81,028 $83,458 $85,962 $88,541 $91,197 $93,933 $96,751 $99,863 
Compliance Deposit 
Refund 

- $1,026,791 - - - - - - 

Sub-Total  $171,663   $1,533,603 $463,559 $519,161 $538,157  $558,378   $579,951  $600,827 
OPEX of Three 
Transferred Assets 

($171,663) ($176,812) ($219,797) ($187,766) ($193,399) ($199,201) ($205,177) ($211,332) 

Repayment – Interest 
(Debenture) 

- - ($283,182) ($277,522) ($272,306) ($265,267) ($258,625) ($251,620) 

Repayment – Principal 
(Debenture) 

- - ($103,412) ($109,072) ($114,822) ($121,343) ($127,985) ($134,989) 

Repayment – Line of 
Credit (Compliance 
Deposit) 

- ($1,075,199) - - - - - - 

Sub-Total ($171,663) ($1,252,011)  ($606,392)   ($574,360)   ($580,527)   ($585,811)   ($591,786)  ($597,941) 
Annual Cashflow Total - $281,592  ($142,833)  ($55,199)   ($42,370)  ($27,433)  ($11,835) $2,886 
Cash Balance - $281,592 $138,760 $83,561 $41,191 $13,758 $1,922 $4,809 

*The municipality of Jasper will subsidize any cost associated with the assets to be transferred to the JMHC, resulting in a net zero annual cost 
associated with these 3 properties. There will only be a net cost to the JMHC associated with these properties should the JMHC leverage them for 
equity in a future development.
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2.0 Current Municipal Housing Context 
Jasper is home to over 4,700 residents and has a healthy tourism industry with over 2 million visitors 
visiting the national park annually3. An economy that is heavily dependent on tourism is consequently 
dependent on access to staff that support the services offered in the region. For local businesses, 
attracting and retaining employees is materially affected by the availability and affordability of housing. 

To say there is a shortage of affordable housing in Jasper would be an understatement. Vacancy rates 
have hovered near zero for over a decade. The Municipality recognizes the housing shortage as a 
systemic barrier to the success of the community and has committed to conquering the challenge by 
making it a strategic priority of Council and Municipal Staff. 

2.1 Residents of Jasper 
To become a resident of Jasper, there is set eligibility criteria defined by the National Parks Lease and 
License of Occupation Regulations which define an eligible resident as someone who meets one of the 
following: 

1. Someone whose primary employment is within the park; 
2. Someone who operates a business in the park AND whose presence is needed for the day-to-

day operations of that business; 
3. A retired individual who for five consecutive years immediately prior to retirement: 

a. was primarily employed within the park: OR 
b. operated a business in the park AND whose presence was needed for the day-to-day 

operations of that business; 
4. Somebody who lived in the park at the time of their retirement, AND who was living in the park on 

July 30, 1981; 
5. Someone who attends school full time at a registered educational institution in the park; 
6. An individual, or their descendants through blood or adoption, who leased public lands in Jasper 

prior to May 19, 1911;  
7. The spouse of anybody referred to above4. 

As the Municipality’s economy depends heavily on tourism, Jasper’s population fluctuates primarily during 
two periods throughout the year: 

 Summer season, from May to October; and 
 Winter season, from December to late April. 

The summer season sees a healthy job market to support the influx of tourism, with the winter season 
having a lower, but steady job market.  In discussion with the Jasper Employment and Education Centre 
(JEEC), it is estimated that the peak summer season requires an additional 2,000 workers over the winter 
average, to meet the demand of the tourism industry. The business community struggles to meet this 
summer labour requirement and sees consistently high job vacancies rates, upwards of 60% in the 

 

3 Parks Canada, Jasper National Park 2020 Annual Report, Accessed At: https://www.pc.gc.ca/en/pn-
np/ab/jasper/info/plan/rapports-reports/2020 
4 Parks Canada Jasper National Park Eligible Residency, Accessed At: https://www.pc.gc.ca/en/pn-
np/ab/jasper/info/serviceimmobilier-realty/plan5c 
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summer5. According to the Housing Needs and Demand Assessment6, employers cite inadequate 
housing for staff due to either lack of supply, affordability and/or suitability of the housing, as a main 
contributor to this vacancy rate. 

2.2 Housing Supply 
After multiple consultations with Municipal staff, it was determined that the tax roll data provides the most 
accurate distribution of current dwellings in Jasper. The following table provides a breakdown of 2021 tax 
roll data for dwellings in Jasper. 

Table 3: Jasper Municipal Tax Roll Data 
Dwelling Type (Source: 2021 Tax Roll) Unit Count (Estimate) 

Single Dwelling Homes 688 
Duplex 98 
Row homes 338 
4 Plex 8 
Condo 20 
Apartment building units 467 
5 Plex 10 
Institutional (seniors/assisted living) 43 
Apartments above commercial business 87 
Nurse/fire personnel assigned housing 13 
Hotel Staff Accommodation 210 

Total 1,982 

2.2.1 Affordability 

Jasper’s housing challenges stem from not only from a shortage of housing supply, but also housing 
affordability. It is evident that residents find themselves having to either find supplementary income 
through Private Home Accommodations (PHAs) or work multiple jobs to afford housing in Jasper. PHAs 
are often created within residences to secure supplementary income from rentals and are a necessity for 
some to offset high housing costs. PHAs are either short or long-term units for rent within a home, subject 
to inspection by Parks Canada and licensed by the Municipality. Currently there are 152 PHA business 
license holders in Jasper totalling 247 bedrooms for rent. 

Of the 1,675 dwellings recorded in the 2021 Census, approximately 285 (17%) were occupied by 
residents paying more than 30% of their income on shelter costs7. Housing is considered affordable when 
it is less than 30% of before-tax household income8. Although there are discrepancies between the Tax 
Roll data and the Census data regarding the total count of dwellings in Jasper, it assumed that the 
Census profile is an accurate representation of Jasper and is the most reliable source of data available 
with regards to population distribution statistics. 

 

5 Alberta Rural Development Network (ARDN), Housing Need and Demand Assessment (Report No. SHI-2018-007). 
6 Alberta Rural Development Network (ARDN), Housing Need and Demand Assessment (Report No. SHI-2018-007). 
7 Statistics Canada, Census Profile, 2016 Census of Population, Jasper Specialized Municipality, Accessed At: 
https://www12.statcan.gc.ca/census-recensement/2016/dp-pd/prof/details/page.cfm?Lang=E&Geo1=CSD&Code1=4815 
033&Geo2=PR&Code2=48&SearchText=Jasper&SearchType=Begins&SearchPR=01&B1=All&GeoLevel=PR&GeoCode=4815033
&TABID=1&type=0 
8 Canada Mortgage and Housing Corporation, About Affordable Housing, Accessed April 1, 2022 At: https://www.cmhc-
schl.gc.ca/en/professionals/industry-innovation-and-leadership/industry-expertise/affordable-housing/about-affordable-
housing/affordable-housing-in-canada 
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2.3 Housing Demand 
From the 2022 Governance Review completed by Colliers, the following table details the projected 
population, estimated dwelling requirements for that population based on an average household size of 
2.3 people, and the associated housing gap. 

Table 4: Estimated Dwelling Requirements in Jasper 

Year Population 
Estimated Dwelling 

Requirement 
Dwellings Available Gap* 

2021 4,738 2,060 1,982 78 
2042 5,464 2,376 2,126 250 

*The gap for 2042 is calculated based on the 2021 tax roll dwelling count of 1,982, with an additional 144 
units that Parks Canada confirmed are planned for redevelopment within the next five (5) years. 

It is to be noted that the majority of the demand identified above is for medium (1-5 years) and long term 
(>5 years) residents of the Jasper and does not account for a significant portion of the transient 
population that the Municipality sees during the Summer and Winter seasons defined above.  

2.4 Developing in Jasper 
As the Municipality is in Jasper National Park, there are several land use and development considerations 
unique to the Municipality. Parks Canada is the governing body (Authority Having Jurisdiction) in the area 
for residency requirements, land use, business licenses and construction permits within the municipal 
boundaries. Both the Municipality and Parks Canada can issue business licenses depending on the 
nature of the business9. 

The Jasper Community Sustainability Plan completed in September of 2011 identified a significant 
number of sites for infill, development or redevelopment that could contribute to combatting the identified 
housing gap. The following table presents the site type and potential housing units identified in the 
sustainability plan: 

Table 5: Jasper Community Sustainability Plan Summary of Potential Unit Development 
Development Site Potential Housing Yield (Net New Units) 

Development of Unreleased Lands 250-432 
Infill Opportunities 42-53 
Redevelopment 254-284 
Total 546-769 

It is unconfirmed if all units Parks Canada have approved for redevelopment are included within the 
Redevelopment line item in Table 3 above. 

In 2018 the JCHC commissioned a Housing Need and Demand Assessment, and the Parioplan Final 
Report, which identified three (3) potential staff and seniors housing projects that could ease the 
persistent housing shortage. One of these projects is ready for development following minor additions to 
the design elements, and the other two (2) projects require assessment of financial and technical 
feasibility. 

 

9 Parks Canada, Jasper National Park Business Licenses, Accessed March 31, 2022 At: https://www.pc.gc.ca/en/pn-
np/ab/jasper/info/permis-permits/license 
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Progress has been made with the recent completion of the Connaught Utility Project providing 
infrastructure for future housing developments, and the Municipality remains committed to addressing 
Jasper’s housing supply and suitability challenges. 
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3.0 Purpose of the MCC 
It is evident that without more influence and/or involvement from a local entity with a mandate to address 
the persistent housing demand in Jasper, the housing gap will continue to limit both current and 
prospective residents of Jasper and the welfare of local business owners. The Municipality has looked at 
the scope of role they wish to play – either directly, or through the JCHC or some other vehicle – to 
address the current housing demand and plan for housing sustainability as populations increase. Careful 
consideration should be given to highest and best use of Municipal resources in addressing the housing 
shortage. 

3.1 Jasper Community Housing Corporation (JCHC) 
In September of 2007, the JCHC was established as a wholly owned not-for-profit corporation of the 
Municipality with the purpose of responding to housing affordability and supply challenges. Following its 
founding, the JCHC provided an administrative role in the development of Mountain Park Lodges (MPL) 
Place, a 42-bed affordable housing development for low-income earners owned by Jas-Day Investments. 
The JCHC continues to support MPL Place by conducting preliminary vetting of applications and 
maintaining a list of eligible tenants.  

MPL Place was built around 2009 and the development agreement with the Municipality included a 
twenty-year (20) commitment to affordability, which leaves approximately ~6 more years of this affordable 
supply before the affordable housing supply gap will further widen.  

The JCHC has acted as a housing development facilitator, operating in a supportive capacity rather than 
in additional capacities such as a financer, developer and operator.  

3.1.1 JCHC Governance & 2022 Strategic Objectives 
The JCHC’s board includes two Municipal councillors and two community residents along with the 
Municipal CAO acting as the JCHC CEO. The only paid employee of the JCHC is a Municipal staff 
member who operates on a 0.3 part-time basis. Board meetings amongst the members are held every 
two (2) months throughout the year. The JCHC has an average annual operating budget of approximately 
$20k. In 2022 the budget was increased to $72k to include contracted services to strategically address 
housing issues and the role of JCHC.  

