FINAL Terms of Reference
Environmental Impact Statement (EIS) for Three Sisters
Village Area Structure Plan, Canmore, Alberta (Sept 5, 2018)

1.0 Overview
1.1 Environmental Impact Statement Terms of Reference Context
Under the NRCB Act, Three Sister’s Golf Resorts Inc. applied for approval to develop
a recreational and tourism project within the Town of Canmore. An Environmental
Impact Assessment (EIA) was prepared and submitted to the NRCB. In 1992, the
NRCB released a Decision Report #9103, which provided conditional approval to
Three Sisters to develop a four-season resort with accompanying residential
development in the Bow Valley that included multiple golf courses, recreational use
areas, residential neighborhoods, and supporting commercial infrastructure. Since
1992, development within the Three Sisters Mountain Village (TSMV) has proceeded
in stages and the Three Sisters property has changed ownership several times.
The current owner, Three Sisters Mountain Village Properties Ltd. (TSMVPL) has
undertaken the development on 1036 ha of land located within the eastern boundary
of the Town of Canmore and within a wide, low-elevation valley that is part of the Bow
River Watershed. At lower elevations, coniferous forests dominant the landscape,
with some grasslands and mixed wood forests on south- and west-facing aspects and
in the valley bottoms. Several creeks flow in a northeastern direction across the
TSMV property to the Bow River), including Pigeon, Cairnes, Marsh, Smith, Stewart
and Three Sisters creeks. The TSMV property extends south from the TransCanada
Highway to roughly 1 km up the lower slopes of the Three Sisters, Mount Lawrence
Grassi peaks, and Wind Ridge between the existing developed areas at Deadman
Flats and Thunderstone Quarry, to the existing Peaks of Grassi neighborhood. The
Along Valley Wildlife Movement corridor runs along the southwest edge of the TSMV
lands, and two corridors run perpendicularly in a northeast direction including Tipple
Across Valley and the Stewart Creek Corridor (see Map A).
TSMVPL, is proposing a new Area Structure Plan (ASP) to replace the existing 2004
Resort Centre ASP. Given that the 2004 ASP provides for a golf course and that current
market conditions do not support additional golf course development in the region,
TSMVPL is seeking a new ASP to provide for an updated vision for the area while
remaining in alignment with the intent of the 1992 NRCB Decision. The Project boundary
of the new proposed Three Sister Village ASP is shown in Map A and includes 303 ha of
land. Wildlife corridors adjacent to the subject lands were approved by the Province in
1998 and were adjusted prior to the approval of the 2004 Resort Centre ASP.

EIS Terms of Reference – Three Sisters ASP amendment application

Page 1

The proposed Three Sisters Village ASP is envisioned as the core activity hub for the
entire Three Sisters Mountain Village community and will remain generally consistent with
the overall vision for the original Resort Centre ASP. However, in response to changing
market and socio-economic conditions in Canmore, guiding principles of the ASP have
been updated to include considerations related to inclusivity, safety, sense of place,
design and economy. In alignment with the overall vision for the Resort Centre, and the
updated guiding principles, the proposed ASP will include policies to support a mixture of
resort, residential, commercial and recreational uses.
The new Three Sisters Village ASP will be called “the Project” in this Terms of
Reference (TOR).
1.2 Requirements for EIS
The Town of Canmore’s Municipal Development Plan (2016) requires that an
Environmental Impact Statement (EIS) be prepared for a new or amending ASP
application. The general contents expected in an EIS submitted as part of an ASP are
outlined in the Town’s EIS Policy. The Town is responsible for preparing a Terms of
Reference (ToR) that considers the EIS Policy and sets the specific requirements for
what must be included in the EIS. The Town will hire a qualified, independent thirdparty reviewer to help prepare the ToR and review the EIS (see Section 5 for the role
of the third-party reviewer).
The 1992 NCRB approval had two conditions that remain relevant for the currently
proposed Three Sisters ASP, including:
•

Condition #14 of the NRCB Decision requires Three Sisters to “incorporate into
its detailed design, provision for wildlife movement corridors in an “as
undeveloped state as possible”, and prepare a wildlife aversion conditioning
plan, both satisfactory to Alberta Forestry, Lands and Wildlife”.
o In lieu of a wildlife aversion conditioning plan, Three Sisters has prepared
a Wildlife Human Interaction Prevention Plan that was approved by the
Province in 2004.
o The approval authority for wildlife corridors rests with the Province of
Alberta and evaluation of the location and design of wildlife corridors is not
part of the scope of the EIS.
o Although the wildlife corridor designation is under the jurisdiction of the
Province, development adjacent to the corridors is within the scope of
approval by the Town of Canmore as directed within the Town’s Municipal
Development Plan and identifying the effects and mitigation of the Project
on adjacent wildlife corridors is part of the scope of the EIS.

