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Mayor Borrowman, Councillors Esme Comfort, Vi Sandford, Joanna McCallum, Karen Marra, Rob Seeley, 
and Jeff Hilstad 
 

Re: TSMV ASP proposals – Reference Bylaws 2021-05 and 2021-06 

March 04 2021 

Dear Elected Representatives of the Town of Canmore: 

We are 19 year residents of Canmore and respectfully send this letter to you to express sincere concerns 
about recent long term development plans proposed by Three Sisters Mountain Village (QuantumPlace 
Developments - QDP).  

Major concerns include: 

A. Three Sisters ASP: 
 

 - Wildlife – the Bow Valley is a major world-renowned corridor for wildlife. This valley provides 
important connections between Banff National Park and the valuable wildlife habitat in the 
Pigeon/Wind valley and through Skogan pass to Kananaskis Country. This corridor is already severely 
compromised by human developments and usage. The existing corridor above Three Sisters is marginal 
in terms of width and slope angle but is augmented by the abandoned golf course lands (i.e. the corridor 
can now “spill over” into the relatively flat golf course lands). The proposed dense developments would 
completely fill that golf course with structures and people, rendering the corridor inadequate. The 
developer proposes to use eight foot high “exclosure” fences as a primary corridor mitigation measure. 
The Town’s consultant (MSES) conducted a third party review of the TSMV EIS and concluded “We think 
there is substantial uncertainty about the potential effectiveness of a fence to mitigate the entire range 
of impacts it is being proposed for.” The use of a “hard edge” to the corridors is an idea that benefits 
only the developer. In addition, the Town becomes financially responsible for the long term upkeep of 
the fence (Parks Canada may be asked about the ongoing costs of fence monitoring and upkeep). The 
consultant (MSES) also concludes “the residual (wildlife) impacts could be substantially higher than the 
neutral magnitude rating as provided in the EIS”. This corridor issue had been ongoing with TSMV for 
30 years and has resulted only in the whittling away of the width and the effectiveness of benefits to 
our wildlife. 

- Abandoned Mine Works (building and infrastructure development on undermined lands).  The existing 
golf course is there because of the undermining. When the previous landowners went bankrupt, the 
receiver (Price Waterhouse Cooper, an institution with considerable financial expertise) decided that 
the financial risk of developing the golf course lands was not acceptable because of the undermining, 
therefore abandoned that plan. The mitigation plans proposed now by TSMV are weakly supported and 
have uncertain effectiveness.  Underground mining expertise recognises that these old mine openings 
will collapse, it is only a question of when and how much surface expression of the collapse will happen. 
Compare the ASP’s Map 8 (mine workings) with Map 9 (proposed building zoning) – there does not seem 
to be sufficient consideration or correlation regarding zoning (types of building or non-buildings) and 
the mining works. The Town of Canmore clearly is responsible in the long term for infrastructure such 
as roads, streets, water and sewer works. The developer is liable through insurance for other structures 
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but only for a limited time frame (2 to 10 years). As well, the Town accepts some liability through issuing 
building approvals, and the Town does not have “deep enough pockets” to pay out claims when the 
developer backs out or goes bankrupt (again).  It will come back to taxpayers, substantially increasing 
already heavy property taxes. 

- Commercial developments and future financial liabilities - The proposal includes intensively dense 
building developments on a relatively small area, including a village center (central business district), 
commercial property development and an industrial park. This seems to be another self-contained 
town/city which will rely on the existing water, sewer, road and bridge infrastructure of the Town of 
Canmore.  

TSMV and Stewart Creek have promised substantial commercial developments on their lands in the past 
in order to make these ASPs attractive financially to the town (higher mill rates) but these commercial 
developments have simply never materialized. TSMV hired the Altus Group to conduct a Commercial 
Market Needs Assessment, but the consultant based their projections on the assumptions that the new 
residential properties would be occupied by full-time (not recreational) residents, and that there would 
be population increases of between 16,000 and 29,000 permanent residents (i.e. people living and 
making their living in the community – hence the need for office space, office retail, etc.). It is highly 
unlikely that TSMV will be able to meet its commercial projections. Taxes for our home have risen 
100.8% since 2004 in spite of no improvements, and our 2021 taxes are to increase by 4.5% with further 
jumps of 7.1% in 2022 and 6.8% in 2023. Our town services bills have increased by 174.5% per m3 of 
water usage. These two ASPs will result in further unacceptable tax increases for residents of the Town.  

New residents and/or second-home residents in the new development areas would most likely desire 
to be able to obtain daily needs without getting into their vehicles. The existing Three Sisters 
development has been able to support a scattering of minor daily need businesses (small restaurant and 
convenience stores) but nothing more substantial.  A land developer can plan for long-term commercial 
development but it cannot be “forced” – investors in commercial enterprises will go where their 
investments will work for them. 

As well, the proposed building heights will be by far the highest in Canmore (up to 6 stories – in the 
range of 90-100 ft high built on benchlands about 50m above the valley bottom).  Is this what we want 
Canmore to look like? 

