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March 3, 2021 
 
Canmore Town Council 
902 7th Avenue 
Canmore, AB 
T1W 3K1 
municipal.clerk@canmore.ca 
 
Leslie LeQuelenec 
290 Miskow Close 
Canmore, AB 
T1W 3G7 
lequelenec@shaw.ca 
403 680 8060 
 
Re: Input to public hearing for Three Sisters Mountain Village Area Structure Plan Applications 
set for Tuesday, March 9 - Bylaws 2021-05 and 2021-06 for Three Sisters Village and Smith 
Creek 
 
Dear Mayor and Council 
 
I have been resident at 290 Miskow Close since 2006. We built this as a family home and it is 
the hub for many outdoor activities, year-round, for ourselves, our children and grandchildren. 
We have watched and been patient with the various ups and downs of development in the 
Three Sisters. It has certainly not gone according to the initial vision. But we are not leaving.  
 
The Mayor and Council now have a very challenging job ahead of them as they work through 
the new ASP applications for the Three Sisters and Smith Creek. They, as are all the residents of 
Canmore, being asked to look 30 years down the road as input is given and decisions are made.  
 
Nature and history are to be neglected at peril in Canmore. They will forever shape the Town of 
Canmore and how we all live and grow. First wildlife and the critical role the Bow Valley plays as 
habitat and for migration. Wildlife is much of what makes Canmore special. Then the risks of 
steep creeks and wildfire. We’ve experienced overflowing creeks and rivers many times and will 
need to continue to mitigate and plan for future events. So far, we have managed to escape the 
ravages of wildfires. We must be ever mindful of their damaging potential as we grow and 
develop. We will have to face it one day. Finally, there is the legacy of coal mining, while it once 
made the Town financially viable, it has left us with the issue of undermining.  
 
In the midst of this the Town is working hard to build a community that provides a quality of life 
acceptable to its residents and in a way that is financially sustainable. While coal once provided 
the Town with financial viability it is not clear to me what has replaced it, what is it that now 
provides or could provide Canmore with financial stability? The answer to this question is key to 
what is developed through these ASP’s.  
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Following is my ask of the Town, first for the Smith Creek ASP and them for the Three Sisters 
ASP. I believe there is room for Canmore to grow but within reasonable constraints.  
 
I do think working together the Town, TSMV and residents can find a way forward. Sadly, this 
three-way partnership has not yet, in my view, developed the necessary level of trust required 
for success. More work is required on this by all.  
 
With regard to the Smith Creek ASP I would ask the Town to reject it. Further consultation is 
required to shape a workable ASP for these lands. Furthermore, I would ask that the Town 
make it clear to TSMV that the land zoned Conservation of Wildlands in Smith Creek should 
remain as such, that TSMV cannot seek re-zoning of these 33 hectares to other uses. And, that 
the Town will not consider any requests to extend the Canmore Growth Boundary. The primary 
focus of this ASP is residential, it does not move us forward significantly on the financial 
stability front and it does not do a good job of caring for wildlife. There is time to sort this out. 
 
With regard to the Three Sisters ASP, which is where I believe good growth can happen, I would 
ask that you consider amendments or caveats as outlined below: 
 

1. Green is not a bargaining chip – Eliminate bonusing based on energy efficiency and 
renewable energy generation. The base requirement for all buildings completed in 
Three Sisters should be better than the Alberta Building Code. The Town should 
establish bylaws for all new construction in Canmore setting standards for increased 
levels of energy efficiency and renewable energy generation. And, infrastructure and 
building codes should consider a future where EV’s will be more the norm.  

2. Cars generate congestion as well as emissions - The Town should consider a vehicle use 
tax or other restrictions applicable to both residents and visitors to limit the number of 
motor vehicles on the road at any given time. Trip or mileage assessed tariffs or 
restrictions can be developed. Vancouver is currently looking at this type of legislation 
and it has been implemented in many cities in Europe. Transportation is the larger 
contributor to carbon emissions. If the Town seeks to achieve near net zero and 30% 
renewable by 2030 then they must find ways to get it done. TSMV has a role in 
supporting this by ensuring there are viable options for transport other than personal 
motor vehicles. And that commercial tenants understand this approach and support it 
as a condition of development. 

3. Meet the commercial goals – TSMV has indicated the commercial development in the 
ASP will shift Canmore from a tax base that is now 18% commercial to one that is 27% 
commercial. This is a critical target, if the necessary progress is not being made there 
needs to be a mechanism to re-visit the ASP. This goal, however, should not be only on 
the back of TSMV, the Town has a significant role to play in attracting and incentivizing 
new commercial endeavors.  

4. Virtual Homes (formerly PAH), also not a bargaining chip – The Town should set the 
requirements and TSMV should support them and ensure the units are built. This is not 
something to negotiate or bonus. TSMV and future builders should be required to make 
a financial or in-kind contribution (such as building the units at no or reduced cost) to 
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ensure these units do not become a financial burden on the Town or the Canmore 
Community Housing Corporation. 