•

As outlined in Condition #4 of the NRCB Decision, the Town of Canmore has
planning authority regarding the “detailed timing and the specific land uses and
population densities” of the Three Sisters lands.

2.0 Purpose of the EIS
The purpose of the EIS is to provide sufficient information to Council to make an informed
decision on the proposed Three Sisters Village ASP. The EIS will outline existing
conditions, identify significant natural and ecological features, determine the nature and
scale of the potential impacts generated by the proposed Project prior to mitigation,
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provide recommendations to avoid or mitigate these impacts, and identify residual impacts
and their significance after implementation of proposed mitigation. The EIS will also
recommend further studies and/or monitoring to be undertaken through the course of
implementation, and discuss cumulative effects in reference to existing, approved and
future developments in the area.

3.0 Scope Definition
In accordance with Section 18.2.12 of the Town of Canmore Municipal Development Plan
an EIS is required to be prepared for new or amending ASP applications. The application
is for the proposed Three Sisters Village ASP.
The EIS for the Project will identify Federal and Provincial legislation and guidelines
relevant to the Project and describe how the Project has considered guidelines and meets
legislative requirements.
In addition, relevant sections of the following guidelines apply in the design and
development of the Project and/or for the Environmental Impact Statement (EIS):
• Municipal Development Plan Bylaw 2016-03, Town of Canmore (2016)
• South Saskatchewan Regional Plan 2014-2014: An Alberta Land-use Framework
Integrated Plan. Alberta Government
• Town of Canmore. Human Use Management Review. Consultation Summary,
Final Recommendation and Implementation Plans (2015)
• Recommendations for Trails and Management of Recreational Use for The Town
of Canmore: South Canmore and West Palliser (2012)
• Town of Canmore Wildlife Mitigation Strategy Review.
Montane Forest
Management Ltd. (2018)
• Town of Canmore Noise Bylaw (1997)
• AE Guidelines for Storm Water Management for Province of Alberta (1999)
• Contractor Health and Safety Guidelines, Responsibilities and Sign off - Town of
Canmore (2017)
• Engineering Design and Construction Guidelines (2010)
The EIS should consider “Human-Wildlife Coexistence – Recommendations for Improving
Human-Wildlife Coexistence in the Bow Valley” (2018) in the EIS.
While the TSMV is exempt from these guidelines, the Bow Corridor Ecosystem Advisory
Group (BCEAG) Guidelines contain useful information for the EIS. Therefore, the scientific
principles included in the following documents will be considered in the EIS wildlife
assessment:
• BCEAG Wildlife Corridor and Habitat Patch Guidelines for the Bow Valley (2012)
• BCEAG Wildlife and Human Use Monitoring Recommendations for the Bow Valley
(Banff National Park to Seebe) (2001)
• BCEAG Guidelines for Human Use within Wildlife Corridors and Habitat Patches
in the Bow Valley (Banff National Park to Seebee) (1999)
Extensive bodies of literature and studies exist for the TSMV lands, some of which
arise from previous approvals or proposals. The applicability of these reports will be
evaluated during the preparation of the EIS. Biophysical information was originally
compiled in support of the NRCB Decision Report Application #9103 for the property.
Since that time, many studies and monitoring programs have been conducted,
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including those by Chinook Co., Golder Associates Ltd. (Golder), university
researchers, and Alberta Environment and Sustainable Resource Development
(ESRD) and its predecessors. The accumulated data, models, and interpretations
along with the most recent scientific field studies, research, and thought will form the
basis of the EIS.
In addition, site specific field data will be collected to fill baseline environmental
information gaps required to complete the EIS. Based on discussion with the thirdparty reviewer, additional site-specific field surveys should include:
•
•

Rare plant surveys
Wildlife corridor surveys, including identification of any existing constraints to
movement and potential sites for mitigation to improve functionality.