The JCHC defined its strategic objectives for 2022 which focused on three (3) main areas: 

 Improving Internal Operations; 

 Advancing Property Development; and 

 Planning for the Future. 

Although the objectives do address the foundational issues with housing in Jasper, the JCHC is not 
organizationally equipped or structurally constituted to address these issues. Therefore, in order to play a 
more direct role in shaping development, establishing a local, legal independent MCC in necessary. 

3.2 Expected Functions of the MCC 
Within the Province of Alberta, a municipality may establish and control a corporation so long as the 
council of the municipality passes a resolution authorizing the municipality to control the corporation by 
itself, and the council is satisfied that the corporation meets certain requirements, defined in section 75.1 
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of the Municipal Government Act, that ultimately benefit and fulfill the needs of the residents of the 
municipality10. This corporation is a legally separate entity governed by the elected board and directors 
and formalized through a Unanimous Shareholder Agreement and Articles of Incorporation.  

The Municipality of Jasper plans to establish the “Jasper Municipal Housing Corporation (JMHC)” as a 
legally separate entity from the Municipality. Establishing the JMHC as a municipally controlled 
corporation allows for the Municipality to play a more prominent and direct role in the housing market by 
formally partnering and financing with the Private sector to expedite housing development in Jasper. The 
strategic objectives of the JMHC do not differ from those of the JCHC, but rather the JMHC further 
enables the municipality to act upon them through an alternative solution. 

The JMHC will have an immediate capacity as a financer, owner and potentially operator of housing 
development(s) in the community. The scope of the JMHC is separated into two (2) periods due to the 
fact that the immediate capacity is to play a major role in the delivery of the Connaught housing 
development project by the spring of 2025. The scope and role of the JMHC could eventually expand into 
additional responsibilities such as residential housing facilitators. The functions in the immediate and 
medium-long term are further defined below. 

3.2.1 Immediate Capacity 

The short-term capacity of the JMHC will be to act as an owner, operator and source of capital for their 
current assets, as well as future developments that are underway (i.e., the Connaught Housing Project). 
The municipality currently owns and operates two (2) staff housing assets and one (1) medical clinic 
which could become assets of the JMHC upon incorporation and transfer: 

 Residence - 1251 Cabin Creek Drive; 

 Residence (Duplex) - 895 Bonhomme Road; and 
 Cottage Medical Clinic - 300 Miette Ave. 

CONNAUGHT DRIVE DEVELOPMENT 

The Connaught Drive development is a 40-unit development, consisting of 20 1-bedroom units and 20 2-
bedroom units, located on parcel GC in Jasper (See Appendix 1 for site aerial view). There has been 
significant planning and investment that has already taken place for this development, dating back to 
2018, which includes site servicing, preliminary design considerations, Class C cost estimate, and 
additional prework.  

To help fund the Connaught Drive development the municipality previously applied to the Rapid Housing 
Initiative (RHI), which is a fund under the Canada Mortgage and Housing Corporation (CMHC), to deliver 
affordable housing units throughout Canada. Unfortunately, they were not successful with the 
applications. More recently, the municipality applied to the Affordable Housing Partnership Program 
(AHPP) under the Alberta Seniors, Community and Social Services and were recently announced as a 
successful recipient of a $6.5M grant for this development. The municipality will be looking to fund the 
remaining capital through the JMHC and with buy-in from local businesses. This is further discussed in 
the sections below. 

 

10 Government of Alberta, Municipal Government Act – Chapter M-26 S75.1, March 28, 2023. 
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JMHC Responsibilities  
Although local businesses and/or residents will be contributing to the capital required for development, it 
will be the responsibility of the JMHC to design, construct, operate and maintain the development. 

 Design & Construction: the JMHC will contract project management, design and construction 
services to deliver the Connaught Drive development. 

 Operation & Maintenance: the JMHC intends to procure the maintenance services of 
Evergreens Foundation for property maintenance and ancillary support services of the Connaught 
development, while the existing assets to be transferred will continue to be maintained by the 
MoJ. Evergreens currently operates 14 multi-family and seniors housing facilities in the region 
and properties in Jasper, including the Alpine Summit Seniors Lodge. It is important to note that 
the details of the contract with the Evergreens Foundation are still being finalized.  

The contractual relationship between private shareholders (e.g., local businesses) and the JMHC is 
further defined in section 5.0 Shareholder Plan and Governance of this report. 

3.2.2 Future State 
Through consultation with the municipality, it is evident that there are local residents living in housing that 
does not adequately meet their needs or housing that is too much for them to maintain. Examples of this 
could be a new family who requires additional space (e.g., additional rooms, storage, etc.), or a senior 
resident who no longer requires the space they are currently in and may be looking for a smaller home. 

To help to solve for this, the future state responsibilities of the JMHC may include acting as a residential 
housing facilitator. As a residential facilitator, the JMHC would be able to effectively meet the housing 
needs of their residents by enabling housing transactions between locals. Whether this be as simple as 
facilitating introductions between residents looking to make a change, or using aggregated housing 
supply and demand information to plan future developments in the area. 

The second primary function of the future state JMHC, assuming that the Connaught Drive model proves 
to be an effective housing delivery mechanism, is for the JMHC to act in the capacity of developer, 
investor/shareholder/financer, and operator of residential assets where opportunities exist. It is to be 
determined by the JMHC's Board as to whether the role and responsibility of the JMHC are to be 
expanded at a later date. 

These two future capabilities allow JMHC to continue to execute on the Municipality of Jasper’s mandate 
to maximize the effectiveness of Jasper’s current housing supply, while also opportunistically expanding it 
to meet the growing demand within the community.  

3.3 Business Location 
The JMHC will fulfill its roles and responsibilities within Jasper’s municipal boundary, as defined by the 
Province of Alberta Municipal Affairs. 
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Figure 2: Municipality of Jasper Boundary Map 
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4.0 Market Impact Analysis 
4.1 Market Impact Analysis 
One of the primary considerations that any municipality is to consider in the creation of a MCC is the 
effect of the MCC’s operations upon the private market and private operators.  It has been a policy 
statement of the Province of Alberta, in creating the updated MCC regulations, that the Province does not 
want a government entity or a government owned entity, such as a MCC, to compete with the private 
sector and/or impact the private sector’s provision of services. 

It is evident that without more influence and/or involvement from a local entity with a mandate to address 
the persistent housing demand in Jasper, the housing gap will continue to limit both current and 
prospective residents of Jasper and the welfare of local business owners. As is enumerated in Section 
3.0 Current Municipal Housing Context and several other studies completed to date, it is evident that: 

 Vacancy rates have consistently remained at near zero, and have been there for decades; 
 There is a housing shortage, and lack a quality housing, within Jasper; 

 The Housing Need and Demand Assessment report evidences that there are both challenges 
with respect to the supply of housing and cost of housing; and 

 There is a material impact on the success of local businesses due to the inability to provide 
accommodations for their staff. 

When considering the current housing providers in Jasper, the following is noted:  

5. There are a number of private operators of residential dwellings within the Municipality; 
6. Though there are a number of private operators, and the private sector being unable to satisfy the 

increasing need of housing supply; and 
7. The private developers on their own require rates of return which makes it extremely challenging 

to increase affordable housing supply. 
8. JMHC’s mandate and target is to address this challenging, low margin segment of the market and 

not intrude in to areas where private development is working. 

4.2 Market Sounding 
Colliers, on behalf of the Municipality, undertook a market sounding process aimed at further 
understanding housing needs in Jasper, and proposing the idea of the JMHC as a facilitator to increase 
the accessible housing stock within the community. Further, the market sounding served to gauge interest 
in local business investment into a JMHC led development specifically at Connaught Drive, but also 
generally as a shareholder in future development under a similar financial structure.  

This important step validated the demand for housing, reenforced local business concerns focused on 
housing for transient workers during busy summer and winter seasons. It also affirmed acceptance of a 
shareholder model for development where the JMHC acts as managing shareholder with decision making 
autonomy over future development and operational decisions.  A proposed commercial structure for the 
Connaught Drive development can be found in section 6.0 Shareholder Plan and Governance. A full 
market sounding report can be found in Appendix 2. 
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5.0 Shareholder Plan and Governance 
Provincial regulations require a Unanimous Shareholder Agreement (“USA”) to be ratified by Council 
which defines the relationship between the JMHC’s shareholders (The Municipality of Jasper) and 
management of the corporation (employees of the JMHC). 

5.1 MCC (JMHC) Governance 
As previously mentioned above, the short-term capacity of the new JMHC will be to act as an owner, 
operator and source of capital for their current assets, as well as future assets. The Municipality currently 
owns and operates two (2) staff housing assets and one (1) medical clinic which will become assets of 
the JMHC upon incorporation and transfer: 

 Residence - 1251 Cabin Creek Drive; 

 Residence (Duplex) - 895 Bonhomme Road; and 

 Cottage Medical Clinic - 300 Miette Ave  

In order to maintain the knowledge base gained through the JCHC, and maximize efficiency of resources, 
the JMHC will contract the services of the Municipality for all operational elements including administrative 
services such as: 

 Human resources and people management; 
 Banking, finance and accounting; 

 Information technology (IT); and 

 Web and content development. 

As a result of this contractual relationship, the JMHC will not require dedicated staff to carry out these 
duties, nor will it need the physical space and equipment to operationalize these employees. This 
includes no requirement for additional office space and furniture, fixings and equipment. This will reduce 
the initial investment required to establish and operate the JMHC.  

The Municipality of the Jasper will hire a full time FTE ‘Housing Coordinator’ who will be contracted to the 
JMHC to oversee business operations and administration of the JMHC. The contracted FTE’s full loaded 
compensation (salary and benefits) will be the responsibility of the JMHC for services rendered.  

The JMHC will have one (1) shareholder which will be the Municipality of Jasper. The JMHC will be 
governed by the Board of Directors, which will be appointed by Mayor and Council, and will also have a 
Council-appointed Officer. It is expected that the Board of Directors will consist of similar members as the 
JCHC Board (i.e., mixture of elected officials and community residents), and the Municipal CAO as the 
JMHC Officer, as well as representation from the Jasper staff.  

The Board will have a maximum of nine (9) members and will always have an odd number of members to 
ensure prompt decision making. 
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Figure 3: Jasper Municipal Housing Corporation Organizational Structure 

 

This governance structure allows for efficient, effective and timely decision making, while being legally, 
financially, and operationally independent of the Municipal Council. 

5.2 Connaught Development Shareholder & Governance 
Framework 

Establishing an arms-length, municipally owned entity provides private sector partners with a sense of 
security and confidence regarding the project development and business continuity. 

Due to the nature of the transactions that the JMHC will be involved in, which includes transfer of current 
municipal assets to the ownership of the JMHC and partnering with the private sector for developments, 
the following commercial structure has been developed for the JMHC in relation to the current municipal 
assets, as well as the Connaught development. 
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Figure 4: Connaught Drive (Connaught Project Corp.) Commercial Structure 

 

Below is a description of the symbols and labelling in Figure 4 above: 

 Jasper Municipal Housing Corporation (JMHC): Jasper MCC. 

 Private shareholder(s): local businesses and/or residents that are equity owners in the 
Connaught Project Corp. 

 Connaught Project Corp.: project corporation (Corp.) exists to legally define ownership 
relationship, roles and responsibilities, and act as the single investment vehicle for the Connaught 
development. 

