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Mayor and Council: 

Please find attached my written submission for the above-noted Bylaws. I've limited my input to two pages (plus 
attachments).  

We have all either been born in Canmore or lived here long enough to see many physical changes.  We all know that 
change will continue to occur and I believe we share the desire to see that change shaped in such a way that some of 
the key qualities of our Town will survive and thrive amidst those changes. Over the past 5 days of hearings you have 
heard presentations from dozens of articulate, passionate citizens asking you to manage that change in ways that will 
enhance our community. 

As submitted, these two ASPs fall far short of many explicit MDP policies that were adopted to help shape our future. 
Please recall that this MDP was completed (fairly) recently, and required two years of consultation and two public 
hearings before it was adopted.  

In the attached submission I have provided "solutions" for each of the issues raised.  All of these "solutions" are well 
within Council's powers to enact and I believe these would help make our future align more fully with existing MDP 
policies and other Town goals.  

I also want to thank Council once again for inviting the Stoney people to participate in the public hearing. 

Wishing you well, and wishing you wisdom and patience. 

Steve de Keijzer 
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Village ASP 
 MDP POLICIES: The current MDP was reviewed for two years and required two public hearings in 2016. The proposed 

Village ASP is not consistent with MDP policies that requires this resort area to be commercial.  MDP Map #2 (Attach #1) 
shows the golf course area as Private Recreation and the remainder of the ASP area on Map #5 (Attach #2) as a Commercial 
Resort Centre. At first reading, administration described the Village ASP as: “primarily a residential project with some 
commercial”.  Clearly contrary to MDP policies. 
 SOLUTION:  Initiate amendments that ensure ASP is consistent with the MDP. 
 

 LAND USE BYLAW REGULATIONS:  
(a) Section 14.9.2.4 allows for a maximum of 3447 residential units in the remainder of TSMV lands, including both the 
Smith Ck and Village ASP areas. More than twice this total is beingproposed.  Administration stated at first reading that:  
scale was greater than NRCB decision and greater than LUB. 
(b) Section 13.16.4.1requires a 450 metre setback from wildlife corridor to provide effective seasonal widening of the 
corridor (refer to “Golf Cabin Line”, below, for details)  
(c) Existing zoning in Village area in 2021 allows for: 1100 Resort Accommodation Units; 150,000sqft of health & wellness 
facilities; and 25,000 sqft of retail. 
SOLUTION:  Existing zoning allows for substantial commercial development. Initiate amendments to align 
the draft ASP with the above LUB regulations.  
 

 VITAL HOMES: PAH: A total of 400 units are cited in the current, 2004 Resort and Stewart Creek ASPs as being TSMV’s 
share of the Town’s PAH/employee housing needs.  None of these have been constructed.  
As noted during the current public hearing, the proposed ASPs do not and cannot guarantee any PAH. At the development 
permit stage builders are likely to choose energy efficiency bonusing over PAH bonusing.    
 SOLUTION:  Initiate an amending policy stating that no residential zoning will be approved by Council in 
the ASP area until a solution comes forward that will ensure an amount of PAH acceptable to the Town. 
 

 COMMERCIAL/RESIDENTIAL BALANCE: The existing (2004) Resort Centre ASP consists of 100% commercial 
development.  AS noted by administration, this ASP is a residential project with some commercial. Commercial 
development is proposed in 10-15 years in “conceptual phasing”.     
SOLUTION: As in Silvertip ASP, an explicit policy that requires commercial development to be staged – at 
minimum – in parallel with any potential commercial development. NOTE: Developers understandably like 
flexibility in phasing but if circumstances change, polices can be amended. Spring Creek is a useful Canmore example of 
commercial, hotel, mixed-use and residential development moving forward together since 2004.) 
 

 GOLF CABIN LINE.  It was suggested by the applicant during first reading that this line may have been a  political, not a 
science-based decision.  Attachment #3 provides some detail on this history which is based on a scientific working group’s 
conclusion accepted by both TSR and the Town in 2002 and 2004.  The golf course serves not simply as a buffer but also as a 
necessary seasonal widening of the too-narrow corridor south of the Resort/Village area. If a wildlife fence were to be 
constructed in this area it should be on the north side of the “Private Recreation Area” cited in the MDP.  
SOLUTION: Retain this area, designated for “Private Recreation” on MDP map #2 (Attach #1) as a regional, 
private recreation area that serves as a seasonal widening of the adjacent wildlife corridor. Simple leaving the 
existing “Golf and Recreation District” zoning will accomplish this. 
 