Other site-specific pre-condition field surveys will become conditions of the development
and will be defined in commitment tables as discussed below.
Hence, the EIS will be based on an understanding of available and newly collected
information on environmental resources within the Project area, surrounding
environments and identified linkages to the proposed project. Where there is
significant or extensive reliance on previously unpublished reports, the relevant
sections referred to, or incorporated into the EIS for ease of readability and
comprehension.
The Study Areas to be used in the EIS, including the Project, Local and Regional
Study Areas are outlined in Section 4.4. The EIS should be structured to:
•

•

•
•

•

Within the Local Study Area, describe the Baseline or existing environmental
conditions and existing developments/footprints (e.g., transmission lines), and
then describe the Cumulative Environmental Impacts from the Project in
combination with Baseline effects (see Sections 4.6 and 4.8). The Local Study
Area should include the proposed Three Sisters Village ASP, as well as approved
development lands in the TSMV (Stewart Creek ASP), and adjacent wildlife
movement corridors (see Map A and Section 4.4). A discussion of the potential
effects of climate change on the Project and on VECs will be provided.
Within the Regional Study Area (see Section 4.4), describe the Baseline
conditions, the Project effects, and the Cumulative Environmental Impacts from
probable projects that could occur in the next five years and would impact the same
environmental resources as those affected by the Project (see Section 4.9).
Evaluate alternate development scenarios, including development layouts, to
reduce environmental and social (human use and public safety) effects from the
Project.
Provide Summary Tables that address environmental consequences, mitigation
and monitoring during both the construction and build-out phases. The tables
should include the following column headings:
o Environmental and Social Disciplines
o Pre-Mitigated Impact Consequences
o Proposed Mitigation
o Post-Mitigated (i.e., residual) Impact Consequences
o Proposed Monitoring and Future Studies
Provide clear, comprehensive summary tables of all commitments related to
mitigation, compensation, studies, and monitoring in the EIS.
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o

o

Include a table of commitments that will need to be met by the Developer,
under Municipal, Provincial and Federal legislation when more detailed,
site-specific plans for development in the ASPs are completed. These
should include commitments such as construction outside of sensitive
wildlife windows, protection of environmentally sensitive areas,
requirements under the Federal Fisheries Act and Species at Risk Act, and
Alberta Water Act and Wetland Policy. Pre-construction baseline surveys
will be conducted for fish, amphibians, reptiles, and wetland should be
identified.
These commitments will form part of future planning decisions by the
Developer. The commitments may be added to subsequent subdivision,
land use designations and/or development permits.

4.0 EIS Report Deliverables
The EIS report will contain all information required by this Terms of Reference. The EIS
will provide the following information.
4.1 Proposal Overview
a. Describe the development context for the Project, including previous approvals
and ASPs.
b. Map the Project in relation to existing conditions within the Project, Local and
Regional Study Areas.
c. Provide an overview of the Canmore municipal planning policy context.
4.2 Description of the Project
a. Summarize details of the proposed Project from the ASP. Describe
conceptual layout, development nodes, densities and units and temporal
development phasing so that the EIS can present a robust and complete
analysis of the direct and indirect effects from the proposed ASP. Include a
detailed description of the infrastructure associated with the Project, including
road systems and utilities including municipal water, storm water, waste water
(e.g., sanitary water) and waste management.
b. Qualitatively compare the differences in the infrastructure, people and traffic
and mitigation between the approved 2004 Resort Centre ASP, and the
proposed Three Sisters Village ASP.
c. Provide a land use map that includes and accounts for density of people,
buildings, and infrastructure in the Project Area.
d. To account for the specific and separate set of impacts associated with the
construction phase and build-out phases of the project, estimate the maximum
number of people and traffic for each phase.
4.3 Public Consultation and Approach Used to Address Concerns Raised
a. Identify the approach used to consult with the public to identify their concerns
about the Project, how the issues have been addressed, and where information
to address the concerns is presented in the EIS.
4.4 Spatial and Temporal Boundaries of Study Areas
a. Three spatial study areas will be addressed in the EIS:

EIS Terms of Reference – Three Sisters ASP amendment application

Page 5

i.

b.

Project Study Area boundary should include all the residential, resort
and supporting commercial structures, and recreational uses and
infrastructure within the ASP.
ii.
Local Study Area should include the proposed Three Sisters Village
ASP as well as previously approved development lands in the TSMV
(i.e., Stewart Creek ASP), and adjacent wildlife movement corridors.
iii.
Regional Study Area boundary for Environmental Consequences of
residual effects from the Project, should include future developments
whose impacts overlap with those of the Project. The Regional Study
Area needs to be meaningfully sized to properly reflect the effects of
the proposed Project.
iv.
The Project, Local and Regional Study Areas are illustrated on Maps
A and B.
Temporal Boundaries should extend from the time of project approval to full
build-out of the facilities, including the construction and build-out phases (e.g.
5 to 20 years).

