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TOWN OF CANMORE 
AGENDA 

Special Meeting of Council 
Council Chamber at the Civic Centre, 902 – 7 Avenue 

Tuesday, April 23, 2024 at 10:00 a.m. 

A. CALL TO ORDER AND APPROVAL OF AGENDA
1. Land Acknowledgement
2. Agenda for the April 23, 2024 Special Meeting of Council

B. PUBLIC HEARINGS – none

C. DELEGATIONS – none

D. APPROVAL OF MINUTES – none

E. BUSINESS ARISING FROM THE MINUTES – none

F. UNFINISHED BUSINESS – none

G. BYLAW APPROVAL
1. Revised Land Use Bylaw Amendment 2024-04 – Three Sisters Village

Phase 1 and Three Sisters Village Phase 1 Conceptual Scheme
Recommendations: 
(1) That Council

(a) give first reading to Revised Land Use Bylaw Amendment 2024-04 –
Three Sisters Village Phase 1,

(b) give second reading to Revised Land Use Bylaw Amendment 2024-
04 – Three Sisters Village Phase 1,

(c) give leave to go to third reading of Revised Land Use Bylaw
Amendment 2024-04 – Three Sisters Village Phase 1, and

(d) give third reading to Revised Land Use Bylaw Amendment 2024-04
– Three Sisters Village Phase 1.

(2) That Council approve the Conceptual Scheme for Three Sisters Phase 1
as presented.

H. NEW BUSINESS – none

I. REPORTS FROM ADMINISTRATION – none

J. NOTICES OF MOTION – none

K. CLOSED SESSION – none

L. ADJOURNMENT
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Request for Decision 
DATE OF MEETING: April 23, 2024 Agenda #: G 1 

TO: Council  

SUBJECT: Revised Land Use Bylaw Amendment 2024-04 – Three Sisters Village 
Phase 1 and Three Sisters Village Phase 1 Conceptual Scheme 

SUBMITTED BY: Harry Shnider, Senior Development Planner 

RECOMMENDATION: (1) That Council
(a) give first reading to Revised Land Use Bylaw Amendment 2024-

04 – Three Sisters Village Phase 1,
(b) give second reading to Revised Land Use Bylaw Amendment

2024-04 – Three Sisters Village Phase 1,
(c) give leave to go to third reading of Revised Land Use Bylaw

Amendment 2024-04 – Three Sisters Village Phase 1, and
(d) give third reading to Revised Land Use Bylaw Amendment

2024-04 – Three Sisters Village Phase 1.

(2) That Council approve the Conceptual Scheme for Three Sisters
Village Phase 1 as presented.

EXECUTIVE SUMMARY 
As the first step in implementing the Three Sisters Village Area Structure Plan (ASP), the developer has made 
application for Conceptual Scheme (CS) and Land Use Bylaw Amendment (LUB) approval. Administration 
have reviewed the submitted information and are satisfied that the information is consistent with the policy 
and intent of the Three Sisters Village ASP. 

RELEVANT COUNCIL DIRECTION, POLICY, OR BYLAWS 
Corporate Directive 2021-02 came into effect on May 11, 2021, and provides direction for the preparation 
and amendment of Conceptual Schemes. The purpose of a CS is to ensure the orderly subdivision and 
development of an area of land. It is a non-statutory plan that provides a framework to inform land use and 
subdivision applications as they relate to the future phases of subdivision and development of lands within an 
approved area structure plan. 

Adoption of the ASPs was ordered by the Land and Property Rights Tribunal (LPRT) on the basis that the 
ASPs are consistent with the 1992 Natural Resources Conservation Board (NRCB) Decision. On October 24, 
2023, Council, through motions 257-2023 to 260-2023 gave three readings to adopt the Three Sisters Village 
ASP. 
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DISCUSSION 
Section 619 of the Municipal Government Act (MGA) is a specific provision of provincial legislation that 
applies to municipalities in Alberta where specified provincial board approvals exist, including approvals by 
the NRCB.  

As discussed at the Special Meeting of Council on October 24, 2023, the 1992 NRCB Decision and Section 
619 of the MGA continues to apply to applications related to the implementation of the Three Sisters Village 
ASP. Regarding this application, Section 619 requires that the Town of Canmore approve a LUB amendment 
where it is consistent with the 1992 NRCB decision to the extent that it complies with the NRCB decision.  
Section 619 applies to the LUB amendment application, not to the CS application.  The LUB and CS 
applications are being made at the same time as provided by the Three Sisters Village ASP.  These 
applications were made on behalf of the developer’s representatives and deemed complete on December 20, 
2023. 

