Town of Taber
Emergency Services Open House
February 13, 2018

Open House Overview
• 30 minute presentation
• No Q&A at this time.

• 10-15 minute break
• 1 hour moderated forum
• Feedback forms
• Hard copy and online
• www.taber.ca – news and announcements

*All questions and comments made in person or on feedback forms (hard copy
or online) will be summarized and posted on the Town website.

Agenda
• What is this all about?
• Timeline
• Impacts on the Community
• Alternatives
• Next Steps

What is This All About?

What is this all about?
Alberta Building Code (ABC)

• Limiting distances and a 10-minute response standard have been in existence in
the ABC since 1980.
• In 2006, following several High Intensity Residential Fires (HIRF) that resulted in
significant property losses, changes were made to the National Building Code and
the Alberta Building Code to reduce the likelihood of fire spread spreading
between buildings, including:
•
•
•
•
•

Fire Department Response Time;
Limiting Distance;
Glazed Openings and Unprotected Openings;
Protection of Exposing Building Face; and
Projections

What is this all about?
Fire Department Response Time
• Where a fire department response time of 10-minutes or less cannot be met by a
fire department 90% of the time, additional (HIRF) requirements are applicable.
• In 2009, after confusion regarding “10-minute response standard” a STANDATA
interpretation was released clarifying when the 10-minute so that everyone
would apply the same way.
• Confusion was on when fire department was considered on scene. This was clarified as when
a fire engine and crew are at the building and capable of fire suppression activities.

• Critical element in determining the limiting distance requirement of building
code.

What is this all about?
Fire Department Response time
• 10 minute response time is composed of 5 time components
9-1-1 Call
answered

Downstream to
Fire
Department

Chute Time

Travel Time

Set up Time

10 minutes total

• Only two components that can really be influenced – Chute Time and Travel Time
• Biggest factor is how far the residential areas are from firehall
• Travel to the Firehall is done by volunteers in their vehicle with regular traffic laws being
followed.

Future Development within
10-minute response time
based on existing firehall location
• All areas outside of the response time
will require additional ABC construction
requirements. This includes all
developing areas within the Town.

Within
Existing Town
Boundary

Estimated Estimated Estimated Estimated Years of
Area Land (Ha)
Units Population
Growth

0
0
0
*Estimated Growth Based on 1% Growth Rate

0

Future Development within
10-minute response time
based on central firehall location

Area 1b

Area 2b

• Central location within 500m2 of 50th and
50th.

Within Existing
Town Boundary

• With exception of the far north, all areas in
Town boundary would be within the 10minute response time.

Area

Estimated
Land (Ha)

Estimated Estimated Estimated Years
Units
Population
of Growth

1b

139.52

1981

4854

50

2b

47.27

671

1645

17

3b

35.38

502

1231

13

4b

21.66

308

754

8

8483

85

Total
243.84
3462
Estimated Growth Based on 1% Growth Rate

Area 3b

Area
4b

Future Development within
10-minute response time
based on location outside of
500m2 of 50th and 50th
• With exception of the far north, all areas in
Town boundary would be within the 10minute response time.

• A similar 10-minute response time would be
reflected in other locations outside of
500m2 of 50th and 50th.

Within Existing
Town Boundary

Estimated Estimated Estimated Estimated Years
Area
Land (Ha)
Units
Population
of Growth
1c
9.78
139
340
3
2c
19.55
278
680
7
3c
35.38
502
1231
13
4c
21.66
308
754
8
Total
86.38
1227
3005
30
Estimated Growth Based on 1% Growth Rate

What is this all about?
Limiting Distance
• Defined as the distance between the exposing building face to either a property
line, a centre line of a street or an imaginary line between two buildings on the
same property.
• Applies to all development not just residential.
• Different value than a setback established within the land use bylaw.

What is this all about?
Limiting Distance and 10-minute Response Time
• 10-minute response time is a critical element in determining the limiting distance
requirement of building code.
• Value equal to half the actual limiting distance must be used where:
• 10-minute response cannot be met at least 90% of the time; AND
• Any storey in the building is not sprinklered.
• Ultimately, there are three options for builders/developers:
1.

