Record of Submissions
This document contains the written submissions received in response to the notice of public hearing for:
Municipal Development Plan Amendment Third Party Environmental Impact Statement Bylaw 2018‐16
The public hearing was held September 25, 2018. Public submissions respecting this bylaw were
accepted between September 4, 2018, when Council approved the hearing date, and 6 p.m. on
September 25, 2018, when the public hearing adjourned.
This document was prepared by Suzette Cardinal, Recording Secretary, September 27, 2018.

Submission to September 25, 2018 Public Hearing on Bylaw 2018-16: A proposed
amendment to the 2016 Canmore Municipal Development Plan – from the
Bow Corridor Organization for Responsible Development, September 25, 2018
To Mayor John Borrowman and Councillors Esme Comfort, Jeff Hilstad, Karen Marra,
Joanna McCallum, Vi Sandford, and Rob Seeley,
By way of introduction, BowCORD is an all volunteer Canmore organization that was
formed to intervene in the 1992 hearings of the Natural Resources Conservation Board
on the proposal of the Three Sisters Golf Resorts Inc. to develop in Wind Valley. As
you know this proposal was denied and Three Sisters Mountain Village was moved to
our Bow Valley in Canmore.
Since 1992 BowCORD has made every effort to provide constructive input into major
Town of Canmore documents with a particular interest in policies which provide the best
public process and serve to protect our remarkable natural environment – a source of
great economic, environmental, social and aesthetic benefit to our community.
Since then we have continued to provide our best input to Council, including two years
of presentations on successive drafts of the 2016 MDP - a period when the Town had
ample opportunity to bring forward this amendment for Council to consider. And in 2016
Council gave its unanimous approval for our MDP, including Policy 18.2.15, which
applies a 3rd party review to ALL development for which an EIS is required, i.e.,
Policy 18.2.15: The preparation, scope, content and review of an EIS shall be in
accordance with the Town’s EIS Policy. Whenever an EIS is prepared, the Town will
contract a qualified professional(s) to conduct an independent third party review of the
EIS.

We could not agree more with the statement of the Public Hearing Notification that this
3rd party policy shines as an example of the importance Canmore places on complete
transparency and the non-partisan, independent judgment that is brought to any
development proposal that might have any negative impact on our environmentally
sensitive areas, habitat patches and wildlife corridors This has been a priority of our
community, elected representatives on Council and Town Administration and staff.
It is within this constructive framework that we express significant concerns
about any amendment to Policy 18.2.15 below:
FIRST- To exempt Town development projects from a 3rd party review sets a lower
bar of oversight for the Town than for projects brought forward from a developer,
with one standard for the developer and a lesser standard for the Town.
We believe that the Town is on higher ground when this policy continues to apply to ALL
development.

SECOND - Even with the Town providing the Environmental Impact Statement
(EIS) for its own project, there can be no assurance that there will be NO cases in
which there may be a bias from the Town’s perspective, if only by their ownership
of it.
It is understandable that the Town is deemed to represent the "public interest" (including
environmental interests) in all of their actions. However retaining the professional
services of an independent 3rd party review is a small price to pay to ensure and give reassurance that this independence it maintained, thereby providing a healthy
atmosphere of self-scrutiny/criticism when it comes to the Town’s own projects.
An independent 3rd party review is the only way to ENSURE that the interests of the
public are be best served.
THIRD - As on many occasions before, an independent 3rd party review brings a
specialized expertise to the Town’s EIS that would not otherwise be available.
As we all know, there are many uncertainties with regard to the environmental impacts
of development. An independent 3rd party review significantly increases the likelihood
that there will be no errors, omissions, or failures to highlight alternative points of view.
This is particularly important given that most development projects are irreversible.
FOURTH - Previous 3rd party reviews have also provided valuable new ideas that
opened the door for new recommendations and solutions.
FIFTH - In practice, relatively few ‘Town’ development projects requiring an EIS
would be anticipated, so the expected costs would not be too high.
It is understandable that the Town is deemed to be representing the "public interest"
(including environmental interests) in all of their actions.
However retaining the professional services of an independent 3rd party review is a
small price to pay to ensure and provide re-assurance that this independence is
maintained.
We would also strongly urge Council NOT to give 3rd reading immediately
following the public hearing, but to give the input from the citizens of Canmore whom you represent - full consideration as has been the process in the past.
Sincerely,
Dr. Heather MacFadyen Chair,
Bow Corridor Organization for Responsible Development
An intervener in the 1992 NRCB Hearings

Bow Valley Builders & Developers Association
Suite 854, 743 Railway Ave
Canmore, Alberta, T1W 1P2
T. 403.675.2288
ceo@bowda.ca; www.bowda.ca