Conceptual Scheme  

In accordance with the Town of Canmore’s Conceptual Scheme Directive, supporting documentation in the 
following areas was submitted for review and comment by Town administration, the Province of Alberta, and 
third-party consultants: 

• Planning Analysis and Conceptual Scheme Summary Document 
• Transportation Impact Assessment and Mobility Assessment 
• Steep Creek Hazard Analysis and Mitigation Plan 
• Geotechnical Study 
• Water and Sanitary Servicing Report 
• Staged Master Drainage Plan (Stormwater) 
• Undermining Report 
• Wildlife Monitoring and Adaptive Management Plan (submitted to Province of Alberta) 
• Alberta Historical Resources Act Approval with conditions  

Administration and their third-party consultants have conducted reviews of the submitted documentation and 
have discussed several issues with the applicant. Administration are satisfied that the CS and the supporting 
studies are generally consistent with the relevant policies and plans in the ASP. The next step in the process 
will be the preparation and filing of subdivision applications, which will further refine the information 
provided in the CS document.  

Land Use Bylaw Amendment 

The LUB amendment consists of four new sections that will implement the first phase of the Three Sisters 
Village ASP. Two sections describe uses and regulations for R3 (Residential Comprehensive Multiple Unit) 
and R4 (Medium Density Residential) districts. Both districts have density and bonus unit numbers that will 
be described in the Land Use Maps. These districts are intended to be used in future phases of the ASP. 
Administration are satisfied that the proposed amendments are consistent with the ASP, and will provide the 
implementation framework required for subdivision and development.  
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As the LPRT ordered the Town to adopt the ASP on the basis that it was consistent with the 1992 NRCB 
decision, consistency of the LUB amendment with the ASP is an indicator of consistency with the 1992 
NRCB decision. Administration found nothing in the LUB amendment that clearly diverges from the ASP or 
the 1992 NRCB Decision in a way that would indicate non-compliance with the 1992 NRCB Decision.   

Councillor participation 

Councillors who recused themselves from the decision to appeal the LPRT decisions on the ASPs to the 
Court of Appeal can participate in the decisions on the LUB amendment and CS applications. These are 
different matters than the ASP approvals and councillors must assess pecuniary interests in each matter. In 
the previous matter, the councillors were named as defendants in other litigation of a monetary nature that 
concerned the same subject matter and could be impacted by the litigation that Council was directing. With 
the LUB amendment and CS applications, any monetary impacts on councillors from these matters are either 
absent or too remote for the purpose of a pecuniary interest recusal.  

ANALYSIS OF ALTERNATIVES  
None. 

FINANCIAL IMPACTS 
There are no financial impacts above and beyond those discussed at the October 24, 2023, special meeting of 
Council. 

STAKEHOLDER ENGAGEMENT 
A notice was placed in the April 11, 2024, edition of the Rocky Mountain Outlook advertising the April 23, 
2024, special council meeting. The notice stated there would not be an opportunity for members of the public 
to provide feedback to the application due to the applicability of Municipal Government Act Section 619. 
Section 619 of the MGA removes the requirement to hold a public hearing where a LUB amendment is 
consistent with an NRCB decision.  

ATTACHMENTS 

1) Revised Land Use Bylaw Amendment 2024-04 
2) Three Sisters Village Phase 1 Conceptual Scheme 
3) Three Sisters Village Phase 1 Conceptual Scheme Technical Drawings 

 
AUTHORIZATION 

Submitted by: Harry Shnider 
Senior Development Planner Date: April 15, 2024 

Approved by: Riley Welden 
A/Manager of Planning and Development Date: April 16, 2024 

Approved by: Sally Caudill 
Chief Administrative Officer Date: April 17, 2024 
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Bylaw approved by: _______    _______ 

BYLAW 2024-04 

A BYLAW OF THE TOWN OF CANMORE, IN THE PROVINCE OF ALBERTA, 
TO AMEND REVISED LAND USE BYLAW 2018-22 

The Council of the Town of Canmore, in the Province of Alberta, duly assembled, enacts as follows: 

TITLE 
1 This bylaw shall be known as “Revised Land Use Bylaw Amending Bylaw 2024-04 – Three Sisters Village 

Phase 1”. 

INTERPRETATION 
2 Unless specified within the bylaw amendment text, words defined in Land Use Bylaw 2018-22 shall have 

the same meaning when used in this bylaw. 

PROVISIONS 
3 Revised Land Use Bylaw 2018-22 is amended by this bylaw. 

4 Sections 3.22, 3.23, 7.9 and 7.10 as set out in Schedule A are added as follows: 

a) section 3.22 R3 TSMV d#b# Residential Comprehensive Multiple Unit, Three Sisters Mountain
Village District is added to Section 3 – Residential Land Use Districts.

b) section 3.23 R4 TSMV d#b# Medium Density Residential, Three Sisters Mountain Village District is
added to Section 3 – Residential Land Use Districts.

c) section 7.9 Three Sisters Village Land Use Overlay is added to Section 7 – Development Overlays.

d) section 7.10 Three Sisters Village Bonusing Overlay is added to Section 7. – Development Overlays.