4.5 Valued Environmental Components
a. Valued Environmental Components (VECs) are any part of the environment
that is considered important by the proponent, public, scientists or government
involved in the assessment process. Importance may be determined based on
cultural values or scientific concern. Several key features of the environment
should be selected as VECs for this assessment.
b. The level of assessment detail for each VEC will reflect the potential effects
from the Project. More detailed assessments should be provided for those
VECs for which potential effects are greater.
4.6 Baseline Conditions
a. A description of existing environmental conditions within the Local Study Area,
and, as required, within the Regional Study Area, including:
i. Air Quality and Noise
ii. Surface and Bedrock Geology
iii. Groundwater Quantity and Quality
iv. Surface Water Quantity and Quality
v. Soil and Terrain, including hazards and constraints for development (e.g.,
slope, undermining)
vi. Terrestrial and Aquatic Vegetation, including wetlands
vii. Wildlife including populations, habitat and movement corridor functionality
and connectivity, and interactions with people. The wildlife assessment
must include an assessment of human use and public safety.
viii. Aquatic Ecology including fish populations and habitats
ix. Biodiversity including unique and special status species and communities,
and significant natural and ecological features
x. Historical Resources
xi. Visual Resources
xii. Land and Resource Use
xiii. Existing Human Use
b. A literature review of relevant studies, including background environmental
effects studies, and the most current monitoring data from remote cameras,
telemetry from collared wildlife, and wildlife-human interactions, and the effects
of wildlife enhancement and fire reduction sites.
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c. Conduct field programs where data gaps exist in baseline conditions. Based
on discussion with the third-party reviewer, the additional site-specific field
surveys should include rare plant surveys; and wildlife corridor surveys for
constraints and sites for mitigation to improve functionality.
d. Discuss effects from the existing developments/footprints, including existing
mitigation.
4.7 Legislative Requirements
For each VEC, identify Federal or Provincial requirements or restrictions relevant to
the VEC, and how the proposal will meet the intent of legislative requirements.
4.8 Project Environmental Impact Assessment
a. Identify the benefits of the Project.
b. Evaluate how the Project has been designed to address environmental
sensitivities or constraints.
c. Outline alternatives and modifications to the Project to limit or remove
environmental impacts. Where feasible reduce existing effects from the
currently developed TSMV lands. Discuss how the Project has addressed
concerns of the public.
d. Identify anticipated impacts from activities of future residents associated with
the Project on VECs.
e. Identify cumulative impacts from the Project and the existing conditions, on
VECs.
f. Address impacts from both the construction and build-out phases of the
Project.
g. Define the significance of impacts:
i. Identify the pre-mitigated nature and scale of environmental risks and
the significance of the residual (or post-mitigated) effects from the
Project, and the Environmental Consequence of the residual effects
(positive, negligible, low, moderate and high).
ii. Significance terms to be used in defining the impacts will include:
1. Context: refers to the current and future sensitivity and
resilience of the VECs to changes caused by the Project.
Consideration of context draws heavily on the description of
existing conditions of the VEC, which reflect cumulative effects
of other projects and activities, and of natural and humancaused trends in the conditions of the VEC;
2. Direction: positive, neutral or negative;
3. Magnitude: size or severity of the effect;
4. Frequency: how often the effect occurs;
5. Duration: length of time the effect persists;
6. Reversibility: whether the effect on the VEC can be reversed
once the Project or activity causing disturbance ceases;
7. Geographic Extent: spatial extent of the effect; and
8. Probability: likelihood of effect
h. Define Mitigation and Environmental Management Plans:
i.
Provide recommendations on how to avoid, reduce or mitigate negative
effects, and build on positive effects from the Project.
ii.
Provide specific recommendations on how to mitigate long-term human
use effects.
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iii.

i.

Where applicable, provide more detailed environmental management
plans for effects on wildlife, habitat and the wildlife movement corridors,
and to reduce human-wildlife interactions.
iv.
Discuss regional and cooperative efforts that have been initiated, or
participated in, by the Developer to address regional environmental
issues.
Identify Uncertainty of Effects:
i.
Identify and describe the uncertainty of the data, models, mitigation and
projected effects, and hence the confidence in the predictions of residual
impacts. Identify how uncertainty has been managed in the EIS.