Town of Canmore
902 7th Ave
Canmore, AB T1W 3K1
Sept 24, 2018
Re: Public Hearing on Environmental Impact Statement, Third Party Review
Bow Valley Builders and Developers Association (BOWDA) is opposed to the
recommendation to change the Municipal Development Plan (MDP) section
18.2.15 to read:
The preparation, scope, content and review of an EIS shall be in
accordance with the Town’s EIS Policy. Whenever an EIS is prepared, the
Town will contract a qualified professional(s) to conduct an independent
third party review of the EIS. Notwithstanding the above, the requirement
for an independent third party review of an EIS does not apply to any EIS
prepared by or on behalf of the Town.
BOWDA’s position on this issue has been consistent: The Town of Canmore
should be held to the same level of scrutiny to which it holds private developers.
The consultants who create an Environmental Impact Statement, whether it be
for a private developer or the Town acting as the developer, are bound by a code
of professional conduct.
The Town requires the EIS be prepared by the developer’s professional
consultant to provide an overview of the proposal, describe the existing site
conditions, analyze the impacts of the proposed development and provide
mitigations and recommendations. The Town’s EIS Policy section 11.3 states:
“The third party reviewer will identify and make recommendations on how to
reduce, mitigate or avoid negative impacts of the proposal including raising
concerns if the negative impacts cannot be satisfactorily reduced, mitigated or
avoided.”
If the Town sees value in having a second professional consultant raise concerns
about the mitigation of negative impacts of a proposal by a private developer,
then it should see value to providing the same level of scrutiny to its own
projects.

One area where we agree with the Town is that the cost of preparing a TPR for
an EIS is high and does not include the staff cost to manage the process. This
holds true for private developers where a TPR is required. While the Town pays
for the direct costs of the TPR, the developer invests significant time and money
by their own staff and consultants to address any issues identified in the TPR,
and ensuring that the TPR consultants stay within the terms of reference of the
review.
This issue illustrates the increasing costs that developers incur for any
development in Canmore. The amount of required studies and reports is
increasing, adding on to the cost of any development, and reducing the
affordability of homes.
Regards,

Ron Remple
Executive Director

RE: Third Party EIS Review - please do not eliminate it

Dear Mayor Borrowman and Councillors,
Please do not eliminate the third party EIS review. We feel that it is critical for our Town of Canmore
representatives to lead by example and this is an important measure of oversight protection of our wildlife and
environment. If we wish to be known as a town demonstrating leadership with environmental stewardship, this
significant level of review is so important to the integrity of this process.
With thanks and appreciation,
Rachel Gauk
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RE: Public Hearing Third party reviews of EIS for Town sponsored projects

I am OPPOSED to the amendment to eliminate third party reviews of EIS for Town sponsored projects.
Canmore prides itself on its leadership vis a vis environmental stewardship. Our tourism industry, and the
building and development sector, are the primary engines that drive our local economy. Both bank on the
natural wonders (wildlife, vistas) of Canmore and the Bow Valley to market their products.
Simply because a project is sponsored by the town does not mean it will not have negative impacts on the
environment. These negative impacts could potentially be catastrophic and cause irreversible damage to our
fragile eco-system.
Notwithstanding an EIS for a town’s sponsored initiative would be prepared by a consultant, it is highly
unlikely that within Town administration, that we would have staff with the breadth and depth of professional
expertise and experience “identify and make recommendations on how to reduce, mitigate or avoid negative
impacts of the proposal including raising concerns if the negative impacts cannot be satisfactorily reduced,
mitigated or avoided.” as required by the Town's EIS policy.
Sadly based on recent events I'm of the opinion that for whatever reason or reasons, administration (and if
council approves this amendment, council as well) do not want the town’s work to be scrutinized by an
impartial, unbiased expert.
I am fortunate to be able to call Canmore home. But I believe it is a privilege not a right to be able to live, work,
play in Canmore and the Bow Valley. No matter what 'development' mistakes were made in the past, we must
do better moving forward. Third party reviews of EIS for Town sponsored projects is just one tool we need to
ensure we do our part to protect this Valley.
Dawn Hunt
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RE: Town EIS review

From: Eric Langshaw
Sent: Tuesday, September 25, 2018 10:27 AM
To: Esme Comfort <ecomfort@canmore.ca>; Vi Sandford <VSandford@canmore.ca>; Jeff Hilstad
<JHilstad@canmore.ca>; Cheryl Hyde <CHyde@canmore.ca>; John Borrowman <JBorrowman@canmore.ca>; Joanna
McCallum <JMcCallum@canmore.ca>; Rob Seeley <rseeley@canmore.ca>
Subject: Town EIS review
I WOULD LIKE TO VOICE MY OPPOSITION TO THE PRESENT PROPOSED AMENDMENT TO THE MDP WHICH IS TO
REMOVE 3ED PARTY EIS ASSESSMENTS OF TOWN PROPOSALS. I AM IN TOTAL AGREEMENT WITH
THE LETTER TO THE EDITOR SEP 20, 2018 BY Naia Noyes-West.