 Voting Shares: JMHC to ensure control of the Connaught Project Corp. through ownership of all 
“Voting Shares” in the Connaught Project Corp. 

 Non-Voting Shares: all private shareholders to be issued “Non-Voting Shares” to limit influence 
on Connaught Project Corp. which is inline with their role and responsibilities (minimal). 

 Governance: Connaught Development Board – project specific. Private shareholders will be 
allowed on the board of a specific development that they are invested in to influence day to day 
operations, but will not have voting shares. 

A well-structured and simple-to-execute and simple-to-administer commercial entity (Connaught Project 
Corp.), along with good project governance are perhaps the most important elements in defining, 
understanding, and mitigating the major risks inherent to project development and delivery. The JMHC 
having all voting shares will allow the Municipality to guide the administration and operations of any 
development in which they are a principle shareholder.   

The Connaught Project Corp. will have the same organizational structure as the JMHC shown in Figure 3 
above with Private shareholders in addition to the JMHC. 
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5.2.1 Connaught Development Share Structuring 

The Connaught development will have the following unit distribution with respect to one (1) and two (2) 
bedroom units: 

Table 6: Connaught Development Unit Ownership Distribution 
Owner 1-Bedroom 2-Bedroom 
JMHC 5 5 
Private 15 15 
Total 20 20 

 

The Connaught Project Corp. will be incorporated pursuant to the Business Corporations Act, like the 
JMHC.  It will also have a USA, similar to the JMHC.  However, its corporate structure shall be different 
from the JMHC due to the introduction of people who will subscribe for shares and have an entitlement to 
occupy one of the units. 

The structure of the Connaught housing arrangement is as such: 

 JMHC will be issued Class A, Common Voting shares for its 1- Bedroom units and Class B, 
Common Voting shares for its 2-Bedroom units.  The only voting shares will be issued to the 
JMHC, entitling the JMHC to be the sole party to do the following: 

o Review and revise the corporate structure of JMHC; 
o Determine the criteria for board of director eligibility; 
o Have the unfettered right to amend the structure to remove and/or replace individual 

directors or the entirety of the board of directors of the Connaught Project Corp.  

 As noted above, a Unanimous Shareholder Agreement will also be prepared for the Connaught 
Project Corp.  The parties to this USA will be the JMHC, as a Class A Common, Voting 
shareholder and a Class B Common, Voting shareholder and those occupants, who will be either 
a Class D non-voting shareholder (for the 1 bedroom unit holders) or a Class E non-voting 
shareholder (for the 2 bedroom unit holders) 

 All occupants of the housing shall only be renters.  No one will have an “ownership” interest or a 
title to any of the units.  The housing will not be condominiumized to enable any one person to 
own any unit; 

 In order to become an occupant, the prospective person/business must meet certain criteria that 
the JMHC shall establish from time to time; 

 Once the JMHC is satisfied that the applicant is sufficiently qualified, the following process will 
then be undertaken: 

o The applicant must subscribe for either a Class D Common, Non-Voting Share of the 
Connaught Project Corp. (which will represent the 1-Bedroom occupants) or a Class E 
Common, Non-Voting Share of Connaught Project Corp. (which will represent the 2-
Bedroom occupants).   

o The applicant must pay a predetermined amount of funds to the Connaught Project Corp. 
which is currently estimated in section 7.2 below. Upon receipt of the unit subscription.  

o The applicant must enter into a lease agreement with Connaught Project Corp., putting 
terms to the residential leases, under the Residential Tenancies Act.   

 In the case of a business purchasing a share for its employees, said business shall be entitled to 
sublease its unit to its employees, as long as the terms of occupancy apply to such employee. 
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 No shareholder shall be entitled to financially encumber or transfer it shares to any other person 
without:  1. The consent of the Connaught Project Corp.; and 2. The new person signing similar 
documentation to become a shareholder. 

 Upon an occupant wishing to divest itself of its unit and shares, the occupant shall: 
o Relinquish its tenancy rights; 
o Sell its unit back to the Connaught Project Corp. for a price to be determined by the 

Board of Directors. 

The following figure describes the lease agreement structure with the Connaught Project Corp. 

Figure 5: Connaught Drive (Connaught Project Corp.) Leasing Structure 

 

The following table provides some of the potential financial commitments the JMHC will enter into with the 
Private shareholders of the Connaught Project Corp. 

Table 7: Connaught Development Private Shareholder Financial Commitment Options 
Structure Private Investment Description 
Traditional 
Mortgage Structure 

20% Prior to construction, 80% 
balance on completion. 

Provides some capital to pay contractor 
through construction. 
Requires the JMHC to take on more debt in 
the short term. 

Progress Payments 10% deposit up front, 
successive payment through 
construction to be defined by 
construction milestones. 

Provides capital to pay contractor throughout 
construction. 
Challenge to administer as JMHC could be 
chasing payment. 

100% Upfront 100% prior to construction. Provides capital to pay contractor throughout 
construction. 
Requires cost certainty for Private capital. 
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100% at 
Completion 

100% once operational. Depending on the delivery model, there is 
cost uncertainty which may deter private 
investment. 
Requires the JMHC to take on significant debt 
in the short term. 

The JMHC Board will need to select one or more of the alternatives options above prior to engaging with 
the prospective Private shareholders. 

5.3 Future Development Shareholder & Governance Framework 
It is expected that the framework depicted and described in Section 5.2 will be an effective delivery model 
for the Connaught development. The following figure illustrates the various commercial structures and 
governance required for prospective additional developments. 

Figure 6: Future Development Commercial Structuring & Governance 

 

A similar commercial and governance structure can be applied to future developments, minimizing 
hinderances and enable growth of the JMHC. 
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6.0 Operating Plan 
The JMHC is focused on delivering housing to residents of Jasper which will enable local businesses to 
meet their staffing requirements, which is currently impacting their financial welfare, and ultimately 
supporting the local economy. As described above, the JMHC will contract the services of the municipality 
for all operational and functional requirements including administrative services such as: 

 Human resources and people management; 

 Finance and accounting; 

 Information technology (IT); and 
 Web and content development; 

As a result of this contractual relationship, the JMHC will not require any of the services described above, 
as well as office space including furniture, fixings and equipment. The current office address of the JCHC, 
and future address of the JMHC, is 303 Pyramid Lake Road, Jasper AB, T0E 1E0. 

The JMHC intends to procure the maintenance services of Evergreens Foundation for property 
maintenance and ancillary support services of the Connaught development, while the existing assets to 
be transferred will continue to be maintained by the MoJ. It is important to note that the details of the 
contract with the Evergreens Foundation are still being finalized and should Evergreens be contracted 
there will need to be a services agreement developed for accountability. 

Evergreen Foundation – services agreement to be developed. 

6.1 Applicable Legislation & Regulation 
There are several Acts and regulations that are applicable throughout the establishment of an MCC within 
Jasper: 

- Municipal Government Act 
o Municipally Controlled Corporation (MCC) Regulation (under the MGA) 

- Business Corporations Act 
- Residential Tenancy Act; and 
- Parks Canada Agency Act. 

The actions and requirements associated with each of the Acts listed above are defined in Section 10.0 
Next Steps of this Business Plan. 
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7.0 Connaught Development Financials 
The Connaught Drive development is a 40-unit development, consisting of 20 1-bedroom units and 20 2-
bedroom units, located on parcel GC in Jasper (See Appendix 1 for site aerial view). There has been 
significant planning and investment that has already taken place for this development, dating back to 
2018, which includes site servicing and to date totals approximately $5.5M. The Municipality of Jasper 
has also earmarked $5M, in the form of a debenture, for the Connaught development. Once the JMHC 
has been established, the MoJ will transfer this debenture to the JMHC who will then be responsible for 
repayment. This assures that the residents of Jasper who are not involved with the development will not 
be impacted by the financial commitments of the development. 

Due to the fact that the Connaught development is for affordable housing, Parks Canada may provide the 
land in the form of a Contribution with a long-term land lease value to be determined. The municipality 
also received a $6.5M grant from the Affordable Housing Partnership Program (AHPP) under the Alberta 
Seniors, Community and Social Services.  

7.1 Capital Expenditures 
During the RHI application process, a Class C estimate was submitted for the Connaught development. 
As part of the AHPP application process, this cost was escalated with the assumption that the project 
would be initiated in June of 2023. As the project has further progressed since the submission and receipt 
of the AHPP application, it is assumed the project will be completed throughout 2024 and 2025, with 
occupation beginning in early 2026.  

As part of Parks Canada permitting process, a Building Permit and Compliance Deposit are required prior 
to construction11. The Compliance Deposit will be fully refunded with accrued interests at end 2025 upon 
construction completion, assuming 3% annual interest rate as accepted by Parks Canada. The following 
table defines the capital costs associated with the Connaught Development, including any grants and 
contributions received to date. 

Table 8: Connaught Development Capital Expenditures (CAPEX) 
Item Cost 

Lands $2,085,000 
Design Services $105,682 
Construction Services $19,156,986 
Project Support Services $1,120,678 
FF&E - 
Contingency12 - 
Building Permit Fee $140,805 
Compliance Deposit $967,849 
CAPEX Total $23,577,000 

It is important to note that the land cost was not appraised during the Cost C Cost Estimate process as it 
was assumed that Parks Canada would release the land for a nominal value. In conversation with a Parks 
Canada representative, it is evident that the land will not be release for a nominal value as assumed in 

 

11 Parks Canada, Projects Requiring a Development and Building Permit, Accessed At: https://parks.canada.ca/pn-
np/ab/jasper/gestion-management/permis-permits/amenagement-development/appliquer-apply/building 
12 The Contingency is built into the Class C cost estimates used for the CAPEX in Table 8. 
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the Class C and therefore it was assumed that part of the land value would be released due to the 
affordable nature of this development. This is defined in the table below. 

After receipt of the AHPP Grant and the land contribution from Parks Canada, the total remaining capital 
required to fund the Connaught Development will be funded through the JMHC the remaining capital 
through buy-in from local businesses. 

Table 9: Connaught Development Sources of Capital 
Item Cost 

Total CAPEX $23,577,000 
AHPP Grant ($6,500,000) 
Parks Canada Land Contribution  ($1,563,750)* 
Sub-Total ($8,063,750) 
MCC Leveraged Equity for Compliance Deposit ($967,849) 
JMHC Equity ($5,000,000) 
Private Equity ($9,950,401) 
Sub-Total ($15,918,250) 
Total (330,000)13 

*This assumes a Parks Canada provides a 25% discount on the market value of Parcel GC land value 
defined in table 8 above. 

As shown in the table above, there is a surplus of $330,00 which is to account for the negative cashflows 
during the first five (5). As all Connaught Project Corp. revenues go to voting shareholders, the surplus 
will be used to ensure the JMHC is cash-positive during all years of operations. 

7.2 Operations 
The Connaught Project Corp. will leverage the same relationship with the Municipality for internal support 
services, including the Housing Coordinator who will be responsible for reviewing tenant lease 
agreements to ensure that they are inline with the requirements to be defined by the JMHC. The 
Connaught Project Corp. will also procure the maintenance services of Evergreens Foundation (contract 
still being negotiated). The Provincial requirements are to provide a minimum of three (3) years of 
projected financials for an MCC. The operational data is presented from 2022-2031 as construction will 
take place from 2024-2025, and as a voting shareholder of the Connaught Project Corp, the JMHC 
becomes cashflow positive in 2031 but is cash-positive in all years. Operational cashflows were projected 
for 42 years which is Parks Canada standard lease term. 

