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LORAYNE DUNDAS 
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Shared.MunicipalClerk
actionalert@y2y.net; Council
Concerning Three Sisters Mountain Village

 March 5, 2021 

Attn:  

Mayor John Borrowman,  

Esme Comfort, Karen Marra, Rob Seeley, Jeff Hilstad, Joanna Mccallum, Good Morning, 

I am writing the Town of Canmore Council today in an attempt to make my voice heard loud and clear. As a 
Canmore resident, I oppose Three Sisters Mountain Village (TSMV )  latest Development ASP and all Future 
proposals for the following main seven reasons. 

        I oppose the new TSMV development proposal and building on Three sisters lands that have all been 
deemed unsafe and risky due to  old mined out grounds to build on, with sinkholes not happening as a matter 
of IF but, rather WHEN.   

As Bylaw Section 14.9.2.4 specifies the number of residential units permitted on Three Sisters Lands. These 
numbers were established after negotiations with the land owners in 1998, and while there are good reasons 
to decrease those numbers today, there are no good reasons to increase them.  

 Undermining risks in TSMV lands create potential financial liabilities for the town and us, the taxpayers.  Such 
problems have already arisen- a notable example is the infamous Dyrgas Gate collapse of 2010- and will likely 
happen again. Mitigation to prevent undermining related problems are uncertain at best.  

I oppose the new TSMV development proposal because it will dangerously tighten wildlife corridors 
surrounding these unsafe, mined out lands,  that are also critical to these large land mammals-whose habitat 
we have already impeded on substantially-very existence and survival to these species. TSMV’s current plans 
ignore the best available continental corridor science and the specific recommendations of the local and 
regional biologist who know the valley best. In early 2020, Alberta Environment and Parks blindsided Canmore 
and the community by designating a  corridor for the Smith Creek portion of the TSMV lands.  The corridors 
configuration and placement point to a destination informed more by politics than science, with the result 
that serious problems remain unsolved regarding technicalities like pinch points, width, slope and placement 
of crossing structures.  

I oppose TSMV’s latest development proposal because only two short years ago, Canmore declared a 
Climate Emergency, that we would heavily contradict if we allowed this Three Sisters Mountain Village 
Development that would contribute to climate change in a a Declared Climate Emergency Community to 
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proceed.  We need to lead by example as a mountain town that is conscious of its rugged landscape it is 
centered in, not sell it out for money.  We need a strong council that will consult its residents on matters so 
important such as this, not to be pressured and bent and sell out to a developer at a price, especially to a 
place that has been deemed UNSAFE to build on.  

For some time it has been obvious that there is another crisis going on inside Canmore’s bubble 
besides the climate one- the affordable housing has been a struggle to set aside and be sustainable to the 
people who need it most.  

I oppose any large development that will not significantly improve affordable housing, and therefore I oppose 
the new TSMV development proposal. As I bring up the residential part of this proposed development,  

I should include that I also oppose TSMV’s latest development proposal because it is such a large scale 
development without a credible fire evacuation plan. .This is yet another extremely dangerous assumption 
that we are willing to make,  especially in the wake of a climate crisis, that there will be no fires, natural or 
otherwise, potentially threatening the homes in this new proposed village.   

There is an enormous gap in Canmore’s population in terms of full time residents vs vacation home 
owners, in comparison to people owning homes in this valley versus people living in their houses in this valley. 
There are an alarming amount of “weekend warriors” or second home owners spending less than a quarter of 
the entire year in Canmore, that have in turn driven up price tags due to the demand for housing by people 
who actually need to live here. It is tough enough, especially but not only limited to new residents, to find a 
home to buy within most Canmore citizens budgets. 

Partly due to an already seemingly unaffordable real estate market, catering to the extremely wealthy, 
(mostly) part time residents, while full time residents struggle to find homes for their families, or themselves 
as individuals, living on the hopes of an eventual raise, just starting a career, minimum wage or a job geared 
to cater to a growing busy tourism sector for the town that most need a few jobs in order to live the life that 
they want as well as afford.  

Not just because they are making a lower wage, but combined with the soaring prices in mortgages and 
therefore rent, as well as a pattern of a shortage of staff that always seems to be looming. Locals have been 
making slow and steady exodus in Canmore in a big way- for as long as I have lived here, since 2013 and surely 
beyond that. There must be affordable housing developed in order to maintain a sustainable community and 
town. There also must be a safe exit in the instance of an emergency such as sinkholes materializing or a fire 
for these communities, proposed and already in existence.  