ENACTMENT/TRANSITION 
5 If any clause in this bylaw is found to be invalid, it shall be severed from the remainder of the bylaw and 

shall not invalidate the whole bylaw. 

6 Schedule A forms part of this bylaw. 

7 This bylaw comes into force on the date it is passed. 

G1 Attachment 1
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FIRST READING: 

PUBLIC HEARING:  

SECOND READING: 

THIRD READING: 

DATE IN EFFECT: 

Approved on behalf of the Town of Canmore: 

Sean Krausert 
Mayor 

Date 

Cheryl Hyde 
Manager, Municipal Clerk’s Office 

Date 
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April 23, 2024 Special Council Meeting 10:00 a.m. Page 6 of 150



Land Use Bylaw Amendment 2024-04 

Bylaw approved by: _______    _______ Page 3 of 17 

BYLAW 2024-04 SCHEDULE A 

3.22 R3 TSMV d# b# RESIDENTIAL COMPREHENSIVE MULTIPLE UNIT, THREE SISTERS MOUNTAIN VILLAGE 
DISTRICT 

Purpose  
To provide for multi-unit residential dwellings at medium densities and on larger lots to facilitate 
comprehensively designed developments and other compatible residential neighbourhood uses in 
alignment with Area Structure Plan policy. 

3.22.1 Permitted Uses
Accessory Building 
Accessory Dwelling Unit, Attached  
Accessory Dwelling Unit, Detached  
Common Amenity Housing  
Day Care 
Duplex Dwelling (on slopes ≥ 15% grade) 
Employee Housing 
Excavation, Stripping and Grading  
Home Occupation – Class 1 
Home Occupation – Class 2 
Logging Operation  
Open Space 
Public Utility 
Townhouse 
Townhouse, Stacked (when Section 7.10 applies) 
Stockpile  

3.22.2 Discretionary Uses
Administrative/Sales Office 
Care Facility 
Cultural Establishment  
Public Building 

3.22.3 Regulations 

3.22.3.1 The minimum front yard setback for all uses except Accessory Buildings shall be 3.0 m.  

3.22.3.2 The minimum front yard setback for Accessory Buildings shall be 0.0 m. 

3.22.3.3  The minimum side yard setback for all uses except Accessory Buildings shall be 1.2 m.  

3.22.3.4 The minimum side yard setback for Accessory Buildings shall be 0.0 m.  

G1 Attachment 1
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3.22.3.5  The minimum rear yard setback shall be 3.0 m. 
 
3.22.3.6  The maximum building height shall be 11.0 m. 
 
3.22.3.7  A minimum of 20% of a parcel shall be landscaped. 
 
3.22.3.8  The maximum density for parcels designated R3 TSMV District shall be the number expressed in units 

per hectare denoted by the letter “d” followed by a number with the number denoting the maximum 
units per hectare as indicated on the Land Use District maps. 

 
3.22.3.9 The maximum density may be increased beyond section 3.22.3.8, when the Bonusing Overlay in 

Section 7.10 applies. 
 

3.22.3.10 Bonus units shall only be earned through a combination of the incentives listed in 7.10.3.  
 
3.22.3.11 The maximum bonus density for parcels designated R3 TSMV District shall be the number 

expressed in units per hectare denoted by the letter “b” followed by a number with the number 
denoting the maximum units per hectare. 
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3.23  R4 TSMV d# b# RESIDENTIAL MEDIUM DENSITY, THREE SISTERS MOUNTAIN VILLAGE DISTRICT 
 
Purpose  
 
To provide for medium density, multi-residential development and other compatible residential 
neighbourhood uses in alignment with Area Structure Plan policy. 

3.23.1 Permitted Uses 
Accessory Building 
Accessory Dwelling Unit, Attached   
Accessory Dwelling Unit, Detached  
Apartment Building  
Common Amenity Housing 
Day Care 
Employee Housing 
Excavation, Stripping and Grading  
Home Occupation - Class 1  
Home Occupation - Class 2 
Logging Operation 
Open Space  
Public Utility 
Stockpile  
Townhouse, Stacked 
Tourist Homes (on parcels identified for this use within the Three Sisters Village ASP)  

3.23.2 Discretionary Uses  
 Administrative/Sales Office  
 Care Facility  

Cultural Establishment 
Public Building 

3.23.3 Regulations 
 
3.23.3.1 The minimum front yard setback for all uses except Accessory Buildings shall be 3.0 m.  
 
3.23.3.2 The minimum front yard setback for Accessory Buildings shall be 0.0 m. 
 
3.23.3.3  The minimum side yard setback for all uses except Accessory Buildings shall be 1.2 m.  
 
3.23.3.4 The minimum side yard setback for Accessory Buildings shall be 0.0m.  
 
3.23.3.5 The minimum rear yard setback shall be 3.0 m. 
 
3.23.3.6 The maximum building height shall be 17.0 m. 
 
3.23.3.7 A minimum of 20% of a parcel shall be landscaped. 
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3.23.3.8  The maximum density for parcels designated R4 TSMV District shall be the number expressed in units 

per hectare denoted by the letter “d” followed by a number with the number denoting the maximum 
units per hectare. 