 CONSERVATION EASEMENT ON WILDLIFE CORRIDOR: The reforestation of the Tipple Site, and reclamation of a 
fenced-off collapsed mine tunnel within the along-valley wildlife corridor (Nos. 1 & 2 on Attachment #4 map) are required 
as part of the Conservation Easement as well as in the 2004 Resort Centre ASP Environmental Policies. These required 
improvements to the corridor would be lost with the proposed ASP which leaves the wildlife corridors out of ASP area.  
Secondly, a proposed collector road from NW corner of area (Map #13 in ASP) would intrude into the wildlife corridor near 
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the above-mentioned collapsed trench, contrary to Conservation Easement on the corridor and again contrary to the 
existing (2004) ASP policies. 
SOLUTION:  Initiate amendment to expand ASP area to reflect existing 2004 boundary to include wildlife 
corridor as shown on the Town maps advertising the ASP hearing (Shown on Attachment #4) . 
 

 WILDLIFE FENCING & HUMAN USE.  Administration stated during first reading that wildlife fencing would displace 
wildlife to adjacent, unfenced areas in Canmore and that the population increase  (potentially three times the maximum of 
3447 units allowed for in the LUB) would likely double the human use of wildlife corridors. 
SOLUTION:  Fencing is a high risk, expensive experiment the Town should not take on.  The Town should 
continue its Living with Wildlife program as well as the ongoing cooperation with the Province to educate 
and regulate human use to minimize conflict. 

Smith Creek proposed ASP 

o MDP POLICY: The ASP would expand the Growth Boundary into an existing Conservation of Wildlands District. No 
specific studies have been done to meet the MDP requirements of Section 2.1.5 (see attachment #5). No Growth Boundary-
specific study has been circulated for this proposed boundary expansion. However, as proposed, the ASP would clearly not 
meet 3 of the 4 requirements: “community benefit”, “positive fiscal” or “acceptable environmental impact” sections of 
policy 2.1.5.   
SOLUTION:  Do not expand the MDP Growth boundary in this area. 
 

o THUNDERSTONE – EXISTING CW ZONING NOT ACCIDENTAL:  The Thunderstone area (see Attachment #6 for detailed 
history).  Was zoned Natural Resource Extraction (NR) by the MD of Bighorn.  Following annexation and the 1998 BCEAG 
Guidelines the quarry was rezoned Conservation of Wildlands District by the Town and excluded from Growth Boundary in 
1998 MDP.   
SOLUTION:  Retain the Thunderstone Quarry and adjacent lands as CW for the long-term reclamation for 
use by wildlife as required in the CW District and the development permit for the quarry. 
 

o FISCAL IMPACT:   The applicant’s Fiscal Assessment showed the overall impact to the Town to be negative. 
SOLUTION: Reject the ASP until both the applicant’s and the Town’s analysis show a net benefit to the Town. 
 

o PHASE 1 IS AN “ISLAND”: The proposed Phase 1 residential development is essentially a Phase iV of Stewart Creek.  This 
also encroaches on the Growth Boundary and would require movement of the wildlife corridor (see Attachment #4, item 6 
on map). 
SOLUTION: Apply the Growth Boundary requirements of Section 2.1.5 of the MDP. 
 

o VERY UN-COMPACT GROWTH:  The Thunderstone/Dead Man’s Flats area is 10 km from downtown Canmore – twice as 
far as Harvie Heights (Attachment #7).  Municipal maintenance of infrastructure over time will be very costly, and the 
current fiscal analysis is already negative.  
SOLUTION:  Mandate genuine compact growth to meet Town needs and the requirements of a Climate 
Emergency.  Village ASP proposal demonstrates that all 3447 residential units could be constructed in that 
area.  Gateway (in Stewart Ck ASP) allows for 350,000 sqft of commercial. All of the proposed Smith Creek 
development could fit  west of the Stewart Creek across–valley wildlife corridor. 
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Attachment #1:     
MDP Map #2: Conceptual Land Use 

RESORT CENTRE ASP AREA CIRCLED IN BLUE.                                                                                                                   
Dark Brown area is “Private Recreation”; Tan area is “Resort Centre”
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Attachment #2 

MDP Map 5: Commercial and Industrial 
RESORT CENTRE ASP AREA CIRCLED IN BLUE.                                                                                                                      
Tan area is Commercial Use - “Resort Centre” 
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Attachment #3 

OVERVIEW OF “GOLF CABIN LINE” IN 2004 RESORT CENTRE ASP  
& REQUIRED SETBACKS IN GOLF AND RECREATION DISTRICT 

1999/2000: Province & TSR Agree on Corridors. Three Sisters and Province agree on locations of across-valley and along-
valley wildlife corridors in “Resort Centre”.  The corridors have two (2) golf courses interspersed through them.  
The Province signs conservation easements for the corridors. 