- Flood Control 

The 2013 event came very close to taking out a portion of a large multifamily development adjacent to 
the Three Sisters Creek. TSMV submitted a Master Drainage Plan for the creek prepared by WSP 
Engineering. The consultant initially assumed a watershed release rate of 4.3 L/s/ha (liters per second 
per hectare). But the rate during Jun 2013 was estimated to be between 40 and 65 L/s/ha.  The 
consultant then based the mitigation measures in the 2020 report on a flow rate of 30L/s/ha. Climate 
change experts are certain a future event will result in release rates exceeding the 2013 rates. 
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B. Smith Creek: 

    - Wildlife – Wind Valley continues to be an incredibly valuable habitat for our resident and migrant 
wildlife.  An area of ~33 ha at the eastern end of the proposed Smith Creek development was 
recognised in 1998 for its wildlife habitat value by the Town and the province, by zoning this as 
Conservation of Wildlands. This area is outside of the current Canmore Growth Boundary as set out in 
the 1998 Municipal Development Plan. The Smith Creek ASP proposes to rezone this land for 
residential, commercial and industrial use. This ASP plan will not only significantly encroach on the 
Pigeon/Wind habitat patch but as well, will degrade this habitat significantly.  It would be better for 
our natural environment to instead extend the Bow Valley Wildland Provincial Park into the area 
proposed for development. 

The wildlife corridor concerns detailed above for Three Sisters Village equally apply regarding the 
inadequacy of the long narrow corridor adjacent to the Smith Creek development. The developer 
should go back to agreements and guidelines as per the 2016 MDP and consistent with the BCEAG 
Wildlife Corridor and Habitat Patch Guidelines for the Bow Valley 2012. 

   - Flood Control  
Drainage and flood management for the Smith Creek development proposal is a serious and 
difficult issue as there are five creeks crossing the area originating in steep mountain terrain 
(Stewart, Smith, Marsh, Cairnes and Pigeon/Wind) 
 
Stewart Creek  
Stewart Creek has a significant drainage area (~15 km2). There was significant flood and debris 
flow damage in 2013, which fortunately was confined to the existing golf course. BGC 
Engineering was contracted to investigate risks and provide recommended options for 
mitigation of flood/debris flow hazards to the Smith Creek developments.  The works related to 
Stewart Creek as shown in Dwg 05 of the Jan 2021 report show the complex interconnected 
nature of the mitigation works. The risk assessment and conceptual design of mitigation works 
was based on a flow of 12 m3/s, which is much lower than the flow rates in June 2013.  
 
Pigeon Creek and Wind Creeks come together in the low area at the east end of the proposed 
development.  This is a huge drainage area (drainage area of ~55 km2 – approximately 
equivalent size of Cougar Creek’s drainage area).  Similar to Cougar Creek, large portions of the 
Wind/Pigeon watershed are very steep unvegetated mountain slopes where runoff is rapid. The 
Pigeon and Wind Creek beds were torn apart in June 2013 and are still badly damaged nearly 8 
years later. Fortunately, there were few developments in this valley at that time (other than a 
rock quarry and a gun club). This is looking like another Cougar Creek situation.  
 
BGC Engineering had conducted flood mitigation studies as far back as 2015. Only in December 
2020 at the suggestion of BGC, did QPD include Pigeon Creek in the flood mitigation engineering 
studies – hence the submitted report dated 04 Jan 2021. The consultant used the Town’s 
standard of acceptable loss of life (1 per 100,000) as a basis for the risk assessment. See 
comments above regarding the Canmore Growth Boundary and the zoned Conservation of 
Wildlife area. 
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The proponent had BGC Engineering Inc conduct a Conceptual Mitigation Design for works 
intended to mitigate steep creek flood and debris flow hazards in the Smith Creek development 
area. The report, if nothing else, underlines the very difficult nature of works that are required 
to attempt to control the high water and debris flows during flood events similar to those 
realized in June 2013. and It is highly unlikely that the small “sediment retention” pond and 
diversion systems will do the job of protecting any developments at the mouth of the Wind and 
Pigeon valleys from debris flow and flooding. Prior to the BGC studies, another consultant 
(Alpinfra Engineering) submitted the report “Pigeon Creek Debris Flood Mitigation” after they 
reviewed the 2013 destructive floods concluding that as much as or more than 70,000 m3 of 
debris may be anticipated. The 2021 BGC report estimates 131,000 m3 of debris flow. Again, a 
lot of uncertainty and ultimately significant liabilities will come back to the institutions that 
permit the developments. 
 
Smith, Marsh and Cairnes Creeks -  
The three other creeks passing through the proposed developments (Smith, Marsh and Cairnes) 
have relatively small drainage areas, but we saw in 2013 the destructive power of similar sized 
creeks on the eastern slopes of the Rockies.  
- BGC submitted the reports “Steep Creek Hazard and Risk Assessment” in Dec 2020 and “Smith 
Creek ASP Conceptual Mitigation Design” dated Jan 4 2021. The projections predict serious 
flooding of substantial portions of the Smith Creek development area but conclude that the risk 
of loss of life is within the acceptable range. 
 

There are other concerns such as the carbon footprint, affordable housing and our Canmore community 
values. 

We are not against development per se. But development should occur only if done in line with 
adequate protection of our increasingly marginalized wildlife, only if the liabilities are born by the 
developer and landowner, and only if in line with the existing community fabric that makes this such a 
great place to live. 

We understand that the Town has the right to reject such proposals, to make amendments to the 
proposals or to return the proposals to the proponent with strong direction for plans that are more 
acceptable to the community. We appreciate that the Town has been part of significant engagement 
with the developer over many years. 

We believe that you were elected to uphold and support the town’s foundational plans and bylaws as 
well as the interests of the Towns current residents. Please stay the course. We don’t want to see 
Council making historic decisions in order to appease the interests of land developers.  

Sincerely, 
 
Original signed by 
 
Clifton Potter and Erica Potter 
617 – 1st Street 
Canmore Alberta T1W 3B9 


