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

Jackie Clark 
Sun 2021-03-07 9:42 PM
To:  John Borrowman <John.Borrowman@canmore.ca>; Robert Seeley <rob.seeley@canmore.ca>; Jeffrey Hilstad
<Jeff.Hilstad@canmore.ca>; Esme Comfort <Esme.Comfort@canmore.ca>; Karen Marra <karen.marra@canmore.ca>; Joanna
McCallum <joanna.mccallum@canmore.ca>; Vi Sandford <vi.sandford@canmore.ca>; Council <council@canmore.ca>;
bowvalleyengage@gmail.com <bowvalleyengage@gmail.com>; Shared.MunicipalClerk <shared.MunicipalClerk@canmore.ca>

Dear Municipal Clerk,

Re: Bylaws 2021-05 & 2021-06

I am opposed to the Three Sisters Mountain Village (TSMV) Area Structure Plans (ASPâ€™s) for the
Three Sisters Village (TSV) and the Smith Creek areas. Town Council has the power to reject these
ASPâ€™s and to send clear directions to TSMV as to the expectations of future proposals.

My concerns are the LARGENESS, LOCATION and the potential taxpayer LIABILITY.

LARGENESS: 
TSMV is proposing to double the current population of Canmore which will create a busier, more
congested town and will forever change the character of Canmore. The Smith Creek ASP involves an
extension of the current Urban Growth Boundary and the rezoning of land currently designated as
Conservation of Wildlands.

Action: (1) Uphold the provisions of the Land Use Bylaw that limits the residential units that can be
built (2) Reject any application to expand the Urban Growth Boundary 
(3) Uphold the zoning of â€œConservation of Wildlandsâ€  in the Smith Creek Area

LOCATION: The development proposal includes development of residential units on the
â€œunfinished golf courseâ€  in the TSV area which have previously been determined to be
unsuitable for residential development. Both ASPâ€™s propose development in close proximity to
established wildlife corridors without regard for previous scientific studies that have provided
recommendations as to width, slope angle and buffer zones for effective wildlife movement and
connectivity.

Action: (1) Uphold the zoning for the â€œRecreation and Golf Districtâ€  (2) Require TSMV to
incorporate the:

BCEAG Guidelines for â€œscientifically functional wildlife corridorsâ€  as adopted in the 1998
MDP; and -the 2002 Golder Report for â€œeffective widthâ€  as adopted in the 2016 MDP

LIABILITY: Development on undermined lands puts the Town/taxpayer at risk of liability for
loss/damage from infrastructure development on undermined land. There may also be risk to the
Town/taxpayer for third party loss/damage from development on undermined lands after the
engineer/builder insurance commitment has expired.

The use of mitigation fencing proposed by TSMV is untested, uncertain and places the cost of
monitoring, maintaining and replacing the fence on the Town/taxpayer. The ASP contains no
projections or information as to what this cost may be.
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TSMV has promised sufficient commercial development to decrease residential taxes. Even if all the
promised commercial build occurred, this would result in a marginal decrease in residential taxes.
Historically, developers have promised commercial builds that never occur resulting in higher
residential taxes.

Action: (1) Ensure that any proposal limits potential liability of the Town/ taxpayer resulting from
development on undermined lands by: -denying development on moderate to serious undermined
land -requiring TSMV to provide an irrevocable insurance bond to cover future potential liability for
loss/ damage suffered by property owners and the Town (for infrastructure from development on
undermined lands) (2) Reject any plan that involves the Town/taxpayer financial responsibility to
monitor, maintain or replace any mitigation processes such as fencing (3) Require phased residential
development contingent on a percentage of commercial build occurring before the next phase of
residential development proceeds

TSMV as the owner of land has a right to build on their land, but that right is not absolute, it comes
with limitations. Town Council has the power to reject these ASPâ€™s and provide TSMV with a clear
direction that any future proposals must; (1) comply with current zoning, (2) provide â€œfunctional
wildlife corridorsâ€ , (3) guarantee that the Town/taxpayer is not liable for undermining related
loss/damage or liable for maintenance of TSMV mitigation processes and (4) require phased
residential/commercial development.

Sincerely, Jackie L Clark

-- Jackie Clark   