 

13 As all revenues from Connaught flow through to the JMHC, the surplus ensures the JMHC remains cash positive throughout the 
first seven (7) years. This is further discussed below. 
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7.2.1 Operational Revenues & Expenditures  
The following table defines the projected market rental rates in Jasper using historical data from the Government of Alberta14. 

Table 10: Forecasted Annual Market Rental Rates in Jasper 

The table below depicts the projected rental rates of four (4) room types in Jasper and adhering to the AHPP mandate on rental rates. AHPP 
defines Minimum Rent units as 60% of market rate, and Mid-Range as 61-90% of market rate. It is important to note that the AHPP defines both 
the Minimum Rent and Mid-Range rental bands as affordable housing, and that there may be up to 30% of rental units at market rent. As the intent 
of the project is to build more affordable housing in Jasper, the Connaught development will be all affordable housing. 

Table 11: Forecasted Annual Rental Rates in Jasper (AHPP % of Market Rent) 
Unit Type AHPP % 2022 2026 2027 2028 2029 2030 2031 

Minimum Rent  
- 1 Bedroom 

60% $7,939 $9,274 $9,642 $10,050 $10,490 $10,968 $11,418 

Minimum Rent  
- 2 Bedroom 

60% $9,273 $10,575 $10,985 $11,401 $11,847 $12,327 $12,771 

Mid-Range 
Rental - 1 
Bedroom 

75% $9,924 $11,592 $12,053 $12,562 $13,113 $13,710 $14,273 

Mid-Range 
Rental - 2 
Bedroom 

75% $11,591 $13,219 $13,731 $14,251 $14,809 $15,409 $15,964 

The projected annual revenue of Connaught Project Corp. for each unit type are projected below.  

Table 12: Forecasted Annual Revenue of Connaught Project Co per Unit Type 
Unit Type Unit Count 2022 2026 2027 2028 2029 2030 2031 

Minimum Rent  
- 1 Bedroom 

5 N/A $46,370 $48,210 $50,250 $52,451 $54,842 $57,090 

Minimum Rent  
- 2 Bedroom 

5 N/A $52,875 $54,925 $57,005 $59,236 $61,636 $63,855 

 

14 Government of Alberta, Jasper Average Residential Rent, Accessed at: https://regionaldashboard.alberta.ca/region/jasper/average-residential-rent/#/custom/unit-type/ 

Unit Type 2022 2026 2027 2028 2029 2030 2031 

1 Bedroom $13,232 $15,456 $16,071 $16,749 $17,484 $18,281 $19,030 
2 Bedroom $15,455 $17,625 $18,308 $19,002 $19,745 $20,545 $21,286 
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Mid-Range 
Rental - 1 
Bedroom 

15 N/A $173,880 $180,795 $188,430 $196,692 $205,657 $214,095 

Mid-Range 
Rental - 2 
Bedroom 

15 N/A $198,285 $205,965 $213,765 $222,135 $231,135 $239,460 

Total 40  $471,403 $489,900 $509,450  $530,515   $553,270  $574,504 

The Operating Expenses of Connaught Project Co are displayed below from 2024 when construction starts to 2031. The following table includes 
estimated costs based on best practices and historical data for forecasting housing operational costs for low-rise buildings. The JMHC intends to 
procure the Property Management services of Evergreens Foundation, however this is subject to the two parties agreeing to a scope of work and 
appropriate fee for services. The Connaught setup fees are equal to half of the professional services costs used to establish the JMHC and 
Connaught Project Corp. combined. 

Table 13: Forecasted Operating Expenses of Connaught Project Co per Annum. 
OPEX Item 2024 2025 2026 2027 2028 2029 2030 2031 
Connaught Setup Fees - - $37,500 - - - - - 
Sub-Total - - $37,500 - - - -  
Property O&M         

Repair & 
Maintenance 

- - $47,140 $48,990 $50,945 $53,052 $55,327 $57,450 

Utilities - - $9,428 $9,798 $10,189 $10,610 $11,065 $11,490 
Insurance - - $7,071 $7,349 $7,642 $7,958 $8,299 $8,618 
Property Taxes - - $12,595 $12,973 $13,362 $14,442 $14,875 $15,322 
Replacement 
Reserve 

- - $28,284 $29,394 $30,567 $31,831 $33,196 $34,470 

Sub-Total - - $105,140 $109,144 $113,364 $117,893 $122,763 $127,350 
Administrative Expenses         

Business License - - $180 $186 $191 $197 $203 $209 
Management Fee 
(JMHC Contracted 
Admin Services) 

- - $47,140 $48,990 $50,945 $53,052 $55,327 $57,450 

Sub-Total - - $47,320 $49,176 $51,136 $53,249 $55,530 $57,659 
Total OPEX -  - $189,961 $158,319 $164,500 $171,141 $178,293 $185,009 

The following table is the integrated cashflow of Connaught Project Co in the next seven (7) years including Capitalization, Revenue, Capital 
Expenditures, and Operating Expenditures. 
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Table 14: Forecasted Integrated Cashflow of Connaught Project Corp.  
Cashflow Item 2024 2025 2026 2027 2028 2029 2030  
Capitalization $15,465,934 $8,111,066 - - - - - - 
Revenue - - $471,404 $489,900 $509,450 $530,515 $553,270 $574,504 
Sub-Total $15,465,934 $8,111,066 $471,404 $489,900 $509,450 $530,515 $553,270 $574,504 
Construction ($15,465,934) ($8,111,066) - - - - - - 
OPEX & Maintenance - -  ($189,961)   ($158,319)   ($164,500)  ($171,141) ($178,293) ($185,009) 
Sub-Total ($15,465,934) ($8,111,066)  ($189,961)   ($158,319)   ($164,500)  ($171,141) ($178,293) ($185,009) 
Total - -   $281,443   $331,581   $344,950 $359,374 $374,977 $389,495 

 As shown above, the Connaught Project Corp. is cashflow and cash positive in all years of operation shown above, and the project cashflows are 
also all positive throughout the 42-year lease with Parks Canada. 

7.2.2 Return & Appreciation 
The two tables below indicate the share price and share count at the time of purchase, and the appreciated share price in the next eight (8) years 
per each share type. As previously stated, all Class A and B shares will be owned by the JMHC, and all Class D and E shares will be owned by 
private shareholders. The private shareholder price is discounted compared to the JMHC to minimize any barriers to entry, thus ensuring 
additional housing stock is available to the shareholders and the workforce in Jasper. 

Table 15: Unit Share Price, Share Count, and Total Share Value at the Time of Purchase for Each Share Type. 
Share Type Unit Share Value  Share Count Total Cumulative Share Value at End 

of Year 2023 
Class A (Voting) Share $461,262 5 $2,306,310 
Class B (Voting) Share $538,738 5 $2,693,690 
Class D (Non-Voting) Share $304,529 15 $4,567,935 
Class E (Non-Voting) Share $353,831 15 $5,307,465 
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The share appreciation is set to 2% annually to ensure that they remain affordable throughout the lifetime of the development. This is beneficial to 
the private shareholders to offset the revenues that would otherwise be recognized through operational revenues. 

Table 16: Appreciated Share Price per Unit Share for Each Share Type 
Share Type  Appreciat

-ion Rate 
2024 2025 2026 2027 2028 2029 2030 2031 

Class A 
(Voting) Share 

2% $470,487 $479,897 $489,495 $499,285 $509,271 $519,456 $529,846 $540,443 

Class B 
(Voting) Share 

2% $549,513 $560,503 $571,713 $583,147 $594,810 $606,706 $618,840 $631,217 

Class D (Non-
Voting) Share 

2% $310,620  $316,832  $323,169  $329,632  $336,225  $342,949 $349,808 $356,804 

Class E (Non-
Voting) Share 

2% $360,908  $368,126  $375,488  $382,998  $390,658  $398,471 $406,441 $414,569 
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8.0 Financial Summary 
This financial summary consolidates all financial requirements and commitments of the JMHC from 
conception, through to establishment and operations and any other finances for seven years. The JMHC 
is cash positive throughout all years and is cashflow positive in 2031 and onward. 

8.1 MoJ Assets to be Transferred to MCC (JMHC) 

8.1.1 CAPEX & Assessed Value 

The MoJ currently owns three (3) assets that will be transferred to the JMHC. 

Table 17: MoJ Assets to be Transferred to the JMHC (2022) 

Ref. Property Acquisition Date 
Remaining 
Life Years* 

1 Residence - 1251 Cabin Creek Drive July 15, 1981 9 
2 Residence  (Duplex) - 895 Bonhomme Road July 15, 2009 37 
3 Cottage Medical Clinic - 300 Miette Ave July 15, 2009 35 

*The ‘Remaining Life Years’ above refers to depreciation of the asset and not the asset condition. 

Due to Jasper being located in Jasper National Park, the municipality does not own the land each asset is 
located on but rather holds a long-term lease with Parks Canada for each building. The JMHC will be 
outsourcing the operational elements required to the JMHC and therefore will not need to purchase any 
office space, furniture, fixings and equipment. 

Table 18: JMHC Asset Accounting Figures (2022) 
Ref. Acquisition Cost Net Book Value 2022 Assessed Value 

1 $119,374 $22,681 $831,200 
2 $620,025 $465,018 $1,298,400 
3 $868,775 $616,830 $1,623,600 

Total $1,608,174 $1,104,530 $3,753,200 

The following table summarizes operational expenditures for the three (3) properties above, excluding 
staffing and supporting services. 

Table 19: JMHC Asset Annual Expenditures (2022) 

Expense Item 1251 Cabin Creek 
895 Bonhomme Rd 

(A&B)  
Cottage Medical 

Clinic 
Contracted & General Services $5,733 $1,570 $5,442 
Insurance Costs $828 $1,884 $1,842 
Taxes $4,332 $6,579 $25,811 
Materials, Goods & Supplies $1,052 $3,359 $121 
Transfer to Restricted Funds $10,912 $41,195 $26,879 
Reallocation of Mtn Costs $4,141 4,016 $7,569 
Total $26,998 $58,603 $67,664 

8.1.2 Asset Revenues 

The following table summarizes revenues for the three (3) properties above, excluding staffing and 
supporting services. The municipality of Jasper will subsidize any cost associated with the assets to be 
transferred to the JMHC, resulting in a net zero annual cost associated with these 3 properties. There will 
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only be a net cost to the JMHC associated with these properties should the JMHC leverage them for 
equity in a future development. 

Table 20: JMHC Asset Annual Revenues (2022) 

Revenue Item 1251 Cabin Creek 
895 Bonhomme 

Rd (A&B) 
Cottage Medical 

Clinic 
Rental Income $15,548 $30,333 $39,551 
MoJ Subsidy $11,450 $28,270 $28,113 
Total $26,998 $58,603 $67,664 

 

8.1.3 Leveraging Equity Opportunity 

The JMHC will have the opportunity to leverages the vend-in assets to raise capital for the Connaught 
Development. The following table defines the equity opportunity for each of the JMHC’s future assets 
based on assessed value as market value was unavailable. As market value has historically been much 
greater than assessed value, it is assumed that the equity opportunity is underrepresented.  