2.
3.

Through design and use of higher quality materials that provide prevent spread of fire
including non-combustible cladding (hardieboard, brick, stucco), non-vented soffits,
gypsum sheathing, limiting projections and limiting unprotected openings (vents) and
glazed openings (windows); OR
Sprinklering the building; OR
Increasing limiting distance (double to meet same standard).

Timeline

Timeline
Overview
• Conversations regarding the potential relocation of the emergency services
building in Taber have been ongoing since 2009.

Council contracts
FIREWISE
CONSULTING to
determine if Taber
Fire Dept. is still
unable to meet HIRF
requirements.

Alberta Building
Code identifies
requirements for
High Intensity
Residential Fires
(HIRF).

2006

2009
MORRISON
HERSHFIELD
completes the Town
of Taber Emergency
Services Master
Plan which
determine Taber
Fire Dept. is unable
to meet HIRF
requirements.

2015

Resolution by
Council to set
aside
$1.5million for
a new fire hall
building from
the William
Ferguson
Estate.

HIRF Committee
provides Council
with report and
four
recommendations

2016
Resolution by
Council to form
Ad hoc
committee
composed of 3
councilors and
3 contractors to
investigate HIRF
options.

2017

Resolution by
Council
authorizing the
examination of
feasibility of the
2 highest
ranked sites –
Curling Rink
Parking Lot and
Soccer Fields by
Dr Hamman
School.

2017
Resolution by
Council to
prepare
supplementary
report outlining
the benefits to
Administration
in relocating
the Fire Hall.

2017

2017
Council and
Administration
complete
detailed review
of more than
dozen potential
sites.

2017

2018
Council
resolutions to
undertake
public
engagement
process.

Timeline
2009 – Emergency Services Master Plan
• Morrison Hershfield hired by Town to review the current emergency services,
identify gaps in the current services and provide recommendations to fill those
gaps.
• Identified that fire department resources were being stretched, particularly in
meeting industry standard intervention times outlined in Alberta Building Code,
in which the majority of the Town and all new growth areas are outside of a 10minute response time standard.
• Also noted the existing facility leaves little opportunity for expansion limiting any
additional inventory or staffing.
• Recommendation: Construct a new fire station within five years with
consideration for meeting the required industry standard intervention times.

Timeline
2015 – HIRF Response Study
• Firewise Consulting were contracted to conduct a study on the 10-minute
response time.
• Study evaluated 3 questions:
1. Has there been any improvement in the response time since the 2009 report
indicated the response time standard was not being met?
• YES, there has been improvement in meeting the response time since the 2009 report but not
100% of the time and not for new residential neighbourhoods.

2.

Would relocating the fire hall to another part of Town near the civic administration
building for example, allow the meeting of the response time standard?
• YES, a fire hall located centrally within close proximity (approx. 500m) of the intersection of 50th
Avenue and 50th Street would allow the meeting of the 10-minure response time standard.

3. Would building a satellite fire hall on the west side, with one engine be an option
for consideration in meeting the response time standard?
• No, a proposed satellite location would not improve the response time standard and would not
be practical with volunteer fire department.

Timeline
March 2017 – HIRF Ad Hoc Committee
• Council resolution appointed an ad hoc committee composed of 3 councillors, 3
town staff members, and 3 contractors to investigate options around navigating
the HIRF requirements.
• Committee investigated scenarios of relocating and not relocating the fire hall in
terms of town safety, fire department functioning, growth of the community, and
mitigating costs and came up with a report and recommendations for Council.
• The committees report made recommendations to Council including:
• Relocating the fire hall to a more central location within 500m2 of the 50th Street and 50th
Avenue intersection;
• Finance the new fire hall through a combination of energy conservation capital reserve,
grants, offsite levy, and a minimal increase in property taxes.
• Failing to implement the relocation, that the Town of Taber enters the Residential Land
Development industry to help regulate and create competitive lot prices in Taber.

