TOWN OF CANMORE
RECORD OF WRITTEN SUBMISSIONS
Regular Council Meeting
Held Electronically
Tuesday, March 2nd, 2021 at 9:00 a.m.
This document contains the written submissions received in response to the notice of public hearing for the
following bylaw:
Land Use Bylaw Amendment 2020-19 Three Sisters DC District (Site 5)
Submissions are sorted in alphabetical order. If you are viewing the electronic version, please use the
bookmarks feature to scroll through the document.

This record of written submissions was compiled by Chyenne Shaw, Assistant Municipal Clerk, on Friday
February 26, 2021 and updated on March 4, 2021 by Cheryl Hyde, Municipal Clerk, to include additional
submissions received before the adjournment of the public hearing.
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From:
Sent:
To:
Subject:

canmoreandersons
Friday, February 26, 2021 8:00 AM
Shared.MunicipalClerk
LUB Amendment 2020-19: TSMV Site 5 - cautiously NEUTRAL

Thank you for the opportunity to comment on the proposed Bylaw 2020-19 amendment to LUB 2018-22 which applies to
TSMV’s Gateway lands. I am cautiously Neutral in my position for it.
I am a permanent resident in Three Sisters Creek and have been for 17 years, and the only commercial building that has
been built since the time I moved in was the Mountaineers Village. That small area holds a small number of businesses many of which have changed hands multiple times. The idea of the Gateway commercial area sounds good in theory, but
it feels to me like it is a bit of a bribe tied to their 2 new ASPs they have brought forward and this leaves a bad taste. I
remember when we moved here and the same owners were selling us on the Resort Centre, all the restaurants, shops,
businesses, spa, golf that would be in walking distance from our home, luckily we never moved to Canmore for those
failed promises by TSMV. It's unfortunate that all that has actually been built is a lot of homes that most people in
Canmore cannot actually afford. I am concerned about tax payers having to pay more to cover the costs of TSMV’s
promises that never actually happen. I will say the one thing I do like is the location, it is a good distance away from the
wildlife corridor and habitat patches and is close to the highway.
My biggest and ongoing concern in all of the TSMV lands for development is the risks of Undermining. Whether it be
Provincial or Municipal taxpayers (which is all of us), I am not interested in any of us footing even $1.00 of the bills for
failures due to Undermining to help enrich a developer. The debacle with the Dyrgas Gate sinkhole is one example that
cost Alberta taxpayers $600,000 for the band aid fix plus ongoing maintenance at a cost to local taxpayers, when it really
needed $1,700,000 for a proper fix! Dyrgas Gate is a tiny scale issue compared to what could happen on any
Undermined Land in Three Sisters, if structures are built on them. The problem is by the time issues occur and come to
the surface, they may most likely be beyond 10 years - so the new Undermining Regulation doesn't do much, if anything,
to protect us. Infrastructure failures will cost taxpayers and this is totally unacceptable.
Thank you,
Kay Anderson
Three Sisters Creek resident since 2004
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From:
Sent:
To:
Subject:

Garrett Brown
Friday, February 26, 2021 5:39 PM
Shared.MunicipalClerk
Land Use Bylaw Amendment 2020-19: TSMV Site 5

To: Town of Canmore Councillors and Mayor Borrowman
I am writing you today to voice my comments with regards to the Land Use Bylaw Amendment 2020‐19: Three Sisters
Mountain Village (TSMV) Site 5 (The Gateway). The rationale for the proposed amendment appears to be to create a
mixed use development for The Gateway project, including a proposed rezoning which will allow for medium density
residential dwellings and employee housing.
I DO NOT hold an anti‐development philosophy. I DO have a view that development, in part, needs to provide for the
overall benefit of the community and strongly take into consideration that we live in a valley where there is considerable
migration of wildlife, which we need to protect. Given that The Gateway is already surrounded by existing development
to the south and the Trans Canada Highway to the north, I support TSMV’s concept to provide a variety of commercial
businesses and services to existing residents in the Three Sisters area. However, I have serious concerns about the
proposed addition of residential units to this project, in that the actual construction process will potentially follow
TSMV’s past performance of promising commercial development, only to not follow through with completion of all
aspects of commercial development after residential dwellings are completed.
We all know that the residential tax base will not solely support our community without also having the benefit of a
commercial business tax base. Being a residential property tax payer within the Town of Canmore (property is in my
wife’s name), I grow increasingly frustrated to see our taxes continue to sky rocket year after year. In the past 10 years,
the property taxes at our residence have gone up approximately 75%. This is not financially sustainable, at least not for
me.
Therefore, I strongly urge you to amend the bylaw to include a phased approach to construction, whereas TSMV can
only proceed to a subsequent phase if they honour their promises for commercial construction in the previous phase.
Thanks for your time and consideration,
Garrett Brown
Canmore
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Submission for 02 March 2021 Public Hearing: Bylaw 2020-19...Steve de Keijzer