Table 21: JMHC Leveraging Asset Equity Draw Opportunity 
Ref. Property 2022 Assessed Value Equity Opportunity15 

1 1251 Cabin Creek Drive $831,200 $664,960 
2 Duplex 895 Bonhomme Road $1,298,400 $1,038,720 
3 Cottage Medical Clinic $1,623,600 $1,298,880 
 Total $3,753,200 $3,002,560 

 

 

15 Bank of Canada, Home Equity Extraction and Household Spending in Canada, Accessed At: 
https://www.bankofcanada.ca/2019/09/staff-analytical-note-2019-27/ 
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8.2 Connaught Development Financials 
In discussion with the Municipality and legal counsel, it was determined 100% of net revenue from Connaught Development will go to the JMHC 
for future housing developments in Jasper. As a result, any additional costs to the Connaught Project Corp. will be the sole responsibility of the 
JMHC (e.g., Connaught development recapitalization costs not covered by the Capital Reserve). This is a significant benefit to the private 
shareholders as they are assured financial stability throughout the lifetime of the development as they will not be contributing to any unforeseen 
recapitalization costs, outside of the capital reserve included in the operational expenditures. 

As previously stated, the MoJ has already invested $5.5M for site servicing. The Municipality of Jasper has also earmarked $5M, in the form of a 
debenture, for the Connaught development. Once the JMHC has been established, the MoJ will transfer this debenture to the JMHC who will then 
be responsible for repayment. This assures that the residents of Jasper who are not involved with the development will not be impacted by the 
financial commitments of the development. The debenture is projected to be issued at a 5.4% interest rate compounded semi-annually. It is 
assumed the return on investment from Parks Canada for the Compliance deposit will be at 3% annually. 

Table 22: Forecasted Net Revenue and Expenses of Connaught Development to JMHC 
Item 2024 2025  2026 2027 2028 2029 2030 2031 

Connaught’s Net 
Revenue (100% into 
JMHC) 

- $330,000 $281,443 $331,581 $344,949 $359,374 $374,977 $389,495 

Compliance Deposit 
Refund 

- $1,026,791 - - - - - - 

Sub-Total - $1,356,791  $281,443  $331,581 $344,949  $359,374   $374,977  $389,495 
Repayment – Interest 
on Debenture 

- -  ($283,182)   ($277,522)   ($272,306)   ($265,267)   ($258,625)  
($251,620) 

Repayment – Principal 
on Debenture  

- -  ($103,412)   ($109,072)   ($114,822)   ($121,343)   ($127,985)  
($134,989) 

Repayment – Line of 
Credit for Compliance 
Deposit 

- ($1,075,199) - - - - - - 

Sub-Total - ($1,075,199)  ($386,595)   ($386,594)   ($387,128)   ($386,610)   ($386,610)  ($386,609) 
Total - $281,592  ($105,152)  ($55,013)  ($42,179)  ($27,236)  ($11,633) $2,886 

 

8.3 MCC (JMHC) Cost Summary 
Shown below is the integrated cashflow of JMHC for the next eight (8) years entailing all activities in both existing and new assets. It is worth 
noting that the fully refunded compliance deposit, a requirement of Parks Canada which accrues interest over the construction period, leads to a 
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positive cashflow in late 2025 when construction is completed. The interested accrued on the debenture transferred from the MoJ to JMHC is 
assumed to be recapitalized in 2026 during operations (i.e., deferred to 2026). 

Table 23: Cash Inflows and Outflows of JMHC including both Existing and New assets. 
Item 2024 2025  2026 2027 2028 2029 2030 2031 

Net Revenue of 
Connaught (100% into 
JMHC) 

- $330,000 $281,443 $331,581 $344,949 $359,374 $374,977 $389,495 

Revenue of Existing 
Assets 

$90,635 $93,354 $96,154 $99,039 $102,010 $105,071 $108,223 $111,469 

MoJ Subsidy $81,028 $83,458 $85,962 $88,541 $91,197 $93,933 $96,751 $99,863 
Compliance Deposit 
Refund 

- $1,026,791 - - - - - - 

Sub-Total  $171,663   $1,533,603 $463,559 $519,161 $538,157  $558,378   $579,951  $600,827 
OPEX of Three 
Transferred Assets 

($171,663) ($176,812) ($219,797) ($187,766) ($193,399) ($199,201) ($205,177) ($211,332) 

Repayment – Interest 
(Debenture) 

- - ($283,182) ($277,522) ($272,306) ($265,267) ($258,625) ($251,620) 

Repayment – Principal 
(Debenture) 

- - ($103,412) ($109,072) ($114,822) ($121,343) ($127,985) ($134,989) 

Repayment – Line of 
Credit (Compliance 
Deposit) 

- ($1,075,199) - - - - - - 

Sub-Total ($171,663) ($1,252,011)  ($606,392)   ($574,360)   ($580,527)   ($585,811)   ($591,786)  ($597,941) 
Annual Cashflow Total - $281,592  ($142,833)  ($55,199)   ($42,370)  ($27,433)  ($11,835) $2,886 
Cash Balance - $281,592 $138,760 $83,561 $41,191 $13,758 $1,922 $4,809 

The JMHC is committed to affordability and mitigating barriers to entry for affordable housing. As a result, the private shareholders are paying 
significantly less for their shares to ensure the private sector is able to afford living for either themselves or their staff. The JMHC requires 
$330,000 to remain cash-positive throughout construction and the first five (5) years of operations before becoming cashflow positive in year 2031. 
It is assumed that this $330,000 will come from the private shareholder share price increase of $11,000 per share which is reflected throughout 
this report. This is to be discussed with the JMHC Board to determine how they would like to handle the cash accounts. 
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8.4 Financial Viability & Risk 
It is clear from the above that the JMHC will be completely financially independent of its shareholders 
throughout operations following capitalization of the Connaught Project Corp.  

As with any business and capital projects, there are several financial risks associated with the various 
assets and required operational elements. As appropriate, risk management strategies will be developed 
within the USA for the Board of Directors, the table below defines several risks in the near term. 

Table 24: Cash inflows and outflows of JMHC including both existing and new assets. 
Ref Risk Risk Description Risk Strategy 
1. Construction Risk Class C cost estimate: 

Construction cost overruns in 
material, labor, transportation, 
and etc in stages such as 
planning, design, construction, 
and project management. 

A 15% contingency was 
applied to all costs 
associated with the 
construction of the 
Connaught development. 

2. Operations Risk Operating cost overruns The operational elements 
required for the JMHC are 
minimal and far below the 
revenues to be received 
from Connaught Project 
Corp. 

3. Financing Risk Interest Rate: lending rate has 
been hiked by the Central Bank 
since July 2022 and is now 
maintaining at a high level 
around 4.75%. 

Fixed rate lending terms. 

4. Financing Risk Private Share Purchase: both the 
number of shares and the price 
of shares to purchase are 
subjected to change. 

The MoJ engaged the 
private sector and there is a 
significant interest in 
purchasing shares for the 
Connaught Project Corp. 

5. Offtake Risk Rental Unit demand The leases with the private 
shareholders ensures 
continuous revenue for the 
Connaught Project Corp. 

6.  Rental Rate Risk Rental rate consistency. 10-year average annual rate 
of change was assumed in 
order to reduce the effects 
of rate spike in some years. 
Contracted services will 
ensure most recent rental 
rate data is used. 
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9.0 Action Plan 
Once the Business Plan is presented to Council and the statutory public hearing is complete, the 
following steps must be taken by the Municipality to establish both the Jasper Municipal Housing 
Corporation and the Connaught Project Corporation. 

Table 25: JMHC and Connaught Project Corp. Implementation Plan 
Ref Task Target Date 
1 Present the “Jasper – Municipally Controlled Corporation (MCC) 

Business Plan”” Business Plan to Municipal Council. 
 
Council   may   consider   a motion to direct administration to establish a 
Statutory Public Hearing in accordance with the Section MGA s.75.1(3) 
and MCCR s.3.  Notice to the public shall be given in accordance with 
Sections 230 and 606 of the MGA. 
The information to be presented to the public must be made available to 
the public no less the 30 days prior to the date of the Statutory Public 
Hearing 

June 2023 

2 Host the Statutory Public Hearing. 
 
The Public Hearing is intended to increase public engagement and 
transparency prior to municipalities forming a business under the 
Business Corporations Act. The Public Hearing will provide the public 
with the opportunity to speak to the proposed JMHC. 
 
Note that the proposed arrangement between JMHC (as the MCC) and 
the Connaught Project Corp. is to be disclosed to the public, in this 
hearing, as this would be a material fact that should not be kept. 

July 2023 

3 Subject to the outcome of the Public Hearing, Council may pass a motion 
establishing the JMHC in accordance with MGA.  It is recommended that 
Council not pass the motion immediately after to provide the opportunity 
to deliberate on public input. Note, however, this is not a legal obligation 
but rather, just a recommendation. 

July-August 2023 

Tasks below are dependent on Council passing a motion to establish the Jasper Municipal 
Housing Corporation (JMHC). 

4 The Municipality must notify the Minister of Municipal Affairs within 60 
days of Council in accordance with MCCR s.2 

September 2023 

5 The Municipality may initiate a process to obtain expressions of interest 
from individuals interested being on the Board of Director’s for the JMHC. 

August 2023 

6 The Municipality may establish its documents to incorporate the JMHC 
under the Business Corporations Act and register the new corporation.  

August 2023 

7 Transfer the assets that were formerly held by the MoJ to the JMHC.  
Deliberation must be provided to the amount of consideration is to be 
paid by JMHC to the MoJ, likely with accounting adviser’s input. 

TBD 

8 The JMHC will take the following steps to incorporate the Connaught 
Project Corp.: 

 Incorporate the Connaught Project Corp. (note that an 
appropriate corporate name must be selected) 

 Sign the necessary organizational documents for the creation of 
the Connaught Project Corp. 

 Populate the Board of Directors of the Connaught Project Corp. 

 Enter into a USA for the Connaught Project Corp. 

TBD 
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 Enter into such share subscription issuances with the individual 
Class D and E Shareholders of the Connaught Project Corp.  
This will include: 

o Accept payment of the subscription price; 
o Require the Class D and Class E Shareholders to enter 

into the USA; and 
o Require the Class D and Class E Shareholders to enter 

into residential leases with the Connaught Project Corp. 
for their occupancy. 

9 Transfer any agreements respecting the construction and/or ownership of 
the housing project to the Connaught Project Corp. 

TBD 

10 Municipality shall either: 
 fund all construction activities from both the grant funds that it 

has received from the Government of Alberta and the debenture 
that it has entered into; or 

 the municipality shall transfer the debenture funds and the grant 
funds to the Connaught Project Corp. such that the Connaught 
Project Co will finance its own construction. 

TBD 

11 The appropriate party, whether that is the Connaught Project Corp. or the 
Municipality will have to enter into the appropriate construction 
agreements respecting the planning, design and construction of the 
facility 

TBD 

12 The Connaught Project Corp. will need to enter into the appropriate form 
of Lease with Parks Canada, in order to facilitate this transaction.   
This should be embarked upon immediately after the creation of the 
JMHC and the Connaught Project Corp. and should be done prior to the 
acceptance of any money from prospective occupants and before 
construction agreements are entered into. 

