
Dear Canmore Town Council,


As a long time Canmore citizen, I am deeply concerned about the recent development 
proposals put forward by Three Sisters Mountain Village. I watched the first reading of 
the TSMV ASP and your concluding remarks with great interest and was relieved to see 
that everyone on our Town Council shared my concerns and encouraged public 
engagement. 


I encourage you to reject the TSMV proposals outright. I have a number of areas of 
concern that I do not feel can be mitigated successfully with any development on 
Three Sister's land. 


1. The impact on our wildlife corridors. As residents of the Bow Valley, we are 
stewards of one of the most important wildlife corridors in North America, the 
Yellowstone to Yukon. This passage is essential to connection the habitat of 
large mammals such as grizzly bears, wolves, elk, deer and cougar. The Bow 
Valley is a critical pinch point connecting Banff National Park to Kananaskis. 


To protect wildlife movement, we know that corridors should be on a slope less 
than 25 degrees and be at least 450m wide, and should be wider the longer they 
are. The TSMV proposals ignore these minimum standards and specifically 
impact our local Y2Y pinch point in a number of areas which have previously 
been protected by various municipal plans and bylaws. 

	 a) The proposed expansion of our urban growth boundary (as per the 1998 
Municipal Development Plan) in an especially sensitive area at the mouth of the 
West Wind Valley - a valley which is already closed seasonally to protect critical 
winter range for elk and bighorn sheep.

	 b) The requested rezoning of ~33ha of Conservation Wildlands to urban 
development also in the sensitive mouth of the West Wind Valley (1998 Land 
Use Bylaw).

	 c) The 2002 Golder Report bylaw called for a 300-450m-wide open space 
buffer (i.e. the golf course) to compensate for an otherwise too narrow wildlife 
corridor (Sections 14.16.4.1(b) & (c) Canmore Land Use Bylaw)).

	 d) Proposing to move the current wildlife corridor which connects to one of 
the most used highway underpasses in the area (450 crossings/year) to an 
undevelopable area. This corridor realignment was rejected by the previous 
provincial government, then quickly approved by the new UCP government. This 
change is not following the best science. 


If any movement of town development boundaries is considered, it should 
actually be moved inward, to account for the ongoing growth at Dead Man’s 
Flats on the opposite side of the highway. 


2. The impact on municipal taxes. The infrastructure costs for development (and 
long term debt) is currently being passed along to the tax payer and our taxes 
have gone up substantially (58-74%) in the last decade. TSMV’s proposed 



solution of more than doubling Canmore’s commercial space (1050000sqft) may 
look good on paper, however TSMV does not have a history of delivering on 
their previous commercial space promises. In addition, even if these spaces 
were built, they would need to be filled to actually increase tax revenue. Further 
increases in our already high tax rates impacts working families in Canmore. 


3. The potential hazards and subsequent taxpayer liability for building on 
significantly undermined lands. The recent 2010 sinkhole, that was only on a 
pathway, has already cost Alberta taxpayers $600000 and will need to be 
revised in the future. A permanent fix was billed at $1.7M. Imagine if a sinkhole 
opened under a building or under important (Town owned) infrastructure. The 
builder is only liable for 2 years, then the cost of remediation would be on the 
province and the town! As a taxpayer, I am not willing to take on this significant 
risk. 


4. The impact on affordability. Canmore is already one of the most expensive 
places to live in Canada. Second homes have pushed housing prices up, while 
many are empty most of the time. Canmore does not need more second homes. 
It needs more affordable housing for working families. When tourist homes are 
included the TSMV proposal is for 7% “affordable” housing. This is not enough - 
by far. 


5. The impacts on small town quality of life. The TSMV proposal ignores our 
towns foundational plans. Increasing the towns Urban Growth Boundary will 
only harm our community. The proposed doubling of residential units from 3447 
(Bylaw 1-98, Section 14.9.2.4.) to 6750 (not including 3100 secondary suits and 
420 PAH units) is not in keeping with protecting our sensitive valley and 
community. We also need to consider the additional traffic congestion on the 
downtown core and the 8th St bridge. The traffic situation in our town is already 
unmanageable, we cannot accommodate doubling our population. 


6. The impacts on Canmore’s climate change commitments. Doubling the size of 
Canmore, much of it in scattered (car dependant) neighbourhoods of low density 
and vacation homes is not in keeping with our declaration of a climate 
emergency and the Action Plan committing us to reducing 2015 GHG emissions 
by 80% in less than 30 years.


7. Wildfire mitigation. Most of Canmore and the proposed TSMV development 
lies in areas of extreme fire hazard. The TSMV FireSmart plan apparently 
includes partial clearing (6 foot spacing and limb clearing) 100m into the wildlife 
corridors. In addition, there is no clear plan for evacuation in the event of a 
wildfire. Adding further access points and the required infrastructure would likely 
end up being the Town’s responsibility. 


I am not against thoughtful development that meets community needs in the right 
areas of Canmore. The increasing density of the downtown area is a good example of 



how we can reach our goals of providing more affordable housing while not expanding 
our overall urban footprint.  


