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Personal Submission by Richard Daniel Regarding Bylaws 2021-05 and 2021-06: Three Sisters Mountain 

Village Area Structure Plans 

 

I am cautiously supportive of the Area Structure Plans for the Three Sisters Village Centre and Smith 

Creek, but would like to make a number of comments for your consideration. Please note that I will also 

be presenting on behalf of Bow Valley Climate Action, but the following comments are not meant to 

represent that organization. BVCA has restricted their comments to climate change issues and I am 

supportive of their submission. In this note I will be dealing with issues other than climate change. 

I am making this submission after having undertaken very extensive review of the following: 

• The July 2020 draft ASPs 

• The final ASPs 

• Environmental Impact Statements 

• Third Party review of the Environmental Impact Statements 

• Environmental Advisory Review Committee assessment of the EIS’s. 

• Town Council’s meeting to give first reading to the ASPs 

• Public forum of Bow Valley Engage 

• Forum of BOWDA 

• Website material produced by TSMV 

• Website material produced by Bow Valley Engage 

As a general comment I wish to observe that many of the key issues in these ASPs are really broader 

issues for the Town as a whole and cannot be fully resolved within the ASP review process: 

Wildlife Corridor: Opponents of the ASPs raise some very legitimate concerns about the impacts on 

wildlife. Having lived near a habitat patch and a wildlife corridor for 33 years it is my observation that 

TSMV is correct in suggesting that the biggest problem for most species is not their ability to use the 

corridors to move through the valley, but the conflict with humans and off-leash dogs as they spend 

time in the valley. Those conflicts occasionally result in harm to humans but much more frequently 

result in stress, relocation or even death for the wildlife. We need to find ways to reduce these conflicts 

in all areas of town bordering on corridors and patches. It seems to me that the ‘hard edge’ approach 

planned for the TSMV lands is worth trying and may need to be applied in some other areas. I believe 

that the relocation of the cross valley corridor and underpass will be a slight positive for wildlife because 

it will allow wildlife to more easily avoid the eastern part of the Stewart Creek golf course. 

Affordable Housing: I believe that one of the most significant benefits of the proposed developments 

may be in the provision of non-market and market housing (owned and rental) that is more accessible to 



citizens with a wide range of incomes. I am particularly concerned that if the Town were to attempt to 

halt further growth in our population, as some opponents seem to be suggesting, that it would result in 

potentially much higher prices and rents over time. This place will always be in very high demand as a 

place to live, for obvious reasons. In the absence of additional housing we would likely see an ongoing 

‘gentrification’ of existing neighbourhoods, as buyers acquire and redevelop existing properties in the 

absence of opportunities to buy or build new housing. 

Impact on Property Taxes and Town Finances: TSMV is proposing a larger proportion of commercial vs 

residential property value than what exists currently in Canmore (27% vs 18%). If they achieve this, it 

stands to reason that the developments should have positive financial impacts for the town. It would 

seem that if they only achieve the current mix (18%) the impact may be neutral. However, I believe that 

it will only be possible to achieve the targeted mix if they are very successful in developing the tourism 

aspect of the Village Centre. I am encouraged by statements by TSMV that they would plan to develop 

the Village Centre before Smith Creek, and Council may want to make this a requirement. Although 

Canmore will also require more commercial development to serve a growing local population I believe 

that the continued growth of online shopping may limit the potential for additional bricks-and-mortar 

retail outlets. However, this again is a broader issue for the town and cannot be fully resolved by TSMV 

or any other development proposal. No matter how much commercial retail space is planned, it may not 

get successfully developed or occupied to the extent that we wish. All municipalities may find it more 

difficult than in the past to rely on commercial property values to reduce the tax burden on residential 

properties. 

Undermining: TSMV and opponents of the project, respectively, have made persuasive arguments that 

the impact of undermining can or cannot be mitigated. This is an important issue but one which I have 

not had time to fully assess. As a result, I am somewhat more cautious about supporting the Village 

Centre ASP than I am in supporting Smith Creek. 

 

Finally, let me thank you for the opportunity to present, and for your careful consideration of the 

community input. It is my sincere hope that the current Council will be able to decide on these 

applications and not defer the decisions to the next Council. The community will have many important 

issues of broad application to be considered in the upcoming election and I would not want the election 

to be overshadowed by a divisive debate about these ASPs. 

 

 

 


