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From:
Sent:
To:
Subject:

Liz Karg  
March 2, 2021 3:05 AM
Shared.MunicipalClerk
Bylaws 2021-05 and 2021-06.

Dear Municipal Clerk,  
I am writing to express my concern about Three Sisters Mountain Village’s latest development proposals. As I hope 
you’re aware, they conflict with several guiding documents for our community, including the Municipal Development 
Plan, conservation wildlands zoning, and several bylaws. Collectively, these were put into place to protect the character 
of our community, the quality of life of its residents, and to meet our goal of coexisting with wildlife.  
I was born in Banff and raised in Canmore. This town and valley has been the place I grew up, where I started my 
business and family. My parents still to this day call this town home. The place where they live, work and raised their 
family. I believe the current proposed TSMV project would forever change the heart and face of Canmore.  
Below you will find the guiding documents for the community, my reasons and questions rewarding the TSMV project.  
They include:  
1. TSMV’s request to expand our Urban Growth Boundary which is meant to limit our footprint and to ensure a balance
between nature & development, especially in a sensitive area like the mouth of the Wind Valley (1998 Municipal 
Development Plan);  
2. TSMV’s request to rezone ~33 ha of Conservation Wildlands to urban development, also in the sensitive mouth of the
Wind Valley (1998 Land Use Bylaw); 
3. TSMV’s misrepresentation of the bylaw for a 300-450m-wide open space setback adjacent to an otherwise too
narrow wildlife corridor above the unfinished golf course (Sections 14.16.4.1(b) & (c) Canmore Land Use Bylaw)). This 
came about due to the 2002 Golder Report, which was a jointly commissioned study by the Town of Canmore and 
TSMV;  
4. Doubling of the number of remaining residential units allowed to be built on TSMV lands as per Bylaw 1-98, Section
14.9.2.4. The bylaw states up to 3447 more units can be built however TSMV’s plans call for 6750 more units (and this 
doesn’t even include a possible 3100 additional secondary suites and 420 PAH units).  
5. In 2004 along The three sisters parkway a sinkhole opened causing the highway to collapse. This was mitaged with
rocks, boulders, a geotechnical mesh with reinforced and non reinforced concrete cap finished with gravel and 
pavement. This method later caused issues due to flooding.  
In 2010 a mine shaft collapsed along a public path behind housing is Dyrgas Gate. This area was then fenced off for 7 
years before a temporary band aid fix was implemented costing $600 000 requiring replacement every 25 years. A 
payment the Canmore taxpayers will be expected to pay. Why wasn't the permanent fix implemented even though the 
higher cost would have allowed for less long term problems?  
Most recently due to void mitigation we are starting to see evidence of a collapse or sinkhole along the spray lakes road. 
This is because the road crosses mined coal seams associated with the No.1 mine which was mined over 100 years ago 
yet the migrating voids are just starting to reach the surface now.  
6. In 1990 the Undermining review committee held a specific meeting regarding the development of the Three Sisters
areas as a golf course. This decision was already agreed upon to be the only type of development that could occur due 
to the high risk area of past coal mining activities. During this meeting certain areas of the golf course was deemed too 
dangerous to walk on and should not be included in the golf course. In 2004 the golf course was once again allowed to 
move forward due to the limited site disruption.  
7. In the 1990s Derek Steel and the Undermining committee decided that because of the risk to public safety that the
only viable development on this specific site was a golf course with the caveat that areas designated non development 
would remain non development. The decision was based on the geotechnical hazards associated with past mining 
activity of underlying mined and unmined coal seams.  
Why does the town feel that the TSMV project that has prominent buildings being built on extremely dangerous 
undermined land is in compliance with the motion above?  
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8. According to peer viewed science formulas designed specifically for determining the mass strength of BLOCKY coal 
should never be used to determine the strength and size effect of FRIABLE coal.  
With Canmore coal being classified as FRIABLE how can the town ensure TSMV is in compliance with the correct testing 
and formulas?  
9. The TSMV report makes no mention of the durability test nor the uniaxial compression test. If TSMV assumes a higher 
FOS without doing a uniaxial compression test would create a foreseeable risk Of harm and could be viewed as 
misfeasance should that risk of harm materialize.  
How will the town hold TSMV accountable for compliance to the 2020 guidelines to determine factor of safety of coal?  
10. How will the town and TSMV address the hazards specific to unmarked (family owned) mines?  
11. How will the town and TSMV address the hazards specific to factory of safety (FOS) of Canmore coal that tests at 
0.86 which is not high a enough FOS for long term durability?  
12. How will the town and TSMV address the hazards associated with recurring flooding of the abandoned mines?  
13. How will the town and TSMV address the hazards of methane and radon gas? What methods of testing, public safety 
and awareness is the town or TSMV currently implementing or plan to implement in the near future?  
14. Questions of liability... The developer must ensure that they have a general liability insurance as follows:  
Any engineers must a $5 million per claim that cover up to 10 years post construction.  
The developer must have a $5 million per occurrence that covers up to 2 years post construction.  
What happens if the 5 million doesn't cover the damage cost?  
There have many numerous bankruptcies on this project since 1982, what happens when the next bankruptcy occurs?  
What happens if a sinkhole occurs 11 years or more after the completion of the project?  
15. Our minds opened in 1907 and were in operation until 1979. The Three Sisters area is a maze of over 3700 km of 
underground roadways and tunnels. There is still so much we do not know about these mines, tunnels and shafts.  
However we do know that pit subsidence and trough subsidence will and does occur over time from decades to 
centuries. We can never be 100% certain and its not a matter of if but when the next sinkhole will develop.  
I believe Town Council was elected to uphold foundational plans and bylaws like this, not to change them when a global 
health pandemic prevents meaningful community consultation and discussion. Please stay the course; this is not the 
time to rush through legacy-making decisions for an entire community in order to appease the interests of a single land 
speculator.  
In conclusion we must learn from our experiences and listen to the voices of the concern citizens of the Town of 
Canmore who have spent the last 30 years bringing awareness to this important issue.  
Sincerely,  
Liz Karg  
 