This is perhaps one of our last chances to decide what kind of development occurs on 
some of the Bow Valley’s last developable land. The current TSMV proposed 
development would forever change the fabric of Canmore, while adding nothing to the 
community. Similar proposals have been denied by Canmore’s Town Council before, I 
encourage everyone on town council to resist TSMV’s proposal again. 


Thank you for your ongoing commitment to public engagement and thoughtful 
consideration of the proposals currently before you. 


Sincerely,

Bryce Brown 




Dear Canmore Town Council, 


This is a followup letter from my previous submission, which reflects further thoughts 
after watching much of the public consultation and encompasses the points from my 
presentation on March 16.


It has been a very impressive and passionate show from our community. We heard 
from experts about our continentally important wildlife corridor and about geotechnical 
undermining issues. We heard from young people concerned about climate change 
and for their future. We heard from the stewards of Treaty 7 lands that were not 
adequately consulted. Most importantly, we heard from countless people who are 
worried for the future of our town. Overwhelmingly, we have rejected the TSMV ASPs.


We’ve heard in detail many reasons why we should soundly reject these plans. From 
my point of view, the wildlife corridor concerns at Smith Creek and the undermining 
under Three Sisters Village cannot be mitigated with any strategy. Add to that the 
discordance with our declared climate emergency, concerns about our increasing taxes 
and the lack of consent from Treaty 7 members and there is really no way that we can 
allow these two ASPs to move forward. 


I appreciate why the ASPs may sound tempting. More homes and affordable housing 
promises to solve probably the biggest issue facing our town now and over the coming 
decades. From what I have seen, this seems to be the main attractant for the few non-
developers that are in favour. This really is the only positive that these proposals offer 
the town and its residents. It is not enough to move forward.


Those of us opposed to the ASPs are not necessarily opposed to further development 
per se - we are opposed to development in that particular location. Development on 
these lands is not the only solution to our housing crisis. The best long term solution is 
to increase the towns density, rather than increasing our sprawl. We have a few ways 
to accomplish this that are already within reach.


The most obvious solution is evident if you count all the dark homes on any weeknight. 
Canmore already has lots of homes, but many of them sit empty most of the time. Over 
the coming decades, we need to discourage second homes by increasing vacation 
home taxation and considering residency requirements. This alone would make a major 
difference in our housing situation. We only have to look 20 minutes down the road to 
Banff for an example of how well this works. They limit housing to people who actually 
work there and there are no tourist homes. I’m sure they have housing issues, but they 
seem to have been able to sustain the community without spilling over their growth 
boundaries. I appreciate the rules are different for Banff as it is in a National Park and 
that Canmore's taxation rules fall primarily under provincial jurisdiction, but thats not to 
say we can’t start working with our provincial government on a long term plan.


The other obvious solution is already happening. We need to continue improving the 
density of new builds. New apartment condos and multiplex units at a variety of price 



points are currently being built in downtown, Kananaskis Way and Teepee Town. Many 
of these include commercial space as well. We’ve been doing a good job here, we 
need to continue this trend to increase housing density within our current urban 
footprint. We could also further increase affordable options by removing unnecessary 
barriers and encouraging accessory dwelling units like granny flats, in-law units, 
laneway houses and tiny house communities.


Increasing density and filling empty homes rather than developing new land solves 
many of the concerns with the ASPs. It is much more in keeping with our declaration of 
a climate emergency, increase walkable neighbourhoods, reduce traffic congestion and 
would have less potential impact on our municipal taxes.


I realize initially these suggestions will be unpopular with many, especially developers, 
builders and our weekender population. However, the reality is that we cannot continue 
to expand endlessly and there is just not enough space in our small valley for everyone 
in the world to buy a second home here. We either have to expand or become more 
dense. Personally, I would rather see increased density than increased sprawl. Even if 
we did allow TSMV to go ahead, we will have the same issues down the road once 
those properties are developed and sold. By then the wildlife will be long gone and we 
will have run out of space in our valley. 


With thoughtful planning we can maintain our small town mountain community 
aesthetic while ensuring that we are maximizing the precious space that we have. This 
won’t happen overnight. Just like the TSMV ASPs, these solutions also need to be 
envisioned decades ahead. We need to start this planning now rather than allowing 
unrestricted incremental growth.


This public consultation has made it abundantly clear what Canmore residents 
overwhelmingly want. I hope we can capitalize on all the current engagement, passion 
and local expertise to chart a clear path for the future. We could be a world leader in 
sharing our townsite with wildlife while ensuring inclusive green options for everyone 
who works and lives in the valley.


It is obvious that we have several big questions that need to be answered before we 
develop any further. It's time for us to renew our town’s long term vision. Personally, I’m 
looking forward to being involved in this process.


If we approve the TSMV ASPs, this decision cannot be undone. We must all carefully 
consider the impacts of any development decades and even centuries from now. 
Similar proposals have been denied by Canmore’s Town Council before, I urge all of 
you to reject the Three Sisters Mountain Village proposal again. 


Local author Bob Sandford put it well: ”Ask any of the tens of thousands of outsiders 
that are flocking here to live and they will tell you the same thing. It is not what we built 
here that is attracting them, but what we protected…”




Thank you all for listening to the community and protecting Canmore and the Bow 
Valley for future generations.


Sincerely,

Bryce Brown
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