
March 3, 2021 

Submission by David Vetsch and Diane Charlebois 
 
Comments on Canmore Three Sisters Mountain Village and Smith Creek Area Structure Plan Proposals 

Bylaws 2021-05 and 2021-06 

My wife and I live in and are property owners in Canmore.     

Canmore is a special place enjoyed by both residents and visitors, situated at the foot of the Rocky Mountains and the 

gateway to Banff National Park.  It is made more special by opportunities to enjoy unspoiled wilderness directly 

adjacent to and in the town, through recreation activities including walking, hiking, cycling, skiing and other.    

As you are aware, The Area Structure Plans proposed by TSMV are long, detailed documents. To fully understand 

them requires reading hundreds of pages of documents by TSMV, the Town of Canmore and independent third-party 

reviewers.   We attempted to review these documents but found it futile with the time we have available.   To 

improve our knowledge, we attended the Bow Valley Engage Feb 23 presentations and read their document “A 

Primer: Nine Reasons to Reject the Three Sisters Mountain Village and Smith Creek Area Structure Plans”, “Nine 

Reasons”.    The Feb 23 presentations included highly qualified speakers who had intimate knowledge of past 

decisions regarding the three sisters lands, impact on Canmore taxes, impact on wildlife and environmental impacts 

among other things.   The Nine Reasons resonated strongly with us and we strongly support the recommendations 

included in the document.   Following are some of our personal thoughts many of which echo those in the Nine 

Reasons.  

Reasons for Previous Decisions on Three Sisters Lands 

Much of the lands that TSMV plan to develop were previously slated for golf course use to act as a buffer for adjacent 

wildlife corridors, and to reduce the risk related to undermining which has left thousands of km of mine shafts and 

tunnels under the lands.   Further development of these lands for residential and commercial use stands to negatively 

impact limited wildlife corridors, reduce wilderness areas, and give rise to additional risk associated with building 

over undermined areas.  What has changed that would support changing past decisions on use of these areas? 

Tax impacts 

Although studies by the applicant suggest there will not be a negative impact on taxes due to increased commercial 

development, one only needs to look at history to see that past developments by Three Sisters entities ended up with 

miniscule amounts of commercial developments.  As a result, Canmore taxes have increased greater than inflation, 

and a betting man would put his money on this worsening with more development.   The biggest demand is for 

residential dwellings which provide the developers with the highest return and will be prioritized.   

In addition, the town of Canmore will be responsible for the long-term risks related to undermining, that could 

impact town infrastructure such as roads and utilities.  If catastrophic events impact dwellings or land holdings of 

residents due to undermining, regardless of whether the owners are legally responsible for the damages, in such 

cases there is often pressure on local or provincial governments to contribute to restoration costs.   We do not have 

personal knowledge but expect there were significant costs incurred by both Canmore and the Alberta governments 

related to the 2013 floods that rightfully were costs the property owners should have been 100% responsible for.   

Traffic Impact 

The proposed plan proposes infrastructure to encourage residents to walk, cycle or use transit.   The Transportation 

Impact Assessment assumes vehicle use will be limited by residents working in and accessing services within the 

ASPs.   However, this all depends on services and businesses actually locating in the area and residents choosing to 



use such services or finding suitable work there.   While this may somewhat reduce vehicle trips, many residents will 

use vehicles to access work, services or activities in other parts of Canmore or the Bow Valley.   For example, many 

Canmore residents work in Calgary, Banff or Kananaskis requiring substantial vehicle commuting.  Why would this 

change?  Canmore already has an excellent pathway and trail network in this area, and Roam buses service most of 

Canmore including areas along Three Sisters Drive.  Despite this excellent system, many residents prefer cars as they 

are quicker, more convenient and other options are not practical, especially in the winter.   I have never seen a Roam 

bus anywhere near capacity and they typically have a handful of riders.  It only takes about 10 – 15 min to drive from 

the new areas in the ASP’s to downtown Canmore but walking or cycling could take 30 min to 60 min or more.   And 

many times, residents are going to activities or work where a car is required (CNC, K-country trailheads, Banff/LL, etc.)  

No matter what you do, doubling the population of Canmore will likely double the use of cars in the Canmore area 

especially along Three Sisters Drive, Rundle Drive, and into the downtown and commercial areas along Railway Ave 

and Bow Valley Trail.   Most of these roads and others in Canmore only provide for one lane traffic and it is not 

practical or desirable to widen them into larger thoroughfares.   Residents have no doubt experienced long lines of 

traffic on these thoroughfares especially in the summer and on weekends.   We have been caught in 8 Ave traffic 

lineups that stretch from The Wood back to the Bow River bridge.  We can’t imagine what this will be like if the 

population doubles.     

Wildlife Corridors and Environmental Impact 

Neither of us are environmental experts, but it seems evident that more people and development as proposed in the 

ASP’s will result in more pressure on our wildlife as we encroach further on the wildlife corridor and reduce the golf 

course buffer provided by previous ASP approvals.   

In addition, while some residential construction may achieve “net zero”, there will still be extensive energy use  and 

C02 emissions to develop the lands, harvest/mine raw materials and fabricate construction materials, construct the 

dwellings in the ASP, install utilities and then service the properties with water/sewar, electricity and natural gas all of 

which generate C02 emissions.   Even solar panels and wind energy are not benign, as extensive greenhouse gas 

emissions are released in mining, transporting and processing required raw materials, building the devices and 

installing and maintaining them. The best way to reduce environmental impact is to limit development.   Lets not kid 

ourselves, any development will increase greenhouse gas emissions compared to not developing.   And much of the 

new development will be used as second homes with low occupancy rates, no different than the rest of Canmore.    

Say NO to the Area Structure Plans! 

For all of the above reasons, you should say NO to the ASP’s proposed by TSMV in their current form.  Canmore 

Town Council should implement the recommendations in the Nine Reasons to mitigate concerns.   We believe that 

approving the ASP in its current form will negatively impact the quality of life for Canmore residents, wildlife in the 

Bow Valley, the local environment, and increase Canmore taxes.    

I urge town council to think about what we want Canmore to look like 10 or 20 years from now, and what is in the 

best interests of Canmore residents.   While this may provide some opportunities for the local construction and 

service industry, at what cost?   Will it be worth it?    

I think not.      

Thank you for this opportunity for input.     

Sincerely,  

 

Dave Vetsch and Diane Charlebois          Legal Address  36; 9611225 