TBD 

13 The JMHC should host an Annual General Meeting in accordance with 
it’s bylaws. 

TBD 

14 Both the JMHC and the Connaught Project Corp. will need to establish a 
bank account with a financial institution and establish signing authorities. 

TBD 

15 Both the JMHC and Connaught Project Corp. will need to establish 
business numbers and accounts with the Canada Revenue Agency 
(CRA).  Both should also register for GST and obtain GST accounts. 

TBD 

16 Obtain appropriate insurance policies for the facilities (both the pre-
existing facilities and the newly constructed facilities). 

TBD 

17 Enter into a management agreement between the MoJ and the JMHC 
such that the JCHC will manage those assets that were transferred by the 
MoJ to the JMHC. 

TBD 

18 Enter into a management agreement between the Connaught Project 
Corp. and the JMHC such that the JMHC will manage the new facility. 

TBD 

19 Commence operations. January 2026 
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 PROPOSED DEVELOPMENT SITE16 

 

 

16 Shelby Engineering, Phase I Environmental Site Assessment & Environmental Sampling Parcel GC, 
Plan 0223524 Jasper, Alberta [June 2020]. 
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 MARKET SOUNDING REPORT 
Colliers, on behalf of the Municipality, undertook a market sounding process aimed at further 
understanding housing needs in Jasper, and proposing the idea of the JMHC as a facilitator to increase 
the accessible housing stock within the community. Further, the market sounding served to gauge interest 
in local business investment into a JMHC led development specifically at Connaught Drive, but also 
generally as a shareholder in future development under a similar financial structure.  

Several local businesses were contacted as part of this process and the Project Team were able to meet 
with nearly 10 of the businesses to gauge their interest in this proposed Connaught Project Corp. 
Questions were posed to the interviewees regarding the following items: 

 The businesses current housing situation (i.e., where their employees reside); 
 Housing demand of the business; 

 Willingness to pay for housing and estimated level of investment; and 

 Willingness to invest in prospective future developments in Jasper. 

The following table lists the stakeholders that were consulted as part of this process. 

Table A3.1: Market Sounding – Local Businesses Consulted 
Ref Organization 

1 Mountain Air 
2 RMSI-JTAC Equipment Holdings Ltd. 
3 Athabasca Hotel 
4 Jasper Brewpub 
5 Pursuit 
6 RCMP 
7 CN 
8 Bear Hill Lodge 
9 Hub Insurance 

 

There were prevalent themes identified throughout the discussions which includes: 

 Lack of access to housing that is adequate for their staffing needs; 
o Staffing needs include number of bedrooms, adequacy of units, privacy, etc.; 

 Barriers to entry including capital costs associated with homes in Jasper; 
o The housing market is very limited and units that do come into the market (single homes, 

town/row houses, duplexes, etc.) are too expensive for some businesses; 

 Affordable housing supply; 
o Several businesses provide subsidized housing or inflated wages for their employees to 

be able to afford living in Jasper. 

All of these factors are detractors for the municipality and has forced business owners and others to find 
housing in surrounding municipalities. Every business was open to investing in a potential housing 
development in Jasper, namely the Connaught development. It is safe to conclude that there is demand 
for housing in Jasper. 
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 UNANIMOUS SHAREHOLDER AGREEMENT (“USA”) 
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UNANIMOUS SHAREHOLDER AGREEMENT 
(the “USA”) 

 
THIS AGREEMENT made effective the ___ day of _________________, 20__. 
 
BETWEEN: 
 

MUNICIPALITY OF JASPER 
a municipal corporation incorporated pursuant to the laws of the Province of Alberta 
(hereinafter collectively referred to as the “MOJ”) 

 
OF THE FIRST PART 

AND: 
 

JASPER MUNICIPAL HOUSING CORPORATION  
a body corporate duly incorporated pursuant to the laws of the Province of Alberta,  
(hereinafter referred to as the “Corporation") 

 
OF THE SECOND PART 

WHEREAS: 
 
A. The parties wish to enter into this Agreement for the purpose of defining and qualifying their respective rights 

and obligations to each other and the terms and conditions under which they will carry on their activities under 
the corporate structure of the Corporation; 
 

B. MOJ has created the Corporation for the purposes of: 1.  Managing the JCHC Assets; and 2. Causing the 
development of the Project via the Corporation’s control of the Connaught Project Corp.; 
 

C. Due to the dual nature of the project, the MOJ did not want to intermingle the JCHC Assets with the Connaught 
Facility so it decided to compartmentalize them as follows: 
 
(a) The Connaught Project Corp. will own the Connaught Facility and enter into Leases with the 

Occupants of the Connaught Facility; 
 

(b) The Corporation will manage the JCHC Assets; 
 

D. The MGA requires all municipalities who acquire shares in a corporation incorporated pursuant to the Act to 
enter into a unanimous shareholder agreement which addresses those matters as set forth both in the MGA and 
in the Regulation, namely that the USA must address the following matters: 
 
(c) The matters referred to in section 146(1) of the Act; 

 
(d) The Corporation’s service delivery standards and decision-making structure;  

 
(e) A dispute resolution process in the event of a dispute between shareholders; and 

 
(f) The method by which the shareholders must provide direction to the corporation with respect to what 

action, if any, the controlled corporation is to take regarding a proposed Material Change in response 
to one or more report received under Section 7(5) of the Regulation.  
 

E. The parties wish to enter into this Agreement for the purpose of defining and qualifying their respective rights 
and obligations to each other and the terms and conditions under which they will carry on their activities under 
the corporate structure of the Corporation; 
 

F. The parties intend that this Agreement shall operate and be construed as a Unanimous Shareholder Agreement 
under the Act. 
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NOW THEREFORE THIS AGREEMENT WITNESSETH that in consideration of these premises and of the 
mutual covenants, agreements and conditions herein contained the parties hereby agree and declare as follows: 
 
ARTICLE 1 - DEFINITIONS AND INTERPRETATION 
 
1.01 Definitions 
 
For the purposes of this Agreement and the Schedules hereto or any certificate, opinion or other document agreement, 
undertaking or assurance delivered in accordance with or in furtherance of the purposes and intent of this Agreement, 
unless there is something in the context inconsistent therewith, the following words and phrases will have the following 
meanings: 
 

(a) “Act" means the Business Corporations Act, R.S.A. 2000, and all regulations thereunder as 
amended from time to time and every statute that may be substituted therefor, and in the case of 
any such amendment and substitution, any reference in this Agreement to the Act shall be read as 
referring to such amended or substituted provisions; 

 
(b) “Agreement” means this Agreement as may be amended from time to time in accordance with the 

terms hereof, and the expressions “herein”, “hereof”, “hereto”, “above”, “below” and similar 
expressions if used in any sub-paragraph, paragraph, sub-section, Section or Article of this 
Agreement refer and relate back to the whole of this Agreement and not to that sub-paragraph, 
paragraph, sub-section, Section or Article only, unless otherwise expressly provided; 

 
(c) "Appoint" includes "elect" and vice versa; 

 
(d) "Articles" means the Articles of Incorporation of the Corporation filed on the ___ day of 

_____________, 20___ as from time to time amended or restated; 
 

(e) "Board" means the Board of Directors of the Corporation; 
 

(f) “Business” means the investment of capital into the Connaught Project Corp. and the ownership 
of shares and control thereof of the Connaught Project Corp., in which the Corporation shall cause 
the Connaught Project Co to operate the Project to be operational and all activities necessarily 
related thereto; 

 
(g) “Business Day” means every day except Saturday, Sunday and a statutory holiday effective in the 

Province of Alberta; 
 

(h) "Bylaws" means any Bylaws of the Corporation as may be amended from time to time and in 
force and effect; 

 
(i) "Connaught Facility" means that building to be owned by the Corporation on the Lands, in which 

the Housing Units are located within; 
 

(j) "Connaught Project Corp." means _____________________ in which the Corporation is to 
subscribe for ____ Class “A” Common, Voting shares and ____ Class “B” Common, Voting 
shares thereof; 

 
(k) "Director(s)" means the person(s) who is/are from time to time, in accordance with the terms of 

this Agreement, duly elected director(s) of the Corporation; 
 

(l) “Financial Statements” means those statements of the financial operation of the Corporation, 
including monthly statements of the Corporation’s revenues and expenses, as they are kept by the 
Corporation, and which comply with generally accepted accounting principles; 
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(m) "Housing Unit" means a self-contained housing unit within the Connaught Facility, that is subject 
to a Lease; 

 
(n) "JCHC" means the Jasper Community Housing Company;  

 
(o) "JCHC Assets" means those assets owned by the MOJ but were formerly managed for the MOJ 

by the JCHC; 
 

(p) "Lands" means those lands legally described as: 
 

___________________________________ 
___________________________________ 
___________________________________ 
___________________________________ 

 
(q) "Lease" means such form of lease that the Connaught Project Corp. chooses for an Occupant to 

reside in a housing unit in the Project; 
 

(r) "Material Change" has that meaning as ascribed thereto in the Regulation; 
 

(s) "MGA" means the Municipal Government Act, RSA 2000, c.M-26 and all regulations thereunder 
as amended from time to time and every statute that may be substituted therefor, and in the case of 
any such amendment and substitution, any reference in this Agreement to the MGA shall be read 
as referring to such amended or substituted provisions; 

 
(t) "Occupants" mean those people who reside within one of the housing units of the Connaught 

Facility pursuant to a Lease, with the precondition that: 
 

(i) each Occupant has been approved of by the Connaught Project Corp. as an eligible 
occupant; 

 
(ii) that each Occupant qualifies as an "eligible resident" within the meaning of the National 

Parks of Canada Lease and Licence of Occupation Regulation, as either that regulation 
may be amended or replaced from time to time or the reference to "eligible resident" in 
this regulation may be amended or replaced from time to time 
 

and further that said Occupant is additionally either: 
 

(iii) a non-voting shareholder of the Connaught Project Corp.; 
 

(iv) an employee of a non-voting shareholder of the Connaught Project Corp.;  
 

(v) a nominee of a non-voting shareholder of the Connaught Project Corp.;  
 

(vi) a person selected by the MOJ directly; 
 

(u) "Officer(s)" means any officer(s) of the Corporation; 
 

(v) "Ordinary Resolution" has the meaning as set forth in the Act; 
 

(w) "Parties" means the initial parties to this Agreement and includes any person who may hereafter 
execute a counterpart of this Agreement upon becoming a shareholder and “Party” means any one 
of them; 
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(x) "Project" means that housing project that will be owned by the Connaught Project Corp. for the 
purpose of increasing the supply of housing within the community of Jasper in which the 
Corporation shall cause the Connaught Project Corp. to enter into Leases with Occupants;  

 
(y) "Regulation" means the Municipally Controlled Corporations Regulation, A.R. 112/2018; 

 
(z) "Share(s)" means at all relevant times an issued Share or issued Shares, as the case may be, of the 

Corporation;  
 

(aa) “Special Resolution” has the meaning as set forth in the Act; 
 
1.02 Derivative Meanings 
 
All derivatives of any of the definitions set forth in Section 1.01 hereof shall have the meanings appropriate to the 
derivation of such definition. 
 
1.03 Words that Reference Defined Terms in Legislation 
 
Words and phrases used in this Agreement and not defined herein have the same meaning assigned to them respectively 
in the Act or in the MGA. 
 
