
March 5, 2021
From: Judy Archer
20 MacDonald Place, Canmore

March 9-10 Submission re Bylaws 2021-05 Three Sisters Village (TSV)  and
2021-06 Smith Creek (SC)  Area Structure Plans (ASPs)

As several Councillors suggested at the end of the full day Council meeting, I have done my
homework.  I have read the ASPs and reviewed The TSMV website and Environmental Impact
Statements.  I attended the full day council meeting for the first reading, attended the Town Hall,
reviewed the information provided by Bow Valley Engage, Y2Y, AWA, and Bow Valley Climate
Action.   I read the full page in the Outlook “Citizens’ Guide to the Three Sisters Wildlife Corridors.”
I have done this entirely as a volunteer and concerned citizen because I care! There are far too
many issues of concern to address in amendments. I am therefore opposed to both ASP’s.

Some of the phrasing and language in this submission is taken from what I have read and heard
from others in the list above. Full disclosure!

Town Council can, and must, turn down these ASPs. The Town has homework to do updating the
Land Use Bylaws (LUBs); development regulations, policies and incentives;  and effectively
engaging citizens before any ASPs are approved. This needs to be done before approving these
ASPs so these changes apply to all future developments equally.  This is an absolute priority.

The Town has two years to make a decision on the TSMV proposals.  We should hit the pause
button and make this an election issue.  The Town is required to go “above and beyond” to engage
the public on major decisions, and these ASP’s are most certainly major decisions.  Decisions this
big should not be made during a pandemic when people cannot come together to discuss and
debate the issues.

Our world is changing rapidly and climate change is a scary reality.  It is ludicrous to approve
guiding documents proposed by a third party (TSMV) that will define a 30 year time span and will
limit Council’s control and ability to react to changing times.

Our current building code is extremely weak. Even if a builder builds 100% better than the building
code, using TSMV’s proposed density bonusing system, it still won’t be as good as BC’s current
code.  On a scale of 18, Alberta is a 6 and BC is 14, so a 100% improvement to 12 is still below BC
at 14.  This will not be enough to reach Canmore’s, and Canada’s, Climate action goals.  This is
unacceptable.  Council needs to live up to the goals in our Climate Action Plan by updating our
Land Use Bylaws and other relevant documents to encourage and mandate energy efficiency and
reduce emissions.

TSMV proposes to develop a significant area over a 30 year time frame, nearly double the
population of Canmore, change the Urban Growth Boundary, build on land zoned for Conservation
of Wildlife, and develop on risky undermined areas while assuming very little and limited risk.
These developments are likely to result in the Town of Canmore assuming higher environmental



and financial risks, and could well result in higher taxes for citizens.  The proposals will not reach
the goals of Canmore’s Climate Action Plan (CAP) and are not supportive of our declared state of
emergency.  The proposals would require Council to change the Municipal Development Plan
(MDP) and would conflict with existing bylaws.  These proposals do not ensure sufficient habitat,
now and into the future, for wildlife movement and co-existance in a continentally significant wildlife
area.  Many of these issues are interconnected.  Each of these is significant and together they add
up to strong reasons to turn down both the Three Sisters Village ASP and the Smith Creek ASP.

I am not opposed to reasonable development that accommodates the natural systems and honours
the human communities of the Bow Valley.

These two proposals, and they are just proposals, are HUGE and are the largest ASPs to date
proposing a huge  number of units and people. Each proposal, over time, has been bigger.  There
are many great reasons to keep the developments small, for our community quality of life and for
wildlife.  I see no good reasons for a development of this scale, that will benefit Canmore and
wildlife.

I could be supportive of small scale development that reduces the overall land footprint and urban
sprawl, that allows maximum habitat for wildlife, that  reduces carbon emissions, and that honours
quality of life for the human community in the Bow Valley.

We, the citizens of Canmore, should be deciding what we want for our community, not just
responding to the wants of land speculators, developers and builders.

We all saw what happened this past summer with a huge spike in day visitors.  What happens to
our quality of life and the functionality of the wildlife corridor when we add 14,500 residents and
overnight visitors PLUS all the day visitors?  Is this what we want?  Is this sustainable?