5. Protect the wildlife – There is no single point solution for this situation. The Province 
has established the corridors and now the Town and TSMV must do everything they can 
to ensure the corridors work. There are many options such as land owner covenants, 
conservation easements and setbacks. Establish a Wildlife Oversight Committee to 
monitor the situation and recommend adjustments and changes as development 
progresses. In any development undertaken wildlife friendly solutions must be first 
priority. The other issue is people and wildlife interaction, the first approach is 
education but the necessary follow on step is enforcement. The Town, TSMV and 
residents should work together on both of these aspects and ensure inappropriate 
wildlife interactions are mitigated and if necessary policed at all stages of development 
and post development.  

6. Undermining – As a key principle for development it is the responsibility of both TSMV 
and the Town to get it right, to err on the side of caution. If there is any uncertainty on a 
building site, back away. A serious undermining related building failure will have 
significant reputational and financial risks for all of us, TSMV, the Town and residents. I 
don’t know what the mechanism is for getting it right but ongoing engagement of the 
Town is necessary and of course contracting of only the most experienced engineering 
and construction people. There is no room, no option, for failure on this one. Treat it 
very seriously. 
 

Following are some reflections on the challenges faced that lead me to the above ask.  
Quality of Life in Three Sisters and Canmore - The one concern I have as I review the current 
ASP’s is density of development and traffic, and impact on quality of life for residents. I do not 
want to be caught in traffic jams on the Three Sisters Parkway, or within the Resort Area, or in 
back-ups on the TransCanada as I approach the Three Sisters turnoff. I’ve experienced both of 
these situations in Banff over the last few summers and have adjusted my trips to Banff to 
avoid them. We don’t want these problems in Canmore. These ASP’s combined seek 6,760 
residential units, more than twice the 3,447 units approved in the Canmore Land Use Bylaw.  
 
Financial Stability of Canmore - Commercial development in Three Sisters is deemed necessary 
to provide a sustainable tax base. To date this has not been achieved. We have not seen 
enough successful commercial development and what has been developed has had its 
challenges. The next test is the Three Sisters Gateway development, will it finally show what is 
possible or will we have empty and or underutilized facilities providing no or minimal return to 
the Town? As stated above I believe work needs to be done on what makes Canmore financially 
viable; residential development coupled with tourist related development is not enough. 
Something more is needed. The Town needs to answer this question and make it happen.  
 
In my view, Wildlife and Environmental Research & Education as well as Amateur & Olympic 
athlete training are what I would like Canmore famous for. If we hold and promote a vision for 
Canmore then we can measure our progress and adjust and shift our plans to make it real. I am 
not sure what Canmore is currently known for or wants to be known for. We are certainly the 
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place people like to visit on weekends and holidays but we need something more. The Town 
and TSMV have likely done work or polling in this area. Some better refinement and 
understanding here could very well help focus development plans.  
 
Wildlife in Canmore - This conversation has shaped the development proposals for Three 
Sisters for many years and culminated in the recent Provincial decision on wildlife corridors. For 
good or bad, depending on your viewpoint, the corridors are now established. However, this 
does not mean nothing more can be done.  
 
Yellowstone to Yukon (Y2Y) has been active in Canmore for many years supported and staffed 
by some very good people well versed on wildlife habits and patterns in the Bow Valley. TSMV 
has utilized some competent organizations to guide them as they developed the ASP. Ongoing 
Development in and around Canmore will have significant impact on the health of the wildlife 
in the Bow Valley.  
 
I would urge the Town and TSMV to work with Y2Y and other wildlife focused organizations to 
ensure we make the best use of the corridors as now established by the Province. 
 
Begin development away from the upslope and areas where the wildlife currently moves. The 
impact on wildlife can be monitored as development begins and the information used for 
better planning for the next phase.  
 
The Risk of Undermining on Three Sisters Lands - This is a familiar discussion to all of us in 
Three Sisters with many points of view on how serious it is, how widespread it is, and what can 
or cannot be done to mitigate as development proceeds. The big concern seems to be who will 
pay when something goes wrong … looks like the taxpayers. I won’t go into this in detail. 
However, I believe there is enough land, low in risk to get started on. The Resort Centre, as 
proposed in the original Three Sisters ASP avoided the most heavily undermined lands and left 
the rest for the now abandoned golf course. Start development with the land with low to no 
risk of under mining and learn as you progress. It may be 20 years before we proceed to the 
south, onto the undeveloped golf course, and on to lands with serious undermining.  
 
Additionally, the ownership of these lands has changed hands a number of times and they may 
very well change hands again in the future. Leave the door open for input by new owners if this 
should be the case. 
 
No one, not TSMV, not the Town, nor the residents of Canmore can see 30 years into the 
future. Nor should they be asked to and then to make binding decisions. This ASP must be 
flexible, there need to be points along the way where progress and failure can be assessed. 
There needs to be an approach that allows for learning and adaptation. 
 
Thank you and regards, 
 
Leslie LeQuelenec 