1.04 Effect of Unanimous Shareholder Agreement 
 
This Agreement shall operate and be construed as a Unanimous Shareholder Agreement under the Act provided that 
if for whatever reason this Agreement is determined not to be a Unanimous Shareholder Agreement under the Act, 
the terms and provisions hereof shall be binding upon the Parties.  Should a conflict exist between this Agreement 
and the Corporation’s Articles or Bylaws, this Agreement shall govern and, if necessary, each shareholder shall vote 
its Shares so that the Corporation’s Articles or Bylaws are amended to be consistent with this Agreement.   
 
ARTICLE 2 - GOVERNANCE OF THE CORPORATION 
 
2.01 Appointment of Directors  
 
The Board shall consist of an odd number of Directors, of up to seven (7) Directors at the discretion of the MOJ, all of 
which are appointed by the MOJ, from time to time.  The MOJ has the sole and unfettered right to elect, appoint or 
remove any Director, from time to time. 
 
2.02 Vacancies on Board of Directors 
 
The vacancies on the Board shall be filled as stated in Section 3.01 and in so doing the MOJ shall act in accordance with 
the provisions of Section 2.02. 
 
2.03 Board Positions 

(a) The Parties confirm that there shall be a Chairperson of the Board and a Vice-Chairperson of the 
Board, which shall be appointed in accordance with the Bylaws.  
 

(b) Only Directors shall be eligible to be either the Chairperson of the Board or the Vice-Chairperson of 
the Board. 

 
(c) All subsequent appointments of the Board position of Chairperson of the Board or Vice-Chairperson 

of the Board shall be done in accordance with the Bylaws. 
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2.04 Directors Voting/Quorum 
 
Except as otherwise required by law or by this Agreement, questions arising at any meeting of the Directors shall be 
decided by a majority of votes.  Each Director shall have and exercise one vote only.  A quorum of Directors shall be a 
majority of the Directors.  
 
2.05 Casting Vote 
 
In the case of an equality of votes at a meeting of the Board or of the Shareholder(s), no person shall have a second or 
casting vote in addition to his/her original vote. 
 
2.06 Vacancies 
 
The vacancies on the Board shall be filled by Ordinary Resolution. 
 
2.07 Officers 
 
The Parties confirm that as the initial Officers, but subject always to the appointment powers of the Board as 
contemplated within the Bylaws or amendments to the positions of any of the Officers, shall be a Chief Executive 
Officer plus any other officer the Board creates.  
 
2.08 Removal 
 
No Director or Officer may be removed from such position except in accordance with the terms of this Agreement or as 
stated in the Bylaws.  If there is a discrepancy between this Agreement and the Bylaws pertaining to the removal of 
Directors or Officers, this Agreement shall govern. 
 
2.09 Financial Reporting to the MOJ 
 
The Corporation shall keep the Financial Statements and will provide them to the MOJ, as required by the MGA. 
 
ARTICLE 3 - CORPORATION OPERATIONAL MATTERS 
 
3.01 Conduct 
 
Unless otherwise authorized by a Special Resolution, the Board shall not authorize the Corporation to: 
 

(a) Operational Matters: 
 

(i) sell, lease or exchange all or substantially all of the property of the Corporation other than 
in the ordinary course of business.  For clarity, Connaught Project Corp. entering into 
individual Leases with Occupants is part of the ordinary course of business for the 
Corporation and will not require a Special Resolution from the Corporation to permit 
Connaught Project Corp. to do the same; 

 
(ii) be continued as a body corporate under the laws of another jurisdiction; 

 
(iii) carry on any business or activity other than the Business; 

 
(b) Corporate Matters: 

 
(i) amalgamate or merge with any other corporation; 

 
(ii) issuance of Shares of any class, the transfer of Shares of any class, increase or decrease 

the authorized or issued capital of the Corporation, or alteration of the Corporation’s 
Share structure and/or Articles in any way; 
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(iii) issue stock options; 

 
(iv) redeem or purchase any of its own Shares otherwise than allowed by the terms of this 

Agreement; 
 

(v) reorganize; 
 

(vi) purchase shares or securities in any other corporation, firm or entity; 
 

(c) Financial Matters: 
 

(i) give financial assistance to any person; 
 

(ii) make a general assignment for the benefit of creditors;  
 

(iii) make a voluntary assignment to a trustee in bankruptcy;  
 
(iv) subject to the provisions of the Act, give a guarantee on behalf of the Corporation to 

secure performance of an obligation of any person;  
 
(v) mortgage, hypothecate, pledge or otherwise create a security interest in all or any 

property of the Corporation owned or subsequently acquired, to secure any obligation of 
the Corporation;  

 
(d) Governance Matters: 

 
(i) take or institute any proceedings for the winding up, reorganization or dissolution of the 

Corporation; 
 

(ii) register to carry on business in other jurisdictions; 
 

(iii) enter into any partnerships or joint ventures. 
 
3.02 Material Change 
 

(a) Notwithstanding anything contained herein to the contrary, if a Material Change to the 
Corporation is proposed, the Corporation shall not and the Board shall not cause the Corporation 
to implement this Material Change without compliance with both Section 75.3 of the MGA and 
Section 7 of the Regulation first, which shall include:  

 
(i) For clarity, a Material Change as per Section 7(1) of the Regulation means: 

 
(A) a change in the type of services offered by the Corporation; 

 
(B) the purchase, sale, transfer or issuance of any Shares in the Corporation that 

would result in a change to the controlling interest of the MOJ; 
 

(C) a change in the geographic locations where the controlled corporation offers 
services, if that change was not contemplated in the business plan under section 
75.1(3)(a) of the MGA; or 

 
(D) a change in the business, financing, operations or affairs of the Corporation that 

would be considered important by a reasonable person taking into account the 
circumstances of the Corporation in its entirety. 
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(ii) The MOJ notifying the residents of the MOJ of the proposed Material Change to the 
Corporation, which includes notifying them of the following: 

 
(A) The new services the Corporation intends to provide in the proposed Material 

Change; 
 

(B) The names of any new shareholder of the Corporation; 
 

(C) The geographic location in and outside Alberta in which the Corporation intends 
to provide services; 

 
(D) The market impact analysis, if any; 

 
(iii) This information must be made available to residents not less than 30 days prior to this 

engagement process or as otherwise stated in the MGA; 
 

(iv) The MOJ’s residents being provided the opportunity to make representations to the 
MOJ’s council concerning the proposed Material Changes. 

 
(b) The MOJ shall provide a report to the Corporation summarizing the representations made during 

this engagement process of the proposed Material Change. 
 

(c) After the MOJ’s receipt of public input, the MOJ shall provide direction to the Corporation of any 
direction regarding the proposed Material Change 

 
(d) Only after there has been compliance with Section 75.3 of the MGA, shall the Corporation be 

entitled to implement any proposed Material Change.  
 
ARTICLE 4 - SHARES 
 
4.01 Restriction on Issuance of New Shares 
 
The Parties agree that no additional Shares in the Corporation shall be allotted without a Special Resolution.  
 
ARTICLE 5 - COMPLIANCE WITH MGA AND REGULATION 
 
5.01 Compliance with MGA 
 
The Corporation and the MOJ agree and acknowledge that the Corporation is a “controlled corporation” within the 
meaning of the MGA and the Regulation and accordingly this Agreement must address the following matters: 
 

(a) Addressing Section 146(1) of the Act – Section 3.01 of this Agreement addresses this obligation; 
 

(b) Corporation’s Service Delivery Standards and Decision-Making Structure – The Corporation’s 
service delivery standard shall be determined by the Board; 

 
(c) Dispute Resolution Process Between Shareholders – As there is only one shareholder of the 

Corporation, there is no need to include a dispute resolution process; 
 

(d) Material Change to the Corporation – Prior to any Material Change to the Corporation being 
implement, the procedure in Section 3.02 of this USA shall be first followed. 
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ARTICLE 6 - GENERAL PROVISIONS 
 
6.01 Further Assurances 
 
The Parties and each of them do hereby covenant and agree to do such things and execute such further documents, 
agreements and assurances as may be necessary or advisable from time to time in order to carry out the terms and 
conditions of this Agreement in accordance with their true intent. 
 
6.02 Singular, Plural and Gender 
 
Wherever the singular, plural, masculine, feminine or neuter is used throughout this Agreement the same shall be 
construed as meaning the singular, plural, masculine, feminine, neuter, body politic or body corporate where the fact or 
context so requires and the provisions hereof and all covenants herein shall be construed to be joint and several when 
applicable to more than one Party. 
 
6.03 Notices 
 

(a) Whether or not so stipulated herein, all notices, communication, requests and statements (the 
“Notice”) required or permitted hereunder shall be in writing.   

 
(b) Any Notice required or permitted hereunder shall be sent to the intended recipient at its address as 

follows:  
 

(i) to the MOJ: 
 

MUNICIPALITY OF JASPER 
PO Box 520 
Jasper, AB  T0E 1E0 
Fax: (780) _____________________ 
Email: ______________________ 

 
(ii) to the Corporation: 

 
JASPER MUNICIPAL HOUSING CORPORATION  
303 Pyramid Lake Road,  
Jasper AB, T0E 1E0 
Fax: (780) _____________________ 
Email: ______________________ 

 
or to such other address as each Party may from time to time direct in writing. 

 
(c) Notice shall be served by one of the following means:  

 
(i) by delivering it to the Party on whom it is to be served.  Notice delivered in this manner 

shall be deemed received when actually delivered to such Party;  
 

(ii) if delivered to a corporate party, by delivering it to the address specified in (c) during 
normal business hours.  Notice delivered in this manner shall be deemed received when 
actually delivered;  

 
(iii) by fax or email to the Party on whom it is to be served.  Notice delivered in this manner 

shall be deemed received on the earlier of:  
 

(A) if transmitted before 3:00 p.m. on a Business Day, on that Business Day; or 
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(B) if transmitted after 3:00 p.m. on a Business Day, on the next Business Day after 
the date of transmission; or 

 
(iv) by mailing via first class registered post, postage prepaid, to the party to whom it is 

served.  Notice so served shall be deemed to be received five (5) days after the date it is 
postmarked.  In the event of postal interruption, no notice sent by means of the postal 
system during or within seven (7) days prior to the commencement of such postal 
interruption or seven (7) days after the cessation of such postal interruption shall be 
deemed to have been received unless actually received.  

 
6.04 Unenforceable Terms 
 
If any term, covenant or condition of this Agreement or the application thereof to any Party or circumstance shall be 
invalid or unenforceable to any extent, the remainder of this Agreement or application of such term, covenant or 
condition to a Party or circumstance other than those to which it is held invalid or unenforceable shall not be affected 
thereby and each remaining term, covenant or condition of this Agreement shall be valid and shall be enforceable to the 
fullest extent permitted by law. 
 
6.05 Amendments 
 
This Agreement may only be altered or amended in any of its provisions when any such changes are reduced to writing 
and signed by the Parties.  
 
6.06 Remedies Not Exclusive 
 
No remedy herein conferred upon any Party is intended to be exclusive of any other remedy available to that Party but 
each remedy shall be cumulative and shall be in addition to every other remedy given hereunder or now or hereafter 
existing by law or in equity or by statute. 
 
6.07 Preamble  
 
The Parties hereby confirm and ratify the matters contained and referred to in the preamble to this Agreement and agree 
that same is expressly incorporated into and form part of this Agreement. 
 
