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I would like to provide the below written submission for the public hearing related to Bylaw 2021-05 Three Sisters 
Village Area Structure Plan and Bylaw 2021-06 Smith Creek Area Structure Plan: 

As a resident of Canmore, I would like to express my opposition to the Three Sisters and Smith Creek area structure 
plans that have been proposed. The reasons for my opposition include: 

 Current Land Use Bylaw and Development Plan stipulate that resort centres be predominantly commercial
development, but the plans proposed are ~80% residential, so does not align to this intent.

o While residential development may be more profitable for the developer, this does not meet the
intended purpose of these lands and Council should not be prioritizing developer profits over the
community's best interests and financial sustainability.

o Commercial taxes contribute more positively to the town vs. residential taxes, so it doesn't seem
reasonable to concede on a point that negatively impacts the town's finances and its residents.

 Based on the first reading of this proposal, it appears that the financial impact assessment on the town was
completed by the developer, who is understandably biased in the outcome they are looking to achieve and are
likely to be  optimistic in their projections. Even based upon this optimistic lens, the financial assessment for this
development shows it barely breaking even. Understanding that projections being made for 30 years in the
future are going to be imprecise and likely a number of risks that are present, which would negatively impact
these projections, it would be irresponsible for Council to approve a plan that needs to be executed on with
perfection in order to achieve a break-even. Any plan considered by Council should have a very healthy surplus,
so it can easily absorb any downside risks or changes in the years to come and not become a liability for existing
residents to cover the shortfalls of.

 Expanding the urban growth boundary and rezoning 80 acres of future reclaimed wildlands to further increase
the size of the development should not be provided any consideration by Council.

o This proposal does not create any kind of community benefit, so does not meet the requirement to
support.

o At its core this proposal has unacceptable environmental impacts, given it would be permitting
development on lands currently zoned as wildlands.

On a more personal note, in watching the Town Council meeting on Feb 10th, there were references made to this 
proposal being in alignment with the town's long term vision and goals for itself. I would question whose vision this is - 
In speaking with other locals and seeing the high level of engagement on this issue, it seems the majority of residents 
are opposed to this proposal, so it doesn't seem this is a vision that current residents share, which I believe Council is 
elected to represent. From my perspective, my vision for Canmore is a community that is a leader in protecting our 
environment, wildlife and the other aspects that make Canmore the desirable community it is today vs. one that 
maximizes development at the expense of these. 

When I look at the proposal, I see a number of valid reasons to reject it - It adds increased pressure to our environment 
that is already under threat due to climate change, adds even greater stress to wildlife in the area and forever changes 
the fabric of our community. However, other than generating profits for the developer, I fail to see any benefits this 
proposal creates for Canmore residents and a clear value proposition for approving. I hope that as Council reviews this 
proposal, they keep this top of mind and ensure they are representing the best interests of residents, the environment 
and wildlife. 



2

 
Thanks, 
David Mann 


