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From:
Sent:
To:
Subject:

Cole watson 
March 3, 2021 11:45 AM
Shared.MunicipalClerk
Bylaws 2021-05 Three Sisters Village Area Structure Plan, Bylaw 2021-06 Smith Creek 
Area Structure Plan

Dear Municipal Clerk, 

As someone who has spent their entire life calling Canmore their home I am incredibly proud of 
the town’s commitment to maintaining a unique balance between wildlife and townsfolk as well 
as the special sense of community that comes with this small mountain town. The recent Three 
Sisters Mountain Village and Smith Creek developments puts all of that in jeopardy.  

Beginning with its effects on wildlife in the area, the proposed developments puts an 
unbearable amount of stress on a population of species that use this land as a delicate bridge 
between the protected areas of Wind Valley and Banff National Park. This makes this area not 
only regionally significant but also internationally significant as a part of the larger Yellowstone to 
Yukon corridor. The science is clear that based on the length of this corridor (13km) it should 
have a continuous width of 1km while not exceeding a slope greater than 25 degrees. We already 
do not meet these guidelines and the consequences are apparent as pinch points like Peaks of 
Grassi and the Stewart Creek Golf Course see an extremely high number of wildlife/human 
conflicts. The proposed development does nothing to address any of these concerns beyond 
wholly inadequate solutions like that of wildlife fencing, and would narrow the corridor beyond a 
point that is reasonable to consider. It also proposes development into areas previously zoned for 
wildlife conservation. TSMV has been made aware of all these concerns numerous times by the 
public and conservation groups. However it is clear based on the proposal put forward that they 
have no interest in seriously engaging with the community and have instead decided to try and 
push through a proposal that is larger than any other one before and that is not within the 
community’s best interest.   

Beyond the issues regarding wildlife there are other problems that make this proposal 
unpalatable to me and many other residents of the town. Our town is facing multiple crises;the 
climate emergency crisis which was declared at a local level in 2019 and the growing 
unaffordability of the town for many workers. Both of these crises are only made worse by this 
proposed development. The TSMV claims to provide affordability however only 10% of the 
proposal is PAH and that number goes down to 7% when tourist homes are accounted for. This 
number is extremely low considering the town has already fallen far behind on its 1000 unit goal 
set all the way back in 2005. 30% of Canmore already sits largely vacant and the TSMV proposal 
will likely see that grow as they seek to accommodate out of towners with deeper pockets rather 
than those working in the community.  TSMV is also using the prospect of commercial 
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development to woo the town into this proposal, however TSMV’s track record on commercial 
development is less than stellar. With no way to hold them to their promises the development 
we are likely to see is one consisting mostly of  high priced housing for those who want second 
homes and not those who live in the community. The issue of the warming climate is one that you 
yourselves have declared to be an emergency, if you approve the development as currently 
constructed, there is little to no chance that you will be able to meet your stated climate goals. 
The development would double the town’s population in highly scattered and car dependent 
neighborhoods as well as consist of second homes that are unnecessarily heated all year round. 

 
This will not only impact the town culturally and environmentally but also financially. As stated 
previously the development is not likely to fulfill its promises on commercial development. This 
would then give us costly residential housing built on heavily undermined land leaving the 
province and the town at great risk of assuming the liability. As a town we have already seen the 
cost of developing on undermined land; in a Three Sister’s neighborhood a sinkhole opened up 
costing the town 600000$ for a temporary fix that will continue to cost us for years to come. The 
development that is being suggested would be infinitely more dangerous to develop than those 
we have already seen issues with. There is a reason that in the 2002 Golder report they did not 
recommend residential or commercial development on a good portion of the land, and the land 
was initially set aside for a golf course with little to no subsurface development. The dangers to 
public safety and the financial security of the town are clearly too great. 
  

Finally, TSMV’s proposals conflicts with several guiding documents for our community, 
including the Municipal Development Plan, conservation wildlands zoning, and several bylaws. 
Collectively, these were put into place to protect the character of our community, the quality of 
life of its residents, and to meet our goal of coexisting with wildlife. They include:  
1. TSMV’s request to expand our Urban Growth Boundary which is meant to limit our footprint 
and to ensure a balance between nature & development, especially in a sensitive area like the 
mouth of the Wind Valley (1998 Municipal Development Plan); 
2. TSMV’s request to rezone ~33 ha of Conservation Wildlands to urban development, also in the 
sensitive mouth of the Wind Valley (1998 Land Use Bylaw); 
3. TSMV’s misrepresentation of the bylaw for a 300-450m-wide open space setback adjacent to 
an otherwise too narrow wildlife corridor above the unfinished golf course (Sections 14.16.4.1(b) 
& (c) Canmore Land Use Bylaw)). This came about due to the 2002 Golder Report, which was a 
jointly commissioned study by the Town of Canmore and TSMV; 
4. Doubling of the number of remaining residential units allowed to be built on TSMV lands as per 
Bylaw 1-98, Section 14.9.2.4. The bylaw states up to 3447 more units can be built however 
TSMV’s plans call for 6750 more units (and this doesn’t even include a possible 3100 additional 
secondary suites and 420 PAH units). 
 

As this development represents nearly all of the remaining developable land in Canmore this 
is our only chance to set our town on a path towards a sustainable future that balances the need 
for economic growth alongside community and environmental needs, simply put these two 
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proposals do not strike this balance. It is clear that this development was created with little to no 
community input as it stands as one of the worstproposals to date on this land. For all the 
reasons stated above I ask that you reject both ASP’s and commit to a process of community first 
engagement on the future of these lands. I also ask that you rezone areas along the existing 
wildlife corridor as wildlife preserve in order to bring the corridor within the guidelines proposed 
by the scientific community.  
  
If this area is approved there will be no going back on the damage done to both the environment 
and the community. 
  
Sincerely, 
  
Cole Watson   