6.08 No Waiver 
 
No consent or waiver, express or implied, by any Party to or of any breach or default by any Party in the performance by 
such other Party of his obligations hereunder shall be deemed or construed to be a consent or waiver to or of any other 
breach or default in the performance of obligations hereunder by such Party.  Failure on the part of any Party to complain 
of any act or failure to act of another party or to declare such other Party in default, irrespective of how long such failure 
continues, shall not constitute a waiver by such Party of his rights hereunder. 
 
6.09 Counterparts 
 
This Agreement may be executed in several counterparts each of which when so executed shall be deemed to be an 
original, and such counterparts shall constitute the one and same instrument and, notwithstanding their date of execution, 
shall be deemed to bear date as of the date of this Agreement. 
 
6.10 Division 
 
The division of this Agreement into Articles, Sections, paragraphs or sub-paragraphs forms no part of this 
Agreement and shall be deemed to have been inserted and done for convenience. 
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6.11 Headings 
 
The headings in this Agreement have been inserted for reference and as a matter of convenience only and in no way 
define, limit or enlarge the scope or meaning of this Agreement or any provision hereof. 
 
6.12 Governing Law 
 
This Agreement shall be governed by and construed in accordance with the laws of the Province of Alberta and the laws 
of Canada applicable therein.  Each of the parties hereby irrevocably attorns to the exclusive jurisdiction of the Courts of 
the Province of Alberta. 
 
6.13 Time 
 
Time shall be of the essence of this Agreement.  
 
6.14 Survival 
 
The provisions of this Agreement which by their respective context are meant to survive closing of a purchase or sale 
and/or termination of this Agreement shall respectively survive such closing or termination, as the case may be, for the 
benefit of the Party or Parties relying thereon and shall not be merged therein or therewith.  
 
6.15 Business Day 
 
In any case where time limited by this Agreement expires on a day that is not a Business Day, the time shall be extended 
to and shall include the next succeeding Business Day. 
 
6.16 Statutory Reference 
 
Any reference to a statute shall include and shall be deemed to be a reference to such statute and to the regulations 
made pursuant thereto and promulgated thereunder with all amendments made thereto and in force from time to time 
and any final judicial decisions interpreting the same, and to any statute or regulation that may be passed which has 
the effect of supplementing or superseding the statute so referred to or the regulations made pursuant thereto. 
 
6.17 Non-Merger 
 
Unless subsequently agreed in writing, the provisions of this Agreement shall not merge on but shall survive 
execution of supplementary documents and otherwise howsoever. 
 
6.18 Enurement 
 
This Agreement shall enure to the benefit of and be binding upon the Parties hereto, their heirs, executors, administrators, 
successors and permitted assigns. 
 
IN WITNESS WHEREOF the corporate parties have hereunto executed this Agreement by the hands of their duly 
authorized officers in that behalf and the individual parties have set their hands and seals effective the day and year first 
above written notwithstanding the actual date or dates of execution hereof.  
 
MUNICIPALITY OF JASPER 
 
Per: _______________________________________ 
 
 
Per: _______________________________________ 
 
 

JASPER MUNICIPAL HOUSING CORPORATION 
 
Per: _______________________________________ 
 
 
Per: _______________________________________ 
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1. POLICY STATEMENT

The mission of the Council of the Municipality of Jasper is to provide open, honest, and
accountable government to the residents of Jasper.

2. PURPOSE

Council’s mission statement serves as its formal commitment to the foundational principles of
democracy exercised at the local level and provides a clear focus and sense of purpose to support
effective governance and progress towards the Municipality’s strategic direction, decision making
process, and engagement with the Community.

3. RESPONSIBILITIES

Council
• Review the Mission Statement Policy within 90 days of a general municipal election; and
• Review and approve any revisions to this policy.

CAO 
• Ensure Council is presented with an opportunity to review this policy within 90 days of a

general municipal election.

AGENDA ITEM 6.2
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1. POLICY STATEMENT

In order to establish safe and effective workplace environments for staff, the Municipality will
ensure that all facilities and virtual spaces are environments of respect and dignity.

2. PURPOSE

In support of all employees’ right to a safe and respectful workplace, to authorize the
establishment of guidelines and standards for the behaviour of the public in their interactions with
municipal staff, and to establish consequences for non-compliance with such standards.

3. SCOPE

This policy applies to any physical or virtual environment where the public interacts with
municipal staff.

4. DEFINITIONS

“Respect” means the fundamental principles which guide the behavior of individuals interacting
with the Municipality, which includes treating municipal staff with civility, consideration and
fairness.

“Dignity” means the inherent worth and value of every individual, regardless of their
background, identity or circumstance.

5. RESPONSIBILITIES

Council
• Model respectful and civil behavior;
• Support and promote opportunities for the CAO and Senior Leadership Team to further the

implementation of this policy across the Municipality; and
• Review this policy as per the Policy Development and Review Policy cycle and approve

changes as required.
CAO 

• Model respectful and civil behavior;
• Delegate administrative resources to support this policy; and
• Approve any procedures related to this policy.

Directors and Managers 
• Model respectful and civil behavior;
• Ensure that all staff read and are oriented to the Respect and Dignity Policy;
• Monitor workplaces to ensure the principles of this policy are followed; and
• Support and promote opportunities for staff to implement this policy.

All Staff 
• Read and understand the Respect and Dignity policy; and
• Perform duties in accordance with the principles set out in this policy.

AGENDA ITEM 6.3



Policy Title:   Procurement Policy   

Policy #                    B-120    
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Page 1 of 4 

1. POLICY STATEMENT

1.1. The Municipality of Jasper (MOJ) fosters open, transparent, and accountable
procurement practices that comply with provincial legislation and relevant agreements 
such as Canadian Free Trade Agreement (CFTA) and the New West Partnership Trade 
Agreement (NWPTA).  

2. PURPOSE

2.1. The purpose of this policy and procedures is to establish the practices under which the
Municipality of Jasper conducts procurement activities. 

3. PURCHASING AUTHORIZATION

3.1. The Chief Administrative Officer, directors, managers, and supervisors authorized by the
Director of Finance and Administration, are authorized to approve expenditures within 
the capital and operating budgets approved by council for their department.  

3.2. An expenditure not included in the approved operating or capital budget must be 
approved by council before the expenditure is made, in accordance with the MGA s. 248, 
unless the purchase is due to an emergency. 

3.3. In the event of an emergency, the Chief Administrative Officer is authorized to make 
expenditures not included in the approved operating or capital budget to ensure 
continuous delivery of the MOJ’s essential services.   

4. LOCAL NOTICE

4.1. In addition to meeting all advertising requirements of provincial legislation and relevant
trade agreements, the Municipality shall make available to the local Jasper market notice 
of procurement opportunities issued through Alberta Purchasing Connection (APC). 

4.2. Local notice shall be accomplished through the following means: 
a) Posting links to all procurement opportunities issued through Alberta Purchasing

Connection on the municipal website; and
b) Within 48 hours of being issued on APC, emailing notification of procurement

opportunities issued through Alberta Purchasing Connection to all members of
Council and the Jasper Park Chamber of Commerce.

AGENDA ITEM 6.4
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5. RESPONSIBILITIES 
 
5.1. The Chief Administrative Officer and Director of Finance and Administration must ensure 

that: 
a) all employees are aware of and understand this policy and procedures; 
b) all employees comply with this policy and procedures; and 
c) the policy and procedures are reviewed at least once every five years, or when a 

practice changes. 
 

5.2. Any employee engaged in procurement for the MOJ must ensure that: 
a) all purchases are performed in accordance with this policy and procedures;  
b) all service providers are given the same information and equal opportunity;  
c) the selection process is carried out honestly and impartially; and 
d) they are able to account for all their procurement decisions and can provide 

evidence that this policy was followed. 
 

6. VISION ALIGNMENT 
 
6.1. This policy: 

a) reflects strong leadership from council by placing controls and responsibilities on 
staff authority in carrying out procurement activities; 

b) encourages a positive long-term impact on the MOJ’s fiscal health; and 
c) fosters a sense of public trust and confidence in the MOJ’s decision-making process. 

 
7. RELATED DOCUMENTS 

 
7.1. Municipal Government Act (MGA) 
7.2. Freedom of Information and Protection of Privacy Act (FOIP Act) 
7.3. New West Partnership Trade Agreement (NWPTA)  
7.4. Canadian Free Trade Agreement (CFTA) 

  

https://open.alberta.ca/publications/m26
https://www.alberta.ca/freedom-of-information-and-protection-of-privacy.aspx
http://www.newwestpartnershiptrade.ca/the_agreement.asp
https://www.cfta-alec.ca/agreement-on-internal-trade/
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8. SIGNING AUTHORITY MATRIX 

The I-R-S coding of the legend in this matrix applies to the procurement policy only.  
 
Legend 
 

Code Action Description 
I Initiate To initiate an action and prepare supporting documents 
R Review To review, monitor and support the action, contract or decision 
S Sign/Approve To approve of the action or decision, and to signify acknowledgement and 

acceptance.  
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1. Goods and Services $4,999 or less 
Contract     I,R,S 
Invoices     R,S 
Procurement Process 

a. no competitive quote is required; and 
b. where more than one supplier has been considered, the employee making the purchase must 

record the reason for their selection. 
 

2. Goods and Services $5,000 to $9,999 
Contract    R,S I 
Invoices    S R 
Procurement Process 

a. no competitive quote is required; and 
b. where more than one supplier has been considered, the employee making the purchase must 

record the reason for their selection. 
 

3. Goods and Services $10,000 to $74,999 
Construction $74,999 or less 

Contract   S R I 
Invoices   S R  
Procurement Process 

a. a request for quotations or request for proposals may be issued and posted on the MOJ website 
or the Alberta Purchasing Connection and must follow all requirements listed under section 4 
(Local Notice) of this policy; and 

b. a minimum of three written quotations or proposals must be received*.  
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4. Construction $75,000 to $199,999 
Contract* 
*Department Director, and Director of Finance or CAO may sign S S R,S I  
Invoices* 
*Department Director, and Director of Finance or CAO may sign S S S R  
Procurement Process 

a. a request for quotations or request for proposals may be issued and posted on the MOJ website 
or the Alberta Purchasing Connection and must follow all requirements listed under section 4 
(Local Notice) of this policy; and 

b. a minimum of three written quotations or proposals must be received*.  
 

5. Goods and Services $75,000 or greater 
Construction $200,000 or greater 

Contract* 
*Department Director, and Director of Finance or CAO may sign S S R,S I  
Invoices* 
*Department Director, and Director of Finance or CAO may sign S S S R  
Procurement Process 

a. a request for quotations, request for proposals or tender must be issued, advertised and posted 
through an electronic tendering system such as the Alberta Purchasing Connection, in accordance 
with NWPTA and CFTA and must follow all requirements listed under section 4 (Local Notice) of 
this policy;  

b. a minimum of three written quotations or proposals must be received*;  
c. in accordance with the requirements of articles 516 and 517 of the CFTA, a detailed public 

disclosure of the contract award, including the name of the supplier and the value of the contract, 
be made;  

d. contracts of $500,000 or more require approval by Council resolution; and 
e. contracts less than $500,000 may be brought to Council for approval at the discretion of the CAO. 

 
*Subject to the application of relevant administrative procedures 
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