Yes, Three Sisters has purchased land but this does not give them the right to dictate to the Town
of Canmore what will be built, where and when.  The Town has the responsibility to set the
guidelines for development, before development, and to maintain control along the process with
specific check-in points and performance criteria. There is much work to be done before approving
any new ASPs, especially ones as large as proposed by TSMV over a 30 year time scale.

I have heard and read that BOWDA is concerned about the potential market pushback of building
to meet the Canmore’s Climate Action Plan and to meet Canmore’s goals for affordable housing.
Evidence now indicates that long term savings in utilities will offset increased capital costs for
homeowners (and renters).  The upfront capital costs for improved construction and/or installing
solar are negligible and getting better.  This is the direction the world is going, and we must get on
board and reduce our emissions.

When I look around town at the existing building and read about new developments, I have a hard
time believing that there will not be enough work. Providing retrofits and renovations to improve
energy efficiency and reduce emissions will keep builders busy for decades.



My biggest personal concern is the functionality of the wildlife corridors and the ability for wildlife to
live and move through the Valley now and into the future.   We cannot rely on an experimental
fence, minimal widths with much smaller “pinch points”, and adaptive monitoring.  The corridor
must be able to function without a fence.  TSMV says the corridor is “adequate”.  I am not willing to
risk ecological integrity and the ability of wildlife to freely pass through this continentally significant
corridor on a plan that is merely “adequate.”  The corridor must be defined, legally protected and
we must have a high level of confidence that it will meet the needs of wildlife before any more
development is approved.

TSMV notes on its website that pressure on wildlife habitat comes not only from development but
also from the presence of human use within the designated habitat and corridor.  This is very true.
Still, more humans will mean more pressure and more human-wildlife conflicts, especially at pinch
points. I agree. Human use of the landscape within designated habitat and corridors must be better
managed.  This should be in place before any new developments, including these two ASPs, are
approved.

TSMV said they wanted to do what was right for Canmore. The scale of these proposed ASPs are
not good for our community or for the wildlife who also require this valley.

Please, Mayor and Councillors, do not approve these ASPs and make this an election issue this
fall.  Allow the citizens of Canmore to decide.

I have concerns with all the issues listed by Bow Valley Engage in their “Nine Reasons” document
but I will address only four in this submission.

Specific Issues of Concern and Recommendations

1. Wildlife Corridor and Habitat

For me personally, this is the number one issue. The ASPs should be turned down on this concern
alone.  According to Karsten Heuer, to suggest the Town has no role to play in ensuring adequate
corridors are established is simply not true, regardless of what the Province has approved. It is a
matter of will, courage and the commitment to do the “right thing” for the community and the
wildlife.

● As we all know, Canmore is located in critical wildlife habitat in a continentally significant
movement corridor.  This ecosystem still retains a full complement of species including
wolves and bears which tend to avoid areas of high human footprint.  TSMV would gain an
incredible amount of traction with future ASP proposals if they would simply begin with
ensuring viable habitat and movement for wildlife now and into the future.  Instead, they
have rejected ALL of Y2Y’s recommendations.  TSMV’s current plans ignore the
best-available continental corridor science regarding corridor width and the specific
recommendations of the local and regional biologists

● These ASPs will increase the pressure on wildlife species already stressed by human use
on the landscape, including recreation, and existing developments.

● Fencing is inconsistent with previous agreements to have a soft edge and buffer



● Fencing is experimental, untested and risky.  In Karsten Heuer’s presentation at the Town
Hall, he indicated that wildlife regularly breach the fencing along the Transcanada.  Parks
has full time staff and a budget to deal with breaches and to maintain the fence. We do not.
We also risk human-wildlife conflict, and even injury or death, when wildlife find themselves
trapped and scared within a fenced area filled with people.

● The long-term costs of monitoring, maintaining, and replacing the fences will fall to the Town
and its taxpayers.