WHY WOULD COUNCIL DESIGNATE ANY NEW RESIDENTIAL AREAS
IN CANMORE WITHOUT A ‘PAH’ REQUIREMENT?
Zoning is the stage in the land use planning process where council has the most powerful and specific
authority: municipalities have no obligation to rezone/redesignate any lands. Both the timing and the
nature of zoning is at Council’s discretion.
 SLIDE/attachment #1: Map #10 - Phasing (Staging) in 2002 Stewart Creek ASP. This map
shows that without any development in Phase 4, the commercial area of Stewart Creek, TSMV
has subdivided and sold phases 1,2,5,6,7 and 8 – all of these phases are residential.
An example of “conceptual” phasing sidelined by easier-to-sell residential real estate.
 SLIDE/attachment #2: Section 9.2, Staging, from 2004 Stewart Creek ASP.
Note that Subsections 9.2.2 (a) and (e) contemplate coordination of employee housing for the
2004 Resort Centre ASP area.
CONSEQUENCES OF APPROVAL OF 2020-19
If Bylaw 2020-19 is approved as proposed there would be nothing to stop the applicant from
subdividing and developing the R3-SC1 site for market housing as its next phase. Once zoned such
development could take place prior to construction of any commercial land in the adjacent Gateway
district.
DOES COUNCIL HAVE OPTIONS?
YES. The proposed RS-3C1 zoning has a minimum density of 30 units/hectare. The MGA enables
municipalities to acquire 15% Municipal Reserve (rather than the ‘normal’ 10%) where development
density is 30 units/h or higher.
This gives Council an opportunity to negotiate with any developer/land owner (including Three Sisters
in this instance) to provide a portion of the 15% to the Town/CHC for PAH-type housing rather than as
MR. The total land contribution would be within the legislative 15%.
Given the universal recognition for the need of PAH-type housing and in light of the many current
policy connections between the 2004 Stewart Creek ASP and the 2004 Resort Centre ASP for employee
housing, Council should enter into discussions with the applicant to consider the provision of lands for
PAH prior to moving forward with Bylaw 2020-19.
FUTURE ASPs
If council wants to ensure that commercial development and PAH housing meet the Town’s goals and a
proponent’s promises, phasing policies need to be explicit – not merely “conceptual” - to ensure
community-valued developments are constructed in a timely manner.

Steven de Keijzer

Draft: bylaw 2020-19/2004 Stewart Ck ASP/public hearing
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Submission for 02 March 2021 Public Hearing: Bylaw 2020-19...Steve de Keijzer

Draft: bylaw 2020-19/2004 Stewart Ck ASP/public hearing
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Submission for 02 March 2021 Public Hearing: Bylaw 2020-19...Steve de Keijzer
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From:
Sent:
To:
Subject:

jamie Findlay
February 2, 2021 2:00 PM
Shared.MunicipalClerk
LUB Amendment 2020-19 Three Sisters Gateway (Site 5)

Hello,
I would like to pass along the email as record of my support for the Three Sisters Gateway Commercial.
All the best,
Jamie Findlay, MPM
Project Manager

Findlay Group Inc.

Development Management & Design
202, 729 ‐ 10 st
Canmore, AB T1W 2A3
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From:
Sent:
To:
Subject:

Tuesday, February 2, 2021 7:33 PM
Shared.MunicipalClerk
LUB Amendment 2020-19 Three Sisters Gateway