 I oppose this newest proposal for TSMV development because the proposal will result in an 
unnecessary financial burden for Canmore Taxpayers. In light of Covid and a pandemic, it is crystal clear that 
we cannot assume a stable social economic and financial future. 

 The TSMV proposal offers a bright future for Canmore but several issues should be flagged.  

1-Residential development cost more long-term in as a servicing than a generator municipal taxes. While 
revenues from commercial development office at the expense of servicing residential areas, it is important to 
note that TSMV has built almost nothing but residential housing for the last 20 years, despite submitting 
multiple proposals during that time which promised commercial development. With the uncertain market, 
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there isn’t much reason to believe the same thing won’t happen again. It is also highly unlikely TSMV will be 
able to fulfill its commercial projections per the Village and Smith Creek ASP’s.   

A review of TSMV current financial plan shows that even if the companies projected commercial development 
is somehow achieved, the village ASP would be on the nominally profitable for the town and the Smith Creek 
proposal would be unprofitable. It is more likely that by doubling the number of residential units in its 
proposals, TSMV would increase the net burden of municipal servicing, the costs falling on Canmore 
taxpayers.  

2- Furthermore, it should also be noted that the last TSMV proposal for what is now the village ASP area called 
for 100% commercial resort development. The current village ASP , in contrast, calls for only 15-20% 
commercial development.  

3- Servicing costs increase with every kilometer that separates a new development from the downtown core. 
As stated above the current development configuration is a long strip of suburban sprawl running 10 km down 
Valley. Any TSMV development should be restricted to within 6km of the town core 

             I oppose this Three Sisters Mountain Village Development proposal because it would change the status 
of lands presently zoned for Conservation of Wildlands.  The Smith Creek ASP calls for rezoning some 33 
hectares of land presently zoned conservation of wildland so it can be used as residential, industrial, 
commercial use.  In the center of the ecologically sensitive Wind Valley, the parcel, including thunderstorm 
Quarry, was zoned for Natural Resource Extraction up until 1998. Then, the town rezoned the area to 
conservation of wildlife in response to the Bow Corridor Ecosystem Advisory Committee Corridor and Habitat 
Patch guidelines.  The change in zoning was made deliberately with the intent that it ensure long term viability 
for wildlife. The towns objective over the intervening years has been clear: keep this zoning in place.  Given 
the size and configuration- and thus the functionality- of the valley wildlife corridors are already seriously 
compromised, resining a Conservation of Wildlands district for residential, commercial and industrial simply 
adds insult to injury.  

While I could go on for a few more pages as to why I think this idea is plainly obvious, devastatingly 
fatal to some who currently inhabit this valley and detrimental to others, I think my points I have provided 
above are an indication to my concern for this proposed development, research and my dedication  to 
changing any doubt in your minds and to oppose this project and stop any more developing from occurring 
TSMV, and on the undermined land.  

I urge the Town Council to deny this ASP and any other developments in the Three Sisters Region, even if the 
few houses built there sit empty, it would be an improvement to any further building and ruining our 
mountain town that we pride ourselves on for its yearning for the wild, the conservation of the rugged 
landscape we share with wildlife and its dedication to improving our situation in a Climate Crisis, as well as 
protecting and leading by example as a town that sits at the edge of a national park, many provincial parks, 
and areas zoned and dedicated to Conservation of Wildlands.   

Areas that we need to uphold and protect to the highest degree. The urban sprawl in this town is already 
confusing enough, with more than too many unnecessary developments already on the land in question that 
has been mined and could collapse at any time.  

 It seems like a no brainer, so to speak, to me, and so many other Canmorites. Please strongly consider what 
the future will hold for our mountain town that was once prided as an Olympic town, to a town that overcame 
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flooding, fire, atheletes, mountaineers,  as well as the rare, elusive species that call these mountains and their 
valley floors home, our dedication to preservation,  a number of other things we have to be proud of.  

If we continue to sell off pieces to greedy developers with no accountability, who knows, we could forever be 
“On the Hook” so to speak for debts and costs to be covered, as well as other invaluable things we can never 
bring back.  

Developers come in, sway a town council, win them over, develop. Their companies go bankrupt, and 
taxpayers are left to clean up the mess. Disappointment, embarrassment, shame. Don’t let that be Canmore’s 
future and your legacy.  

Thank You for listening to my concerns,  

Lorayne Dundas 

Canmore Resident 