● A full page info ad in the RMO (2021.02.25) gives a synopsis of the history of the efforts to
establish a corridor.  Citizens have clearly been advocating for a science based corridor for a
long time.  The science is telling us that 350 m below a slope 25 degrees is the absolute
minimum for wildlife movement.  Several studies recommended larger widths.  These ASPs
do not meet this minimum.

● TSMV notes on its website that pressure on wildlife habitat comes not only from
development but also from the presence of human use within the designated habitat and
corridor which is true.  Still, more humans will mean more pressure and more human-wildlife
conflicts, especially at pinch points.  More space will allow animals to better avoid humans.

● Human use of the landscape within designated habitat and corridors must be better
managed.  This should be in place before any new developments, including these two ASPs
are approved.

Recommendations
● No ASP’s should be approved without meeting the best current science of corridor width of

absolutely no less that 350m at any point, regardless of the most recent approval by AEP
which is clearly political rather than in the best interests of wildlife

● Corridors must be given legal land designation before any building approvals are granted,
as recommended in the Natural Resource Conservation Board Report Decision

● Uphold minimum corridor widths and do not allow anything less.  Increase widths where
possible.

● Follow the recommendations of Bow Valley Engage to
○ Uphold the existing zoning, i.e., Golf and Recreation Area District, for the unfinished

golf course which will
■ eliminate a major proposed residential district;
■ mitigate long-standing undermining concerns about the lands
■ provide a currently required widening of the adjacent wildlife corridor.

○ Uphold the present Conservation of Wildlands zoning in the Smith Creek ASP area,
which will limit residential, commercial and industrial development.

○ Reject any proposals to change Canmore’s Growth Boundary
● Before any new ASPs are approved, the interjurisdictional working group should establish

clear and enforced management of human use with the wildlife habitats and corridor.

“If Canmore wants to believe itself to be a community where people and nature coexist, then that
requires some self-imposed limitations. We have more options than other species. On where we
recreate and how, certainly, but also on where we develop and why.” Kevin Van Tighem



2. Climate Action

● Neither ASP is sufficient to meet Canmore’ Climate Action Plan (CAP)
● These ASP’s (and ALL future developments) must commit to achieving the key objectives of

CAP, starting now
● Climate change is a global emergency and incremental changes, such as those we can

make here in Canmore, DO matter.  We must to our part.
● All ASPs and new developments should meet the recommendations of Bow Valley Climate

Action:
■ 80% of new homes built to net zero or equivalent by 2030
■ All new homes must have an energy label
■ 30% of energy used by buildings to come from renewable energy
■ All new developments have electrical infrastructure to support level 2 EV

charging and solar
■ All neighbourhoods support EV charging
■ TSMV to provide a reasonable estimate of the greenhouse gas emissions from

the volume of cement required to mitigate for undermining

● TSMV has proposed using density bonusing.
○ If this system is used,it should be incentivizing action that goes above and beyond

what is required by municipal, provincial and/or federal regulations.  The density
bonusing system should be created and adapted in a way that it is relative to the
performance standards and regulations that are in effect at the time of subdivision or
development.

○ doing 10-50% better than the building code---a very low bar to begin with---, results in
a significant increase in the number of units.

■ If residences are built to 20-50% better than the Building Code,  then the
number of units can increase from 3000 to 5000 units in Three Sisters and
1000 to 2150 in Smith Creek (total of 4000 units to 7150*, 79% increase).  This
is not an acceptable increase of the number of units and is still not a significant
reduction in GHG emissions. We still will not meet our CAP.

■ If this system is used then the total number of units needs to be capped at
3000 units, resulting in a dense development with a smaller land footprint

○ NOTE - It is important to note that the Alberta Building code is very weak
compared to other provinces.  Even building to 100% better than the Alberta
code is still not as good as the BC code!

