
         February 25, 2021 

To: Municipal Clerk, Town of Canmore 

 

Re:  By-Laws 2021-05 and 2021-06 

 

Dear Mayor Borrowman and Town Council, 

Our family has lived full-time in Canmore for 31 years.  We are passionate about our beloved community 
and our stunning mountain environment, and have contributed hundreds of volunteer hours to support 
both community health and environmental integrity over the years. 

We are submitting this letter to you as concerned citizens who believe that the two Area Structure Plans 
(Smith Creek and Three Sisters Village) currently before Council are seriously flawed and will cause 
irreparable harm to both our community and our natural environment.  We have watched Canmore 
grow and change significantly in the past 30 plus years, and feel that we are currently at one of the most 
important and dangerous crossroads in our history.  Decisions made today will have significant 
ramifications for every aspect of our future. 

An over-arching concern is the sheer magnitude of the proposed development and the timeline 
involved.  We have been here long enough to have watched large developments at Silvertip and Three 
Sisters go from lofty proposals to what we now see on the ground.  We have seen promises made and 
not kept, corporate bankruptcies, changing land ownership and changing development goals, 
environmental catastrophes like the 2013 floods, economic downturns and their implications, new 
information and lessons learned about wildlife corridors and the success of mitigations, and more 
recently, the unanticipated flood of regional visitors due to COVID and associated crowding of town and 
of our outdoor recreational spaces.  We have seen that once the planning approvals are in place and the 
lands are sold, the developers take their money and leave.  They have no interest in the long-term 
impacts on the community or environment, and we are left holding the bag. 

For all these reasons and others, we have observed that what you see in a plan is not necessarily what 
you get in the end.  How can we as a community or Town Council predict what factors will be important 
20 or 30 years from now?  Potentially doubling our town in size and population (and impact) is not a 
decision to be made all at once.   We believe that a measured, multi-staged approach to approvals and 
development on these lands would be most prudent and best for Canmore.  TSMV should be required 
to break the ASPs into smaller manageable parts, and these should be considered by Council in 
phases, with performance measures in place to ensure that the plans are implemented as approved or 
to account for changing conditions or new information.  Each stage should be reviewed with the 
perspective of the realities and goals of the time.  Slowing down the reviews would also allow for 
more meaningful engagement of Canmore’s citizens than under the current process. 

  



 

We have numerous other concerns with the ASPs: 

Community Character and Social Fabric 

The proposed developments will overwhelm our community.  Another doubling of our community’s 
population will change Canmore’s character irrevocably.  Community character and social fabric are 
difficult to pin down and articulate, but the community-driven Mining the Future initiative was a solid 
effort to articulate our desired future.  We do not see how these ASPs will contribute to our community 
well-being.  How many of these proposed homes will sit empty for most of the year, with owners 
contributing little to our social fabric and causing housing to become even less affordable?  The 
projected new part time and full-time residents will put huge stresses on our existing services and 
facilities, and will require new ones to support their needs.  Where in the ASPs is the discussion on new 
pressures on social services, recreational amenities, and health care for instance?  These will all require 
a taxpayer-funded response. 

Crowding and congestion is another concern that we believe is already negatively affecting our 
community character and quality of life   So many want to visit or move to Canmore to enjoy its natural 
environment and its small town feel.  We have already seen a huge change in the character of the 
neighbourhoods, main street and walking trails with many more visitors and residents out enjoying 
them.  The streets are getting busier all the time, the grocery stores more crowded, the outdoor skating 
rinks at capacity, the climbing wall oversubscribed, long lines at the post office, arts programming 
oversubscribed, and more.  We know we cannot stop people from coming here to visit or live, but we 
believe it is Council’s duty to ensure that the desired community character articulated in Mining the 
Future and the Municipal Development Plan is not compromised by the huge numbers of new 
residents in the proposed ASPs.  Please look out for our community values, and allow for more 
meaningful community engagement in these important decisions!  

 

Conformity with the Municipal Development Plan (MDP) 

Canmore’s MDP was prepared with careful consideration and significant community input.  It was also 
based on the best available socioeconomic and environmental information.  Decisions about zoning and 
growth boundaries were not made lightly.  ASPs must be consistent with the higher level direction in the 
MDP.  We believe it is arrogant and irresponsible of TSMV to propose development that is contrary to 
the MDP in 2 areas: 

- Proposed future residential/commercial development outside the town’s identified growth 
boundary in what is now the Thunderstone Quarry.  This area is integral to wildlife movement 
connecting with the Wind Valley/Skogan Pass and Kananaskis Country.  The MDP makes it clear 
that the quarry is to be rezoned to “Conservation” status once the quarry is played out.  

- Proposed residential and commercial development on the unfinished Three Sisters Golf Course 
lands.  These lands were zoned “Private Recreation” for good reasons and should stay that way.  
Those good reasons include extensive undermining and to allow for the lands to act as a buffer 
to critical wildlife corridors.  More about these issues later. 



We are adamantly opposed to changes to our urban growth boundary or land use zoning in these two 
areas.   We ask that Council postpone further consideration of these ASPs until they are in line with 
the MDP.   

