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I am glad that Canmore Council did not approve the first Smith Creek ASP and the Three Sisters Village ASP Amendment 
from 2017. It's obvious now with the concurrent submissions of both the Smith Creek ASP and the Village ASP 
Amendment, containing significantly re-imagined housing, environmental, transportation and affordability components, 
that these new ASP's are integrated far better and with superior finesse than years ago. The previous Three Sisters 
Village proposal was relatively simplistic and tone deaf.  Both of these new ASP's are much more comprehensive in 
order to address the many complex aspects that will be involved with the development of these lands.  

As a resident of Canmore, I realize there are many laudable improvements with these ASP's, such as the planning for 
public and private recreational areas, and the inclusion of an extensive walking paths and biking trails. Many Canmore 
residents will look forward to accessing those areas and hopefully make their feelings known to Council, but there are 
only a few of us who have the experience of building in Canmore, particularly on undermined land, so my comments 
following will be from that perspective. 

Bonusing Toolkit 

Builders can seem to be contradictory in their nature, because they like to have firm rules to follow, while at the same 
time having flexibility to design the best possible projects. It's for these reasons that the Bonusing Toolkit is a very 
innovative concept that I expect will be well received by the building community in Canmore.  Once the lands are zoned, 
builders will know the minimum expectations and possible build forms; however, they will be excited and energized 
about the possibilities for designing and building unique projects to address certain target markets while taking 
advantage of the potential bonusing. 

Some builders in Canmore, like Bob Kocian with Distinctive Homes have been building industry-leading, energy efficient 
homes under the Built Green program for a decade, consistently achieving Gold and Platinum status.  Others like Steve 
Ross and Brian Talbot with Devonian, have been coming up with innovative ways to maximize density on challenging 
steep sites, like The Slopes for example.  And if ever there was a reason to herald the arrival of 'non-prescriptive design', 
look no further than the incredibly wide variety of projects that Sky and Tim Mitchell with Big Moose Realty and 
Basecamp Resorts have already built in Canmore, and notably all contributing to the commercial tax base.  I expect all of 
these builders and more would relish the opportunity of having sites on which to create intriguing projects to optimize 
the mix of built forms and increase energy efficiency towards achieving some extra density.  Making better use of the 
lands is certainly consistent with one of the Town's planning objectives. Similarly striving to achieve Net Zero, because 
of the inherent advantages of increased density, plus improved energy efficiency through construction specifications, 
also aligns with the Town's sustainability goals. 

Affordability 

Having considerable experience with both Canmore Community Housing Corporation and Habitat for Humanity, I was 
particularly pleased to see the significant commitment towards affordable housing in these ASP's. There is a wide 
housing continuum in the Bow Valley, to which Three Sisters does a commendable job of addressing with both 
ownership and rental affordable housing, plus market housing.  There is also the added bonus of entry-level housing 
possibilities over and above the 20%  affordable housing dedication. While I know there are some mixed feelings about 
the effectiveness of entry-level housing in Three Sisters, I can assure you that the entry-level units, being size-restricted 
to under 1,000sf that we and other builders constructed over the years, are still some of the most cost-effective homes 
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in Canmore.  Bringing entry-level housing to the fore at this time presents a wonderful opportunity for the building 
industry, the Planning Department and Council to come up with new and creative entry-level housing concepts that 
could be implemented on these lands. 

While the new land use bylaw allows for legal suites in all single family and duplex homes, I suspect the reality is that 
few homeowners will spend the money necessary to retrofit their non-conforming, existing suites to comply with the 
building codes. On the other hand from our recent experience building in Peaks Landing and Three Sisters, I can advise 
there is considerable interest in having duplexes in particular built with legal suites.  Consequently I think that the 
majority of duplexes to be built in Smith Creek, plus many of the single-family homes, will have legal suites included. If 
we want to have more code-compliant legal suites to increase the inventory of rental units in Canmore, then Smith 
Creek is where we will find them. 

Undermining 

Several Canmore builders have experience with construction on undermined lands in Three Sisters. Alpine Homes built 
three projects that each dealt successfully with different forms of undermining mitigation.  The first was Trailside Lodges 
where we simply avoided building on a corner of the property where some undermining had been identified.  The 
second was Mountaineers Village where on the western side we built to the edge of an old mine access, and then used 
mitigation techniques in order to locate lovely, sun-dappled patio that is enjoyed by many at the Market Bistro. After 
extensive geotechnical investigation on the north side where we anticipated building a second phase, we hired a 
company to fill an underground mine tunnel with a concrete slurry to stabilize the ground.  Timberline Lodges was our 
third project which was situated completely on undermined lands.  The solution in that case was to design thick, 
reinforced concrete slabs which supported underground parking and four storey buildings above, plus a pool, hot tub 
and landscaped plazas.  Although there has been some minor leakage from the garden beds into the parkade, that's 
only because seals between the concrete deck plates weren’t adequate.  Extra costs for raft slabs where appropriate, 
are worth it for the additional land that is made available for development. 

Regarding the two subsidence incidents, I believe that insufficient geotechnical investigation was undertaken before the 
associated infrastructure was engineered and installed. 

There appears to be a widespread acknowledgment that the Three Sisters Gateway District will contribute significantly 
to the commercial tax base in Canmore. While some of the establishments there will be destination-oriented for people 
from all over Canmore, most of the expected retail businesses like a grocery store, restaurant, coffee shop and gas 
station will be frequented by nearby residents and visitors who will drive, walk and ride there.  There are already a few 
thousand people living in Three Sisters, but their business barely supports existing establishments like the Market Bistro 
and the pharmacy. The point is that we need more housing and accommodation in both Three Sisters Village and Smith 
Creek to allow the new businesses in the Gateway District to not only survive but flourish for the benefit of all residents 
in Canmore. 

Please let mew know if you have any questions. 

Regards, 

Lawrence Hill P.Eng. 
lawrence@hillcroft.ca 
403-678-8496 
Hillcroft Developments Ltd. 
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