Timeline
June 2017 – Benefits to Administration Report
• Upon receiving the HIRF Committee Report on the benefits of relocating the Fire Hall,
Council directed administration to prepare a supplementary report to add the
perspective of benefits of other Town departments.
Public Works

Fire

Planning & Economic
Development

Parks

Less additional infrastructure and
servicing to maintain

Response times and overall
efficiency

Lower cost of housing

Adequate storage for equipment
and machinery

Increased facility space for
expanding fleet and machinery

Room for expansion and
improved facilities and
equipment storage

Increased opportunity for
investment attraction and
business retention

Increased facility space for staff
area, meeting and training rooms

Increased facility space for
meeting and training rooms

Improved ECC functioning

More efficient land use and less
sprawl

Increased office space

Timeline
July 2017 – Funding of Project
• $2.5million project - early estimate based on similar facilities in AB.
• William Ferguson Estate
• $1.5million allocated by Council

• Offsite levy
• Modernized Municipal Government Act has expanded the eligible capital projects that can be funded
through an offsite levy to include public facilities i.e. fire halls
• Approximately 50% of total cost – pending offsite levy bylaw review

• Grant(s)
• FCC AgriSpirit Fund – upto $25,000 for capital projects for rural communities
• Other capital grants will be explored

• Tax Increase
• Impact on general tax payer will be minimal
• The HIRF Committee Report indicated that if 30% of the new Fire Department was paid for by rate payers it would
likely represent an increase 0.6 percent which equals to $6.00 per $100,000.00 assessed property value for
residential and $7.22 per $100,000.00 assessed property value for non-residential.

• Any decision on relocating the firehall will not be made until a full analysis of costs
and impacts on tax payers is fully understood and shared with the public.

Timeline
September 2017 – Potential Site Evaluation
• Council and Administration evaluated 14 sites based on a comprehensive evaluation
matrix.
• Initial 14 sites were identified due to size of lot, ease of consolidation, and ownership.
• All sites have access within 500m2 of 50th/50th intersection with exception of one.
• Evaluation matrix considered:
• Functionality
• Site access, site size, room for expansion, proximity to hazards, parking, and ability to train on site

• Cost and Acquisition
• Acquisition logistics, purchase price, servicing, time to bring site to availability

• Community Fit
• Meeting of HIRF requirement, impact on existing neighbourhood, appropriate zoning

Fire Hall – Site Evaluation Map

1

The following map indicates all 14 sites that have been evaluated to date. Sites are
numbered in order of ranking based off the evaluation matrix.
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Timeline
Revised Potential Site Evaluation
• Council directed two highest evaluated based on the matrix (Dr. Hamman Soccer
Fields and Curling Rink Parking Lot) to undergo soil suitability testing to
determine site feasibility.
• Both sites came out with similar findings – appropriate but screw piling requirement due to
sandy soil conditions.
• Both sites have received public opposition which has been presented at past Council
Meetings.

• After further review, Council has decided to remove the sites at Dr. Hamman
Soccer Fields, Curling Rink Parking Lot, and any within Confederation Park.
• MOVED by Councillor Brewin that Council directs Administration to remove from
consideration for the construction of the Emergency Services Building locations described as
southeast corner of Plan 6403JK, Block PI (soccer fields adjacent to Dr. Hammond school) and
Plan 7282JK, Block C, (northwest of the curling rink), and any location in Confederation Park;
and directs administration to place this motion in the presentation for the open house
scheduled for February 13, 2018.

Fire Hall – Revised Site Evaluation Map
The following map indicates the 10 sites that are still being considered. Sites are
numbered in order of ranking based off the evaluation matrix.
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Impacts on Community

Impacts on the Community
Growth and Development
• Housing Construction Costs
• All three options for mitigation all increase costs that are passed on to the home buyer
1. Design and Materials
• Custom floor plans or design alterations to spec homes
• Higher quality materials including non-combustible cladding (hardieboard, brick,
stucco), non-vented soffits, gypsum sheathing, limiting projections and limiting
unprotected openings (vents) and glazed openings (windows);
• Approximately +$10,000-$20,000 in materials per dwelling
2. Sprinklering
• Approximately +$10,000 - $15,000 per dwelling
3. Limiting Distance (Double Setbacks)
• Build the same home outside of the 10-minute response proximity by doubling the
setback requirement – enlarging the physical distance between buildings.
• Approximately +$10,000-$15,000 in additional land and infrastructure per dwelling

Impacts on the Community
Growth and Development
• Reluctance of Developer and Building Community
• Developers and Builders find it increasingly difficult to build in Taber and would rather stick
to markets where 10 minute response time can be met – e.g. Coaldale and Lethbridge.