4.9 Cumulative Environmental Assessment
a. Conduct a meaningful cumulative effect assessment (CEA) within the Regional
Study Area that includes proposed and probable projects that could occur in
the next 5 years and impact the same environmental resources (e.g., grizzly
bears, elk, groundwater) as those affected by the Project.
b. In the broader CEA, include residual impacts from the Project with an
Environmental Consequence greater than negligible.
c. CEAs for projects can be variable depending on the existing and future
developments near the Project area. Issues that may need to be addressed in
the CEA include:
i. Incremental effects on the wildlife movement corridors,
ii. Increased human-wildlife interactions, and
iii. Increased traffic on wildlife mortality.
4.10
Monitoring Programs and Future Studies
a. Local Monitoring Program and Future Study Recommendations
i. Monitoring programs are required both to verify the predicted effects,
and to track uncertain effects of the Project. Identify potential monitoring
programs, for the Project. The programs need to have linkage to
potential thresholds defined for effects (e.g., water quality objectives, air
quality objectives).
ii. Identify whether additional environmental studies are required.
b. Regional Monitoring Program
i. Monitoring programs are required to assess regional cumulative effects.
Identify and participate in comprehensive valley-wide regional
monitoring programs, involving and funded by all stakeholders, to
monitor the status and mortality of wildlife populations, and to determine
the effectiveness (i.e., functionality, connectivity) of wildlife movement
corridors near the TSMV lands.
c. Provide all data from monitoring programs and future studies to the Town of
Canmore or regional bodies assisting in the management of wildlife in the Bow
Valley.

4.11 Specific Analyses To Be Completed
a. Environmental impacts due to undermining, including effects on ground and
surface water.
b. Related to Wildlife:
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i.

ii.

iii.

iv.
v.

vi.

Use meaningful and well justified Alternative Development Scenarios
that will lead to the selection of development plans that will have
acceptable impacts on wildlife. Scenario assessments could reflect a
range in development densities and layouts, and hence different
development footprints, different numbers of people who could reside in
the development, and different pressures on wildlife from increased
human use of wildlife corridors, from increased traffic and from indirect
effects of noise and light.
Assess the effects of the Project on existing wildlife corridor movement
patterns related to change in habitat use and increased human use. Use
validated habitat selection models (e.g., resource selection functions
developed and validated using telemetry data collected in the RSA).
Use approaches that recognize existing movement constraints and
propose mitigations to improve those constraints. Include the Along
Valley, Tipple Across Valley, and Steward Creek Across Valley wildlife
corridors in the analysis.
Identify impacts from the wildfire mitigation strategy that will be required
for development, including changes to vegetation, habitat and effects on
wildlife.
Evaluate the mitigation used to reduce effects on wildlife, including
fencing, if this is proposed to manage Project effects.
Address human-use impacts on wildlife populations (e.g. corridor
functionality, vehicle collisions), as well as the potential effects on
human safety from wildlife conflicts.
Update the Wildlife Human Interface Prevention Plan (previously
prepared in 2004 for the TSMV) to reflect current legislation, and
potential wildlife – human effects, and mitigation and monitoring required
for the Project.

5.0 Preparation of ToR and Review of EIS
The Town of Canmore EIS Policy requires that this EIS Terms of Reference and the
resulting EIS are reviewed by an independent qualified third-party consultant who reports
directly to the Town and that this reviewer be involved from the beginning of the EIS
process.
The Town and its third-party reviewer will work with the Developer and their consultant to
achieve a mutual understanding of the information that must be included in the EIS. The
third-party reviewer will have access to a draft version of the EIS to provide comments
and recommendations. As questions arise or incremental work is produced by the Town
or its consultant, or the Developer and its consultant’s, this information will be provided in
a timely manner to the other parties.
The EIS must be submitted and reviewed by the Town’s third-party reviewer prior to the
First Reading of the Project ASP by Council. The third-party review will answer three main
questions, as follows:
•
•

Does the EIS include the required information, as outlined in this ToR? If any
information is missing the third-party reviewer will identify the deficiency.
Does the EIS follow agreed upon methods and analysis, as outlined in this ToR?
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•

Does the third-party reviewer agree with the assessment of un-mitigated risks, the
mitigation identified, and the assessment of residual effects?

The third-party reviewer will assess whether the EIS meets the requirements of the Town’s
EIS policy. The reviewer will identify gaps in the EIS, and provide recommendations on
additional, mitigation, monitoring, or future studies required. The third-party reviewer will
also complete further work on the EIS as required by the Town of Canmore.
Both the third-party reviewer and the Developer’s EIS consultant will respond to any
additional questions, provide clarification, and address any requirements that the Town of
Canmore requests because of the EIS and its review.
The Town may also refer the EIS to other agencies or committees for circulation, including
but not limited to the Government of Alberta and Canmore’s Environmental Advisory
Review Committee (EARC).
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