2002 Town Disagrees. Town advises Three Sisters that it is not prepared to approve development in Resort Area based 
on wildlife corridors produced by “political science” rather than “wildlife science”.  Notwithstanding the NRCB 
decision and “Canmore Clause”, the Town indicates it wants a complete independent confirmation of viable 
corridors before it will proceed with any ASP. 

2002 “Golder Report” The Town and TSR mutually agree to a terms of reference for reviewing the Resort Area 
corridors. BCEAG included as part of review; review headed by Golder with scientific panel with Parks Canada and 
provincial wildlife biologists. Recommends golf course next to corridor to increase effective width. 

2004 Resort Centre ASP.  Provides for potential of a maximum of 30 “golf cabins”1 north of “golf cabin line” shown on 
land use concept map. These are for golf-season use only to allow seasonal widening of corridor.  

2004 Golf Course & Recreation District (GRD District in place in 2021, first page attached).  This district was created to 
accommodate the Resort Centre golf course and other uses.  The Town had Komex Int. complete a third party EIS 
review resulting in minimum 450 setback from wildlife corridors to minimize sensory disturbance.  Note that golf 
cabins are NOT among the uses allowed for.  This was done purposely to ensure a land use bylaw amendment 
ould be needed before any cabins could be approved. [see attached Land Use Bylaw excerpts for GRD District] 
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  Attachment #3 
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Attachment #4 
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Attachment #5 

 

 

2016 Canmore MUNICIPAL DEVELOPMENT PLAN: 

Moving the Growth Boundary 

Section 2.1.5 The Growth Boundary should not be expanded beyond the area shown in Map 1, except where:  

a. a community benefit is achieved, and  
b. a net positive fiscal or socio-economic impacts are achieved, and  
c. the proposed development can be connected to municipal infrastructure in a fiscally and environmentally responsible 
manner, and  
d. the proposed development does not result in unacceptable environmental impacts.  

2.1.6 The submission of an Environmental Impact Statement (EIS) shall be required by the Town for a proposed 
expansion of the Growth Boundary. The EIS shall identify acceptable mitigation of any potential impacts. 
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Attachment #6 

 

A Brief History of Zoning on Thunderstone Quarry and Adjacent Lands 

• 1964 to 1998: Thunderstone Quarry zoned NR (Natural Resource Extraction) in both the MD of Bighorn and 
the Town of Canmore Land Use Bylaws following 1992 annexation 

• 1992:  Thunderstone and adjacent lands annexed from the MD of Bighorn by the Town of Canmore 
• 1992: NRCB Decision Report recommends a regional wildlife corridor/habitat strategy 
• 1998: BCEAG Wildlife Corridor and Habitat Patch Guidelines published.  The study and Guidelines promoted by 

the Town and inspired by NRCB recommendations. 
• 1998: Canmore MDP recognizes BCEAG Guidelines as a planning tool 
• 1998 the Town amends the Thunderstone land use zone from "Natural Resource Extraction" (NR) to 

Conservation of Wildland (WC/CW).  The owner/operator of the quarry at this time, George Biggy Jr, did 
not object to the rezoning because it allowed him to continue quarrying. [NOTE: Both the CW land use 
district and the conditions of the development permit for Thunderstone Quarry require progressive 
(ongoing) reclamation and complete reclamation when the quarry is exhausted.  Note also that the 
southern 20 acres of the “Thunderstone” lands are mostly undisturbed and no quarrying is permitted] 

• 1998: The Town zoned all the other lands at mouth of Wind Valley, including Banff Gate Resort and Kananaskis 
Gun Club to WC/CW. 

• 2015: Council again recognized the long-term importance of the Thunderstone area in their appeal to the 
Provincial Municipal Government Board. (see map below and highlighted excerpts) .   

• 1998-2021: Council has sole jurisdiction and full authority to retain the existing “Conservation of Wildland” 
zoning on the “Thunderstone” lands for long-term utilization by wildlife.  As with any existing zoning 
within the Town, Council has essentially absolute authority over zoning decisions.  [Note that the NRCB 
Decision Report did not include this area.] 
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Attachment #6 

 



Submission for Village and Smith Creek ASPs (Bylaws 2021-05 & 06/ Steven de Keijzer 

Attachment #6 
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Attachment #7 
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