
February 26, 2021 

Town of Canmore 
Attn: Municipal Clerk 
municipal.clerk@canmore.ca 
 

Re:  Public Hearing:  Bylaws 2021-05 and 2021-06, March 9, 2021 
 
Honourable Mayor Borrowman and Town Council: 
 
Thank you for your diligence in working through this process.  I’ve watched the February 9 Council 
meeting and you all asked very important questions regarding the proposed development.  I have lived 
in Canmore since 1991 and am aware of the long history of proposals on the TSMV lands.  I have 
reviewed the Three Sisters Village and Smith Creek Area Structure Plans (December 2020) and am 
opposed to both ASPs for the following reasons: 
 

1. Wildlife concerns: 
a. While the Three Sisters Along Valley Wildlife Corridor has been established, the 

residential and commercial development proposed in the TSV ASP is too close to the 
corridor.  The BCEAG Wildlife Corridor and Habitat Patch Guidelines (2012) determined 
that development adjacent to a wildlife corridor should provide a buffer to the corridor 
(e.g. golf course). 

b. Section 4.4 of the TSV ASP is titled “Managing Wildlife Risk”, but the content of Section 
4.4 refers to “Managing Wildfire Risk”.  This must be a typo, as there is no mention of 
wildlife in this section. 

c. Sections 10.4 and 10.5 of the ASP refer to human-wildlife management and a wildlife 
fence. It puts the responsibility of human-wildlife management on the province, which is 
already inadequately funded and does not have the resources to manage this.  And it 
puts the responsibility for maintaining the wildlife fence on the Town.  Why should the 
Town have to bear this cost?  The ASP further states that if the wildlife fence should 
prove ineffective, it will be removed.  Then what?  If the development is already built, 
there’s no removing it.  A fence is not going to decrease the number of people accessing 
the wildlife corridor.  We’ve already seen the increase in human-wildlife conflict as a 
result of development, in the Peaks of Grassi.  The Three Sisters Village ASP proposes a 
much higher population density adjacent to a wildlife corridor.  To increase the 
population to 10,000 in this area is asking for a significant increase in human-wildlife 
conflict.  Increasing the number of people, cars, noise and light will further stress 
wildlife.  Adding an additional 4,500 people in the Smith Creek area will do the same. 

d. The Smith Creek ASP proposes wildlife underpasses to move wildlife under Three Sisters 
Parkway and the Trans-Canada Highway, through the across-valley corridor, but does 
not determine who will build it.  Is this another cost the Town will be expected to incur?  
The February 2020 decision by Alberta Environment states that the Stewart Creek 
Across Valley Corridor is subject to approval of the underpass by Alberta Transportation.  
Has this approval been received?  If not, then this corridor is not yet approved and this 
development should not proceed. 

 
2. Development on undermined land:  While TSMV may purport to be able to mitigate 

undermining concerns, who will be on the hook if an accident occurs?  Once the development is 
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complete and the developers have moved on, it will be the Town who will be responsible for 

compensating and correcting this.  Consider what happened with the sinkhole near Dyrgas Gate.  

TSMV states that the province is responsible for any remediation on undermined land, but if the 

Town approves the development, why would the province accept responsibility?  I respectfully 

request that the current GRD zoning for this land should not change. 

3. Population density: 
a. Canmore’s current infrastructure cannot accommodate doubling its population.   Mr. 

Ollenberger, in the February 9 council meeting, referred to Canmore as a city.  Canmore 
is a mountain town, situated in a narrow valley with high mountain walls on either side.  
It does not have the space, or the geography, to build the infrastructure required for 
TSMV’s city.   

b. Before approving a development of this magnitude, the Town has to figure out how to 
move all these people around.  The downtown, Bow River bridge, Railway Avenue and 
Bow Valley Trail areas are already congested in the summer and on weekends.  This 
development would make that much worse.  Is there a plan for building another bridge 
to connect the TSMV area to downtown?  Public transit is a good start, but it’s not the 
solution.  The Town’s Manager of Engineering, Andy Esarte, confirmed this at the 
February 9 council meeting.  He said the corridor over the Bow River Bridge cannot 
support this increase in population.  While section 7 of the TSV ASP provides for mobility 
within the development, it does not address how this increase in population will affect 
the rest of the Town’s infrastructure. 

c. In the past few years we have seen a huge increase in the amount of housing and 
affordable housing being built in Canmore.  The Hector, The Palliser, the development 
near the old daycare site, and now two large apartment buildings behind the Coast 
Hotel, should help to relieve some of the pressure that Canmore has faced regarding 
this issue.  Approving the TSV ASP development, with its increase in commercial 
development, will increase the need for affordable housing.  Therefore, TSMV’s 
proposal for affordable housing is self-serving and will not necessarily benefit the Town. 

d. Joshua Welsh, the Town Planner working with Three Sisters on this ASP, has expressed 
concern about the amount of residential development in this proposal.  The 1992 NRCB 
approval was for a tourism and recreation development, not a residential development.  
I respectfully request that council turn down the TSV ASP or request that the proposed 
commercial and residential districts be removed from the GRD lands. 

 
When is TSMV going to realize that enough is enough?  Why is the 2004 ASP not sufficient? The current 
owners purchased this land knowing full well the wildlife and undermining issues.  It’s not the Town’s 
responsibility to ensure they make a profit.  I see this application as pure greed, trying to cram as many 
housing units as possible into the space, just to increase profit. 
 
It is the Town’s responsibility to be good stewards of the land, therefore I respectfully request that 
Town Council protect wildlife by not approving development that further compromises the wildlife 
corridor and that Town Council show leadership by not approving any commercial or residential 
development on heavily undermined land. 
 
Thank you for the opportunity to provide input into this application. 
 
Patricia Roozendaal, Canmore, AB 


