
Mar. 4, 2021 

Dear Town of Canmore and Town Council: 

Re: Opposition to Bylaw 2021-05 Three Sisters Village ASP and 2021-06 Smith Creek ASP 

I am writing to express my opposition to the Three Sisters Mountain Village (TSMV) and Smith Creek 
Area Structure Plans. My reasons are as follows: 

1. Inadequate stakeholder consultation for an initiative of this magnitude and importance.
As an internationally accredited professional in communications, I am trained and subscribe to
the Core Values and the Code of Ethics of the International Association of Public Participation
(IAP2). Both documents are appended to this letter for reference.

I believe the consultation with Canmore residents on the above ASPs has failed to meet any of
the current standards related to public participation.

My recommendation: I strongly urge the Town to consult with residents in a way that reflects
IAP2’s core values and code of ethics. This will ensure a development as significant and far-
reaching as the two ASPs has undergone an acceptable level of public scrutiny and engagement
regarding risks and benefits.

2. Developer history of failing to honour commitments.
TSMV has submitted numerous development proposals over the past 20 years, and in all cases
the developer has failed to meet the ambitious commercial development plans it initially
committed to. A predominantly commercial base is imperative in any new development, as this
generates the business property tax revenue to offset the high servicing costs associated with
residential development.

My recommendation: To restore public trust in these ASPs as well as trust in the consultation
process, I strongly urge the Town to require the TSMV to complete all commercial development
prior to being granted approval to proceed to residential development.
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3. Inadequate protection or guarantee that affordable housing will be built.
There are currently no provisions to protect and ensure the construction of affordable housing 
as part of this development. The obligation to actually follow through on the construction of 
affordable housing cannot be delegated or offloaded onto other organizations such as the 
Canmore Community Housing Corporation.

My recommendation: Require TSMV to assume full responsibility for the development of 
affordable housing, and require such housing to be constructed prior to market-rate residential 
units being constructed.

4. Town and property owner liability risks due to development on undermined land.
The limits (two years) imposed on a developer related to damages arising from cave-ins, etc. are 
far too low for a project of this magnitude and risk. If, indeed, TSMV is confident in its 
engineering studies regarding the integrity of the lands proposed for development, then it must 
demonstrate its confidence by indemnifying the Town for any damages or losses to municipal 
infrastructure. Furthermore, future property owners (especially if they are not local) may be 
unaware of the risks associated with the properties they purchase, and must be made aware of 
the risks should they contemplate purchasing in these areas.

My recommendation:  Require TSMV to:

 Indemnify the Town against any future liability related to municipal infrastructure on 
undermined land.

 Notify all future property owners, via a current undermining report, of the potential 
risks related to undermining to ensure prospective owners are aware of the risks and 
municipal liability limitations, and are similarly forewarned to ensure they have 
adequate personal/commercial insurance coverage against potential losses.

 Register an instrument on the title of all developed land to notify all those involved in 
future re-sales of the property regarding the undermining history. 

Sincerely, 

Leah Lechelt 
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