THANK YOU
ERIC LANGSHAW
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RE: Serious concern and opposition towards proposed amendment to "Municipal
Development Plan Amendment Third Party Environmental Impact Statement" bylaw.

From: Jeff Mah
Sent: Tuesday, September 25, 2018 10:07 AM
To: Suzette Cardinal <scardinal@canmore.ca>
Subject: Serious concern and opposition towards proposed amendment to "Municipal Development Plan Amendment
Third Party Environmental Impact Statement" bylaw.
Dear Cheryl Hyde,
As a concerned citizen, I am writing to express my extreme concern and opposition towards a proposed amendment to the "Municipal
Development Plan Amendment Third Party Environmental Impact Statement" bylaw.
Living in the Bow Valley, we are entrusted with caring for a very challenging eco-system with regards to development. What space we do
have is severely limited, and any decisions must be done with utmost care.
It is near impossible to change what occurs and the stakes are high. When it comes to development, there is a lot of money on the table, and
the greed of individuals makes it enticing to cut corners, rig the system, etc.
Because of this, we must have the additional check and balance of 2 independent EIS's. Not only because environmental companies can be
vastly different in their assessment, but it is very possible for EIS's to be co-opted to suit a particular aim. One only needs to look at the recent
TSMV application process where they pushed their own EIS which was highly skewed towards the developer's interests.
While it may seem convenient to expedite the EIS process, we cannot assume moving forward that we will consistently have a town council
and administration that truly has environmental / ecological concerns as their key priority. And by reducing the robustness of the process
down to only 1 EIS, it makes town governance particular vulnerable to singular interests.
In some ways, we have come so far, and in other ways, we are so far behind. To remove added layers of diligence is foolhardy and
shortsighted. When it comes to decisions of a lasting impact, we must have checks and balances. Too much is at risk otherwise.
Please feel free to connect with me,
Sincerely,
Jeff Mah

-jeff mah
free to become
www.jeffmah.com
www.theyogalounge.ca
Please watch my Vimeo Channel

about Canmore Social Isssues, Yoga, etc!

"Never confuse movement with action"
Ernest Hemingway
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RE: OPPOSED to MDP Amendment removing Third Party EIS for Town projects

From: Naia Noyes‐West
Sent: Tuesday, September 25, 2018 11:28 AM
To: Jeff Hilstad <JHilstad@canmore.ca>; John Borrowman <JBorrowman@canmore.ca>; Karen Marra
<KMarra@canmore.ca>; Esme Comfort <ecomfort@canmore.ca>; Joanna McCallum <JMcCallum@canmore.ca>; Rob
Seeley <rseeley@canmore.ca>; Vi Sandford <VSandford@canmore.ca>
Cc: Cheryl Hyde <CHyde@canmore.ca>
Subject: OPPOSED to MDP Amendment removing Third Party EIS for Town projects

Hello,
Just wanted to make sure my submission and position on the amendment proposed are clear and got around too all
the council members before the hearing.
I am OPPOSED TO AMENDING BYLAW 2018-16 which requires third party environmental impact statements
for Town of Canmore projects, by removing such requirement.
Ideally, the purpose of an environmental impact assessment is to ensure an unbiased and holistic consideration of
all potential impacts for an action, on an ecosystem (an environment and all the relationships that keep that
environment healthy -including human beings). This is especially important in circumstances where many diverse
members of an ecosystem have different subjective opinions on the outcomes of an action, as the EIS should take
all these into account and identify common values and vulnerabilities. The requirement should not be considered
a regulatory hurdle, but a tool in effective, efficient, and popular planning that ensure to continued health and
integrity of communities and the ecosystems they depend on.
HOWEVER: if said assessment and assessor are viewed by officials (such as Canmore Town Council and Admin)
as costly personal who are "hired to represent the interests of the Town." (Outlook, 2018, Town of Canmore Public
Hearing Notice for Bylaw 2018-16) then clearly, they are a waste of your, "the Town's" money, as you, "the Town,"
already represent your own interests.
Who then will represent the interests of the public and whole ecosystem we depend on? If you amend Bylaw 201816, no one will. That will be sad, inefficient, and widely unpopular. It will be yet another example of how you, the
Town, see your role as knowledgeable power holders who inherently now what is best for your ideal visions, rather
than responsible representatives who use taxpayer's dollars to hire third party professionals to take a holistic
perspective and identify the common values and vulnerabilities of the ecosystem and community as a whole.
Thank you
-Naia Noyes-West
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From:
To:
Subject:
Date:

Naia Noyes-West
Cheryl Hyde
Bylaw 2018-16 EIS Third Party Review Requirement
Saturday, September 8, 2018 10:32:53 AM