I am in absolute full support for this project! Absolutely needs to happen.
Regards,
Danny Finn
Sent from my iPhone
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Dear Mayor Borrowman and Town Councillors,
Thank you for the opportunity to comment on the proposed amendment to LUB 2018-22 which applies
to TSMV’s Gateway lands. Although I am generally in favour of the intent of this bylaw, I do have a few
proposed amendments to help strengthen this bylaw.
I am glad to see that TSMV finally, after 17 years, are making some movement towards developing the
Gateway commercial area. For now, I am willing to cautiously give them the benefit of the doubt that
there intent is real; that this isn’t just a tactical move to help repair their tarnished reputation of never
building promised commercial development.
The promise of light industrial, a grocery store and an innovation hub would all be welcome additions to
the area, if they get built. But it behooves us and council to be wary, and to add some wording to this
proposed amendment that ensures we the tax payers aren’t going to again get saddled with covering
the costs of TSMV’s unfulfilled promises.
More specifically I have the following 2 major concerns with this amendment:
1 – Residential vs Commercial Development:
To date, we have seen none of the commercial development promised by TSMV in their 2004 Stewart
Creek ASP and, absolutely none of what was promised in their 2004 Village Centre ASP. The 2004
Stewart Creek ASP promised some 350 000 square feet of commercial property would be built over an
estimated 10 year timeline. Here we are 17 years later with a bit of movement on this front although I
certainly did listen to Mr. Ollenberger’s wording closely: they have “tentative” plans to proceed forward
in mid-March and they are “hoping” to work with a grocery store.
I apologize for my skepticism but TSMV’s history to date should give us all reason to be extra careful.
According to Map #10 from that 2004 ASP, the "Gateway" area was supposed to be developed in
stages 4 & 4a while phases 5,6,7 and 8, all residential, were to follow. I would like to point out that ALL
of those residential phases have already been built and only now, are they considering the commercial
development. I’m sure any economic modelling done on the 2004 ASP would have assumed phases
were to be developed in the order promised and, within the predicted 10 year build out.
I therefore strongly believe we need more protection written into this bylaw to ensure the commercial
development actually does happen this time. No residential development should be allowed in the
Gateway before the commercial component is built. They’ve proven they can’t be trusted on this front
and, as a result Stewart Creek has cost the town, and the tax payer dearly. We can’t let this continue.
2 – Affordable Housing and Employee Housing
Since the Stewart Creek ASP was accepted in 2004, 717 residential units have been built. This Gateway
project will add another 175 units giving a total of 892 units. Despite this degree of residential
development, TSMV have not provided a single unit of PAH/Vital homes to the town. Not one. (The
PAH complexes on Dyrgas Gate were built on land that the town received in exchange for municipal
owned road allowances that were given to TSMV).
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This is shocking given the need for affordable housing in our town. I urge you to add wording to this
amendment that ensures that PAH units will be built and that they comprise 20 to 25 % of the
residential units proposed in the Gateway development.
I am glad to see them committing to build employee housing but I think we need specific wording in this
amendment that ensures employee housing is completed within a certain time frame relative to when
the commercial development is complete.
Thank you for the opportunity to comment on this important bylaw.
Sincerely,
Tracey Henderson
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From:
Sent:
To:
Subject:

Karsten Heuer
Friday, February 26, 2021 7:40 AM
Shared.MunicipalClerk
Bylaw 2020-19

Dear Mayor Borrowman and Town Councillors,
I am cautiously neutral to TSMV's proposed amendment to the Gateway at Three Sisters as it will occur in an
area already hemmed in by development on all sides and will not result in additional loss of wildlife habitat or
further constrict a wildlife corridor.
I say "cautiously" for the following reasons:
1) Mix of residential and commercial development: If past approved ASPs are any indication, TSMV has a
very poor record of following through on promised ratios of commercial versus residential development. For
example, of all the development they have done so far (more than 3,000 residential units), the only commercial
development is the Worldmark Hotel (112 rooms) and a few shops on the ground level of Mountaineers Village.
No wonder our municipal tax rates have gone up by 58-74% and our utility rates 90-124% over the last 10
years! Please amend the bylaw to include a phased approach that can only proceed to a subsequent phase if the
previous phase delivers on the promised ratio.
2) Undermining risks: Some of TSMV's latest claims for how they will mitigate undermining are concerning
to me and seem to be poorly researched. For example, in response to community concerns about the climate
impacts associated with their plan to pour hundreds (thousands?) of truckloads of cement into the shafts and
chambers underlying the unfinished golf course (cement being one of the most carbon-intensive products in the
world) TSMV recently changed their intended approach to one that will include a fly-ash paste. However, an
article in an engineering journal about sustainable building materials
(https://www.hindawi.com/journals/amse/2018/4315345/) clearly the use of fly ash concrete for such applications is

UNPROVEN. Although it has the advantages of longer workability coupled with quicker strengthening, long term exposure
to sodium sulfate solutions of 10 to 15% (sodium sulfate is very common in coal mines around the world and I would
expect Canmore coal mines are no exception) developed fissures and gypsum crystals which significantly weakens the
paste block strength over time. Maybe I'm missing something, but how will two engineers sign off on something so
questionable? Approval of any development that requires undermining mitigations cannot proceed until such fundamental
questions are answered.
All this begs the question: Is TSMV just saying whatever they think will get development approved no matter the financial,
safety and liability risks to our community?

Sincerely,
Karsten Heuer
Canmore
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February 24, 2021
Canmore Town Council
902 7th Avenue
Canmore, AB
T1W 3K1
municipal.clerk@canmore.ca
Leslie LeQuelenec
Canmore, AB

