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DT: March 4, 2021 

TO: Mayor John Borrowman and Canmore Council 

FR: Warren Wilson, Sarah Meredith, Sophia Wilson, Charlotte Wilson, Katrina Zidek 

RE: Bylaws 2021-05 and 2021-06: Opposition to TSMV ASPs 

 

Mayor Borrowman and Council: 

 

As long-term residents of Canmore, we are writing to you to urge you to reject the Three Sisters 

Mountain Village’s (TSMV’s) Area Structure Plans (ASPs) currently before you for both Smith 

Creek and Mountain Village.  We are not opposed to development but are opposed to 

development that ignores long-term costs for the sake of short-term profit. We appreciate that 

this issue presents a suite of difficulties for you.  However, we propose that it also provides our 

community with an opportunity to reconsider how we might move forward in a manner in sync 

with current and anticipated realities, thereby establishing Canmore as a visionary leader in smart 

growth.   

 

Here, we provide our rationale for rejecting the ASPs.  In short, the ASPs are not compliant with 

Canmore’s Municipal Development Plan (MDP) and declared state of climate emergency, will 

exacerbate Canmore’s budgetary issues, will compromise the health and social fabric of our 

residents, and are blind to the environmental issues facing our community. 

 

First, TSMV’s ASPs are not compliant with Canmore’s MDP.  Among the inconsistencies, the 

most notable are the extension of Canmore’s urban growth boundary, the plan to build housing 

and commercial space in an area designated as a private recreation area, a gross inconsistency 

with the MDP’s Vision, Values and Principles, and a failure to even remotely observe the MDP’s 

climate action plan.  The non-compliance alone provides sufficient reason to reject these ASPs. 

 

Second, if allowed, these plans will only exacerbate Canmore’s current budgetary issues.  

Politicians and planners have often been seduced by the view that development is a palatable 

way to raise revenue, particularly if the alternative is to increase property taxes. However, for at 

least 40 years, research has indicated that residential development generally does not cover the 

associated infrastructure costs and ultimately, results in elevated home prices and tax rates for all 

residents.1  On the other hand, non-residential commercial and retail development more often 

generate a fiscal surplus for the local government.2  Perhaps cognizant of this potential red flag, 

TSMV’s current ASP promises to develop 602,000 square feet of non-residential space.  A 

cursory review of Three Sisters’ development over the past 25 years suggests that this promise is 

empty.  Since the 1990s, TSMV has consistently promised to develop commercial space.  

Indeed, in 2004, the TSMV Resort Centre ASP promised just shy of 100% commercial 

development and the TSMV Stewart Creek ASP included 355,000 square feet of commercial 

space.  What do we now see?  Today, the TSMV Resort Centre is now no more than 20% 

commercial and, overall, only 2.4 % of TSMV development since the mid-1990s has been non-

residential.  Developers, of course, prefer to build residential space as it is far more lucrative.  

 
1 Burchell et al., 1998, EDF, 2013. 
2 Tischler & Associates, Inc. (1989) Analyzing the Fiscal Impact of Development. MIS Report 20, 7. Washington, DC: 
International City Management Association. 

http://onlinepubs.trb.org/onlinepubs/tcrp/tcrp_rpt_39-a.pdf
https://d36rd3gki5z3d3.cloudfront.net/wp-content/uploads/2016/01/CostsofSprawl-FINAL.pdf
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Clearly this is a bait and switch.  As they say, fool us once, shame on TSMV, fool us twice, 

shame on us. 

 

Third, the current TSMV ASPs will compromise the health and social fabric of our community.  

The sprawl associated with the type of development proposed by TSMV has been correlated with 

a significant decline in physical activity and a greater prevalence of obesity and hypertension in 

comparison with residents of compact communities.3  This is due, in part, to the fact that TSMV 

is spread out and is a minimum of eight kilometers from Canmore’s centre, thus necessitating 

more driving on such errands as grocery shopping, shuttling children to school and 

extracurricular activities, and commuting to work.  Further, research indicates that development 

such as that envisioned in the TSMV ASPs contribute to atomization of communities: residents 

of such communities have almost no contact with community members beyond their immediate 

neighbours.4  It is not surprising, then, that in towns experiencing the type of growth proposed by 

TSMV, residents are significantly less satisfied with their communities and manifest a 

significantly reduced sense of attachment with their community.5  Both the atomization and loss 

of attachment are, in turn, predictive of elevated rates of depression and anxiety.6  An advanced 

degree is not required to appreciate that there is a strong public health argument for a different 

approach to development.  Finally, one might suggest that the TSMV ASPs will provide a 

solution to our chronic issue of affordable housing.  Again, the proof is in the pudding: in the 

past 25 years, 1.2% of the housing developed in TSMV is classified as perpetually affordable.  

This is no solution.  Instead, the planned housing will be out of reach of most workers in 

Canmore.  Shall we learn from this history or repeat it? 