 

Urban Sprawl and Climate Change 

The ASPs as written will contribute significantly to urban sprawl in Canmore.  This is in direct opposition 
to the Town of Canmore’s declared State of Climate Emergency.   Aside from the direct carbon footprint 
of clearing treed areas, construction activities, and fossil fuels used to power all these new residences, 
these areas are distant from the town’s main shopping core and main services, which will mean a lot 
more cars driving to town and the surrounding area from Three Sisters.  We ask Town Council to 
consider how the 2 Area Structure Plans will contribute to global climate change and impact our 
declared State of Climate Emergency. 

 

Wildlife Corridors and Human/Wildlife Conflicts 

The Town of Canmore lies smack in the middle of one of the most important and currently functional 
regional wildlife corridors in North America (between Banff National Park and Kananaskis Country).  The 
ability for wildlife to move through our area is of Continental importance as well, being an integral part 
of the Yellowstone to Yukon conservation initiative.  The Town of Canmore has supported protecting 
functional wildlife corridors and living with wildlife in the MDP.  Studies show that sensitive wildlife like 
wolves and grizzly bears have been effectively blocked from moving through the north (Cougar creek) 
side of the valley once they hit the rock quarry.  This leaves the Three Sisters side of the valley as the 
only option – one that is becoming increasingly pinched and disconnected by residential development. 

Based on the science presented by the Bow Corridor Ecosystem Advisory Group and independent 
experts like Karsten Heuer, we believe that the narrow corridors (even narrower than in the most 
recently rejected Three Sisters development proposals) in the Three Sisters ASPs are not adequate for 
continued wildlife movement through the valley.  We are adamantly opposed to new development at 
the mouths of the 2 busiest wildlife underpasses in the valley (by Thunderstone Quarry and feeding 
into the undeveloped Three Sisters golf course).  We also oppose the presence of so many people 
being housed right next to the narrowed corridors proposed by the developer.  We all know that this 
will mean more conflict between people and wildlife in our valley, which runs counter to our 
continued success in living with wildlife. In the end, it is wildlife and our reputation for environmental 
integrity that will be the losers.  Please do not be the ones who have to look back and know that this 
Canmore Council was the one that voted to render disfunctional one of the most critical wildlife 
movement corridors in our region and in North America. 

 

Undermining 

Given the extent of undermining in this area, and the limited liability requirements on the part of the 
developer and project engineers (as set out in the Canmore Undermining Review Regulation), we find it 
inconceivable that development would be even contemplated in parts of Three Sisters. Specifically, the 



unfinished Three Sisters golf course is heavily undermined, with some very steep coal seams, and was 
specifically zoned for Private Recreation in our MDP for just that reason.  Remediation and liability 
claims are exceedingly expensive, as evidenced by the cost of remediating the Dyrgas Gate collapse, and 
that was just a trail!  It is our understanding that liability insurance would not cover municipal 
infrastructure such as water, sewer, and trails. 

The proposed ASP for the Three Sisters Village area should be rejected outright, as it does not 
conform to the Canmore MDP zoning for Private Recreation.  This zoning was put in place for excellent 
reasons – due to severe undermining hazards and to act as a buffer for a critical wildlife corridor.  We 
are very concerned about the taxpayer implications of any liability claims in the future, and we 
believe it would be impossible to mitigate or guarantee the safety of any development in this area. 

 

Economic Implications 

Our most serious concerns with the economic fallout from these ASPs are the inherent risks associated 
with approving a 30 year project, and the property tax implications of so much residential development 
with little associated commercial development.   

Residential real estate sells in Canmore.  Commercial real estate less so.  Despite promises to the 
contrary, experience with previous development on Silvertip and Three Sisters lands shows that 
promised plans for commercial development are the first to fall by the wayside.  Commercial taxes 
support infrastructure development and services, residential taxes do not.  As a result, we are alarmed 
by the property tax implications of the proposed ASPs.  These developments are not sustainable tax-
wise and will result in an inordinate burden for infrastructure and municipal services falling on our 
(Canmore’s residential taxpayers) shoulders.   

We are also very concerned with the financial risk imposed on the Town of Canmore by the proposed 
ASPs.  Is the town really willing to take on the risk of developing, maintaining and operating community 
infrastructure in this area, without a solid commercial tax base to support this risk? 

Mayor and Council, Canmore must to a better job of ensuring that any approved development has an 
adequate commercial tax base to support community infrastructure, and holding the developer to this 
with performance measures.  We want to stay in this community, but not at the risk of shouldering 
the burden of a developer’s profits! 

Thank you for the opportunity to share our views on two Bylaws with some of the biggest potential 
impacts in history on Canmore’s sense of community and environmental health.  Please don’t fall victim 
to “bait and switch” efforts on the part of the developer.   These ASPS should not be considered any 
further until they are in line with the direction of our Municipal Development Plan. We urge you to vote 
in support of the best interests of our community and environmental integrity. 

               
Judy Otton           Saul Greenberg 
709 Larch Place, Canmore 