• Impact on Industrial Business Retention and Investment Attraction
• Investment in value added agricultural processing is poised to boom in Southern Alberta.
• Access to Workforce, Quality of Life, and Affordable Housing all go hand and hand with
construction costs and are some of the most important criteria in a site selectors
evaluation.
• Lack of new development of homes under $250,000 is major gap in Taber’s housing.

Impacts on the Community
Subdivision Design and Sprawl
• An alternative to addressing the requirements through construction design
and materials is to increase the setback distance.
• In addition to an increased cost in land and infrastructure to the home buyer
this also impacts the municipality (and in turn the tax payers) in terms of longterm costs related to inefficient growth.
• Example
• In order to build a 30’ starter home outside of the 10-min response time will take
approximately 72m2 more land than the same home within the 10-minute response
time. This means that within the 10-minute response time for every 5 lots built you will
get 1 extra lot. Over a 50 lot subdivision phase this is 10 additional lots.
• The additional 1.24m x 2 of lot width means an additional 2.48m per lot of pipes,
sidewalks, roads. Over a 50 lot subdivision phase this is an additional 125m that the
Town is required to maintain and replace over time.
• Sidewalk every 15 years, road every 30 years, pipe every 50 years or as required.

Impacts on the Community
Commercial and Industrial Development
• The spatial separations and 10 minute response time also impacts commercial
and industrial developments.
• Typically, not as concerning as they are usually on larger lots with greater
separations between buildings but similar to residential development
increased construction costs result.
• Specific difficulties experienced
•
•
•
•
•

Large lot with existing buildings is subdivided;
Downtown revitalization;
Additional buildings onto existing site;
Office space within industrial building;
Multi-use facilities.

Impacts on the Community
Emergency Services
• Emergency services includes more than Fire response, increased
levels of service of the Fire Department reflects increased levels of
service and response time for all emergency services including:
•
•
•
•
•

Fires – car, structure, industrial, chemical
Rail incidents
Motor Vehicle Collisions
Medical
Public assistance – power lines, trees, confined space, high angle rescue

• AHS Ambulance service currently exists within the firehall and a move
would likely enhance this partnership.

Impacts on the Community
Potential for Rail Growth
• Transportation costs and logistics is shifting back to rail with a higher
probability of it being a locational criteria for a major investment
opportunity to come to fruition.
• Town continues to have a right of way for a future potential rail spur.
Should this be developed in the future it would cut off the existing
fire hall from majority of Town.

Impacts on the Community
Town Administration
• Public Works and Recreation Departments are continually growing to
meet the needs of a growing community and increased level of
service.
• Additional storage space required for growing fleet and machinery
• Office space including meeting and training rooms.

• Existing Fire Hall is directly adjacent and if vacated by Taber Fire
would represent a logical expansion to meet needs of PW and Rec.
• Building an addition or another space would be cost prohibitive.

Alternatives and Next Steps

Alternatives
• Throughout the process we have looked at several alternatives
including full time fire department, a satellite station, and grant
programs to offset construction costs.
• These alternatives may address the HIRF requirements but do not
address the other issues/impacts.
• If you have any suggestions on alternatives please suggest them on
the feedback forms.

Next Steps
• All questions and comments made in person or on feedback forms
(hard copy or online) will be summarized and posted on the Town
website.
• Council will take the technical assessments provided by
administration and the feedback from the public open house into
consideration and determine a direction for the emergency services
building.

Moderated Forum – 1 hour
• Moderator: Bonnie Farries
• Forum Guidelines
• Moderator will control the flow
• Respectful and polite - rudeness will not be tolerated
• One question/speaker at a time
• Understand potentially differing viewpoints