 

Fourth, the current TSMV ASPs appear to have been written by someone unaware of the most 

pressing environmental issue in human history: climate change.  In contrast, you have led on this 

topic: declaring a state of climate emergency in 2019, reaffirming “council's clear statement of 

priority in our 2019-22 strategic plan, which identifies the goal of minimizing our impact on 

climate change by reducing our carbon footprint and our waste generation.”7  This statement 

reflects the magnitude of the problem before us.  The distressing increase in both flash floods8 

and massive forest fires9 and the projected loss of 80% of glaciers in Western Canada over the 

next 50 years10, to say nothing of the over 150,000 deaths worldwide caused annually by climate 

change11, all cry out for a radical reduction in our carbon footprint. TSMV’s ASPs will result in a 

tremendous loss of greenspace, which plays a vital role in absorbing our carbon emissions, and 

increased traffic and structures, making a mockery of our climate concerns.  We would fall far 

short on our goals and aggravate the very problems that so acutely threaten us.  As if this wasn’t 

reason enough to reject the ASPs, they will also remove critical habitat from a corridor that is 

already under a tremendous amount of stress.  Absurdly, TSMV, on the basis of arguments by 

 
3 Ewing et al., 2003 & Sallis & Glanz, 2006 
4 Jackson, 2003 
5 Freudenburg, 1984 
6 Lakey & Scoboria, 2005  
7 MacLeod, 2019 
8 Trenberth, 2011 
9 Flannigan et al., 2000 
10 Alam, 2018 
11 WHO-Health and Environment Linkages Initiative, 2021 

https://pubmed.ncbi.nlm.nih.gov/13677962/
https://pubmed.ncbi.nlm.nih.gov/16532660/
https://www.crcresearch.org/files-crcresearch/File/jackson_03.pdf
https://www.jstor.org/stable/2095426?seq=1
https://pubmed.ncbi.nlm.nih.gov/15745434/
https://www.rmotoday.com/canmore/town-of-canmore-declares-state-of-climate-emergency-1725519#:~:text=CANMORE%20%E2%80%93%20The%20Town%20of%20Canmore,a%20state%20of%20climate%20emergency.&text=%E2%80%9CThis%20declaration%20will%20reaffirm%20council's,footprint%20and%20our%20waste%20generation.%E2%80%9D
https://www.int-res.com/articles/cr_oa/c047p123.pdf
http://www.environmentportal.in/files/cc-SciTotEnvi-2000.pdf
http://rdrmug.ca/wp-content/uploads/2019/01/80-of-Glaciers.pdf
https://www.who.int/heli/risks/climate/climatechange/en/
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their paid environmental consultants, proposes to mitigate their impact via wildlife corridors that 

fail to even remotely approach the standards determined by the state of the science.12  

 

To reiterate, the ASPs are incompliant with our MDP, would have long-term, detrimental effects 

on the town’s finances, our health, social fabric, living expenses, carbon footprint, and wildlife.  

The upside is sprawl, more second homes, and revenue for out-of-town developers.  Somehow, 

this doesn’t strike us as a great deal.  TSMV’s ASPs reflect a willful ignorance of the challenges 

we face as a town and humankind and a mindset that ignores long-term costs for the sake of 

short-term profit.  We are better than this. 

 

Consequently, we implore you to reject these ASPs and focus on creative solutions to our current 

financial, social, and environmental challenges.  We completely understand the desire of others 

to move to Canmore and are not opposed to development; rather, we are opposed to development 

that fails to meet the financial, social, and environmental needs of our community.  One requires 

only a few days in Jackson Hole, Whistler, Aspen, or Estes Park to see the alarming future 

portended for Canmore should TSMV’s ASPs be approved.  Gateway communities such as ours 

often struggle with strains on infrastructure and the natural environment, yet there exists multiple 

effective models to reconcile the challenges faced, to build attractive, environmentally-

appropriate communities with a strong sense of place. 

 

In closing, we thank you for your dedication and service to Canmore and your efforts to do the 

right thing in the face of the challenges presented to you in this decision.  You have 

demonstrated visionary leadership in the past and now, at this critical juncture, have a wonderful 

opportunity to do so again, taking us down a path in line with our current and future challenges, 

and creating a legacy of which you can be proud.   

 

Sincerely, 

  
Warren M. Wilson* Sarah J. Meredith* 

  
Charlotte Wilson* Sophia Wilson* 

 

  

Katerina Zidek**  

 

*248 Eagle Terrace Road 

Canmore, Alberta 

 

**26-1530 7th Avenue 

Canmore, Alberta 

 
12 Ford et al. 2020 & Beier 2018 

https://smartgrowth.org/
https://link.springer.com/article/10.1007/s10344-020-01385-y
https://www.researchgate.net/profile/Paul-Beier/publication/329808487_A_rule_of_thumb_for_widths_of_conservation_corridors_Width_of_Conservation_Corridors/links/5c373a53299bf12be3bccab9/A-rule-of-thumb-for-widths-of-conservation-corridors-Width-of-Conservation-Corridors.pdf
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