Re: Input to public hearing for The Gateway at Three Sisters Mountain Village set for Tuesday,
March 2 - Bylaw 2020-19
Dear Clerk
I have been resident at
since 2006. We built this as a family home and it is
the hub for many outdoor activities, year-round, for ourselves, our children and grandchildren.
We have watched and been patient with the various ups and downs of development in the
Three Sisters. It has certainly not gone according to the initial vision. Overall though we are
pleased to see the plans for Gateway.
We have 2 items we would like to raise for your consideration at this location.
Firehall for Three Sisters - The first is a firehall to service Three Sisters and the new
development east of Three Sisters. We watched first hand in 2008 as our neighbor’s house
burnt to the ground weeks before it was to be occupied. And we then watched more recently,
with much dismay, the disappearance of the small firehall on Dyrgas Gate. We understand a
new station is planned for the Palliser area but that plans for Three Sisters are possibly 10 years
down the road. In my view the Gateway would be an excellent location for a firehall. I urge both
the Town and the TSMV to consider this, to act responsibly and ensure we have some level of
fire coverage at Three Sisters within the next 2 years. Surely it is in the best interest of the
Town, the Developer and all the residents to see this done. I would fully support a multi-year
firehall levy as part of my tax bill to make this happen. We live in a wonderful area but there is a
lot of nearby forest and the homes are timber frame construction. Some level of fire service at
Three Sisters, is in my view, essential to prevent something we will all regret.
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Commercial & Educational Development - The second issue relates to attracting both business
and educational facilities to the Gateway development. I would strongly recommend the Town
and the Developer set up a committee to actively seek and attract high quality, stable, longterm commercial tenants. A very deliberate approach is necessary to attract solid value-add
tenants. The location would be ideal for tech companies whose people can work from
anywhere. Calgary has recently convinced a number of tech companies to relocate from
Vancouver. Canmore needs to do the same, the Town and the Developer must mount a
concerted effort in this regard. This cannot be left to chance and to normal course practices.
There has been much discussion about the value of commercial tenants and what they
contribute to financial stability for the Town of Canmore. However, despite all the plans and
promises, the result/execution has fallen woefully short. The new Three Sisters Mountain
Village ASP is seeking to open significant commercial opportunities within the new
development. Gateway is the place to start, to show that it can be done, that significant value
add commercial business can be a key part of, and contribute to Canmore. And on the
educational front there are many excellent post-secondary Institutions in Alberta who might be
persuaded to develop a Canmore campus. The offerings can range from core education
essential to athletes in training in Canmore through to world class environmental research and
teaching facilities. These types of facilities have to be encouraged and nurtured. It will take a
good team of people, Town of Canmore, residents, and the Developer to generate the vision
and to make this happen.
I look forward to the Town and the Developer seriously considering the two points above. I
would be happy to discuss them further with anyone who is interested.
Regards,
Leslie LeQuelenec
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February 25, 2021
Re: Bylaw 2020-19
Dear Council,
I would like to put forward my support for the amendments being proposed for
the Gateway at Three Sisters development. More specifically I am in support of
the proposal to add light manufacturing, breweries/distilleries as discretionary
uses within this development.
Canmore currently has a growing manufacturing sector which is helping to
diversify the economy; however it has always been difficult to find suitable
spaces for businesses like ours to expand into. An opportunity like this will help
maintain and grow this sector while also providing valuable skilled work
opportunities to the local community.
Allowing for such a varied use will hopefully create a vibrant commercial area
and help build a community area for the residents of Three Sisters to take
advantage of. It would also hopefully reduce the need for residents of this area
from having to travel into the downtown area as often, helping to reduce
congestion downtown.
Sincerely,
Dean Smolicz
Owner
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Neil <> February 17, 2021 4:20 PM
Shared.MunicipalClerk
Local support for this project

From:
Sent:
To:
Subject:

I write to Town of Canmore Council today as a long term Bow Valley Resident to express my support for the Gateway at
Three Sisters. Seeing this very creative commercial development come about and hearing the excitement from many of
those living in that area of Canmore is remarkable. I applaud the Town of Canmore for taking an interest in developing
more commercial land in this area and welcome this as a positive outcome.
Neil Tanner
M

m

m

C: 403.760.0234 T: 403.609.3204 F: 403.609.2741

E: neil@tannerproperties.com
W:

www.tannerproperties.com
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m i c h a e l v l e s s i d e s
a u t h o r / s p e a k e r
c a n m o r e, a b
c a n a d a

Canmore Town Council
Canmore Civic Centre
Attn: Municipal Clerk
902 7th Avenue
Canmore Alberta T1W 3K1`
February 17 , 2020
Dear Sir or Madam,
This letter comes to you in support of The Gateway at Three Sisters (TSMV site 5) commercial
development.
My wife and I have been business owners in Canmore for the past 10 years. I believe this commercial and
light industrial portion of the TSMV development will not only increase Canmore’s economic diversity,
but also serve to accommodate a host of services that will address residents’ daily needs.
What’s more, the addition of more commercial space will actually serve to improve Canmore’s fiscal
sustainability by increasing our town’s non-residential values to a larger percentage of Canmore’s total
assessment. In theory, this may allow the Town to decrease tax rates and also move toward our Municipal
Development Plan’s goal of a more sustainable assessment split.
Regards,

Michael Vlessides
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