For the Municipal Clerk,
I understand the how it may SEEM redundant to have two EIS consultants. However, as someone who has studied
environmental assessment and community development for the past 5 years, I feel inclined to inform you that you do
not seem to understnad the PURPOSE of the Environmental Impact Statement Third Part Review requirement.
Certainly, this is clear by your wording in the Public Hearing Notification in the Rocky Mountain Outlook.
What an EIS Third Party Review requirement is NOT:
Paying someone to confirm and certify your interests as correct (aka: "hired to represent the interests of the Town.")
What an EIS Third Party Review requirement IS:
Ensuring the environmental impact of any action is objectively assessed WITHOUT BIAS, so that, rather than
representing the interests of any one person/group/or organization, the overall integrity of the ecosystem relied on by
all members of that ecosystem, is kept in tact.
Now, there is some confusion in your use of the word "Town." Based on the Town of Canmore's (Council and
Administration) past actions and use of the term "Town," I am assuming that in your Public Hearing Notification in the
Outlook, "the interests of the Town" refers only to the interests of council and administration, which, historically, have not
been aligned with the interests of the public (taxpayers and residents).
So, using more transparent terminology, allow me to re-write you Public Hearing Notice:
The ensure the public's interests and ecosystem integrity are protected, the Environmental Impact Statement (EIS) Third
Party Review Requirement in the Municipal Development Plan (MDP) requires an independent review for an EIS from
either the developer or council and administration. This work is may slow development proposals, however it is
important to ensure lack of bias, given that the first consultant will only represent the interests of the developer or
council and administration, not the public or the ecosystem as a whole. It is costly, but if our taxes are not to keep our
ecosystem safe for the interests of the public, then who else would take on this burden? Do we really want to pull are
Harper/Trump and start removing environmental protections that keep Canmore a safe and beautiful natural
environment for locals and tourists alike?
-Naia Noyes-West

RE: Public Hearing, 24th Sep. 2018

Your Worship, Members of Town Council,
please accept my opposition to the proposed amendment “... the requirement for an independent third-party
review of an EIS does not apply to any EIS prepared by or on behalf of the Town...”.
The Town has had ample opportunity to earn the trust of the public but unfortunately has, and likely not only in
my opinion, failed to do so. Worse, whatever trust there might have been left was likely shaken by the recent
“Peaks of Grassi” court ruling. The proposed changes will just remove another check point along the process. I
agree that it is somewhat awkward that the Town ought to hire a second consultant to review their first
consultant’s findings. Consultants are a bit like judges, certainly not unbiased considering the bickering that’s
going on in the political arena when judges are to be appointed. Part of the outcome is already predetermined by
the choice of a judge or, in this case, a consultant. There is a reason to double check the results of an
assessment, whether it is an assessment by a consultant hired by the Town or by a private enterprise. In order to
separate the interests of the Municipal Government and the interests of the public at large, which ideally ought
to be identical but practically are at times diametrically opposed in this town, I would like to suggest the
forming of a citizens’ committee made up of qualified members from the public to choose a consultant. This
would mimic the Town vs. a private enterprise relation.
Wanting to save some fees is just another red herring. If fiscal prudence were the administration’s true motive,
the administration would not have proposed waiving the application fees for amending the Land Use Bylaw for
subdivision of Peaks Landing.
I believe the fees spent for an independent third party review is money well spent. If the Town truly wants to
save money there are ample opportunities and I would happily contribute to such a list.
Dieter Remppel, Canmore
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RE: Public Hearing

Dear Council,
PLEASE do not approve this proposed change. There is a dollar cost to the third party review process for an EIS, but it
strengthens the integrity of the process if you conduct that review. Integrity is worth far more than dollars, folks, and I
hope you can recognize that. In today's world, it is critical.
Yours,
Ed Russell
Canmore, Alberta
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RE: Comment for public hearing on third-party environmental review bylaw
amendment

I am writing to record my opposition to the proposed amendment of the “Municipal Development Plan
Amendment Third Party Environmental Impact Statement" bylaw.
Environmental consulting companies and their personnel can differ dramatically in their mission, attention to
detail, approach, integrity, and philosophy, among other things. As a result, the findings of an EIS for a single
proposal can differ just as dramatically depending on the company hired and the people doing the work. Not
surprisingly, these differences persist whether a company or group is hired by the Town or by a developer. A
third-party review provides checks and balances and a second perspective on the environmental risks and
required mitigations for a proposed project. When making decisions about new proposals and initiatives for a
town that is situated in a key wildlife corridor, as Canmore is, it's especially important for the decision-makers
to fully understand the environmental impacts of new proposals and initiatives. I can't overstate the importance
of good decision-making now for the ecological future of the Bow Valley.
I'd be happy to answer any questions you may have.
Thanks in advance,
Hilary Young, PhD
Canmore, AB
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