● Before approving any new ASPs, the Town needs to
○ update its Land Use Bylaw and other relevant documents to encourage and mandate

greater energy efficiency and reduce GHG emissions
○ Make amendments to statutory plans and relevant policies towards reducing GHG

emissions
○ Update policy on Environmental Impact Statements and policy on Sustainability

Screening Reports to require that any future EIS or SSR processes must address
climate change mitigation



○ Amend the Land Use Bylaw to include performance based construction standards by
stipulating that permits for all future residential construction in Canmore will be
approved only with the developer/builder’s commitment to net-zero structures

3. Scale

● The scale of the development in these two proposed ASPs is huge!  This is the largest
development we have seen with the greatest land footprint and the greatest number of units
and people.  This is just TOO BIG!

● TSMV has said that the numbers include visitor accommodation as well as permanent
population but the total number of people and the sprawl of the urban footprint a landscape
that is already under intense pressure is just too much

● In 2004 and 2012, the proposals for the Resort Centre were for 2549 residential units and
1500 resort and visitor units for a total of 4049 units, including employee housing and 127
PAH units.  Now, the proposal for TSV is 3000-5000 residential units (depending on the
bonusing density increase) and this is just TSV, not Smith Creek where an additional
1000-2150 units are proposed.

● Bylaw 1-98, Section 14.9.2.4.  states that up to 3447 more units can be built  on TSMV lands
however TSMV’s plans now call for up to 6750* more units (and this doesn’t even include a
possible 3100 additional secondary suites and 420 PAH units). TSMV has already built 2600
units on their land. How did we get to this huge number?

● TSMV proposes developing the unfinished golf course which is land intended as a buffer to
the wildlife corridor.  Unacceptable.

● I definitely support density when it leads to reduced carbon emissions and reduces urban
sprawl on the landscape.  This issue is also directly related to the functionality of wildlife
corridors and habitat space that allows for animal movement.

Three
Sisters
Village Smith Creek

Numbers are from
RMO 21.01.28

units 3000 - 5000 1000 - 2150

population
5800 -
10,000 2200 - 4500

Min population

8000
~ 2.2 X Golden, BC
~ 1 Banff

Full buildout
population

14,500
~ 3.9 X Golden, BC
~ 1.6 X Banff

Comparisons: 2019 pop of Golden, BC - 3700
2018 pop of Banff, AB  - 8875



○ The equivalent of one Banff without bonusing, and 1.6  Banffs with bonusing
○ The very large variance between base numbers of units proposed and actual

numbers depending on results of density bonusing systems is unacceptable.  We
don’t know what we will get.

○ Unclear how the ASP’s account for the existing 2600 units already built by TSMV
● Density bonusing systems for energy efficiency (building better than the building code), EV

charging stations and PAH all lead toward more units and population.  This serves the
developers more than the community and the wildlife, and still is unlikely to meet the goals
of CAP.

● Total number of units should be capped at 3447, or less, including residential and visitor
units, employee housing and affordable housing.

Recommendations
● Uphold Bylaw 1-98, Section 14.9.2.4 to allow no more than 3447 units including PAH/Vital

Homes on all TSMV lands
● Cap of 3447 total units should include the density bonusing system.  The density should

result in a smaller land footprint
● Follow the recommendations of Bow Valley Engage to

○ Uphold the existing zoning, i.e., Golf and Recreation Area District, for the unfinished
golf course which will

■ eliminate a major proposed residential district;
■ mitigate long-standing undermining concerns about the lands
■ provide a currently required widening of the adjacent wildlife corridor.

○ Uphold the present Conservation of Wildlands zoning in the Smith Creek ASP area,
which will limit residential, commercial and industrial development.

○ Reject any proposals to change Canmore’s Growth Boundary
● Reduce the overall land footprint and urban sprawl of the developments to allow more room

for wildlife and to reduce carbon emissions.
● I do support TSMVs plan to include pathways, fenced dog parks and recreational amenities

within the human use area to reduce humans in the wildlife habitat and wildlife movement
areas.

4. Affordable Housing
● In the ASPs, affordable housing is unclear and is partly dependent on the density bonusing

system.  Affordable housing is critical in our community and cannot be left to chance.
Recommendation

● The Town should require a minimum of 20% affordable housing, separate from the density
bonusing

Respectfully submitted,
Judy Archer