 
3.23.3.9 The maximum density may be increased beyond section 3.23.3.8, when the Bonusing Overlay in 

Section 7.10 applies. 
 

3.23.3.10 Bonus units shall only be earned through a combination of the incentives listed in 7.10.3.  
 

3.23.3.11 The maximum bonus density for parcels designated R4 TSMV District shall be the number 
expressed in units per hectare denoted by the letter “b” followed by a number with the number 
denoting the maximum units per hectare. 
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7.9 Three Sisters Village Land Use Overlay   
 
Purpose  
This purpose of this section is to provide specific regulations that shall facilitate the implementation of the 

Three Sisters Village Area Structure Plan. 
 

 
  
7.9.1 General Regulations:  

 
7.9.1.1 This overlay applies to development within the Three Sisters Village Area Structure Plan. 
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7.9.1.2 The provisions of this section prevail over any other section or requirement in the Land Use 

Bylaw. 
 

a. The regulations in this overlay prevail over the regulations of the R3 TSV and R4 TSV land 
use districts. 

 
b. Sections 10, 11 and 12 of the Land Use Bylaw shall not apply to developments within this 

overlay.  
 
7.9.2 Definitions:  
For the purposes of this section and sections 3.22, 3.23, and 7.10 the following definition(s) apply. 
 
affordable housing: refers to both owned and rental housing units that through a variety of restrictions such 
as those imposed through a restrictive covenant, option to purchase, a land lease, or other means, is 
removed from the influence of the open real estate market. Affordable Housing includes PAH (Perpetually 
Affordable Housing) and may be owned and operated by other non-profit organizations.  
 
bonus units: means the number of residential units per hectare provided for in section 7.10 in excess of the 
number of residential units per hectare provided for in section 3.22.3.10 and section 3.23.3.10 as amended 
or replaced.  
 
developed density: means the number of Dwelling Units with development permit approval per hectare. 
 
finished grade: means the eleva�on of the ground post-construc�on, as described in a development grading 
plan. 
 
landscaping: means the modification and enhancement of a site or development through the use of the 
following elements:  
 

a. landscape existing prior to development and is intended to be retained during the 
development process and may consist of trees, shrubs, hedges, grass, or other ground cover 
native to the region;  

 
b. soft landscaping consisting of intentional plantings of trees, shrubs, hedges, grass, and other 

permeable ground cover; and 
 
c. hard landscaping consisting of non-vegetative materials such as brick, stone, concrete, tile, 

and wood, excluding asphalt. 
 

residential units: residential unit means all residential and Tourist Home units and excludes any Employee 
Housing, Common Amenity Housing, or affordable housing.  
 
Stockpile: refers to the storage of construction materials, excavation materials or both during 
construction of a development occurring on or off-site. 
 

G1 Attachment 1
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undeveloped unit means a Dwelling Unit which could have been developed within an area for development 
within a Conceptual Scheme based on the maximum UPH or bonus UPH for the land use district, but which 
has not been developed.  

 
7.9.3 Measuring Building Height  
 
7.9.3.1 Measurement of building height within Three Sisters Village shall comply with this section.  

 
7.9.3.2 Maximum building height shall be listed in the regulations for each land use district. 

 
 
7.9.3.3 Maximum building height shall be calculated as the vertical distance extending upwards from the 

base surface. 
 
7.9.3.4 The base surface of a building shall be determined by creating a hypothetical plane between two 

points connecting the highest point of finished grade on the front and rear façade of a building.  
 

7.9.3.5 Each individual building located on a property will have its own base surface from which 
maximum building height is calculated. 
 

7.9.3.6 Ancillary structures such as a flagpole, solar panels, an elevator housing, a mechanical penthouse, 
portions of the building structure used to provide screening of mechanical systems or equipment 
located outside of a building, an access to an outdoor rooftop amenity space that has no 
functional indoor floor area other than for the purpose of access and egress, or an architectural 
feature commonly associated with a place of worship shall not be included within the height 
calculation.   
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7.9.4 Provision of Affordable Housing 
  
7.9.4.1 A minimum of 10% of all multi-residential units, excluding Tourist Homes, Employee Housing, and 

Common Amenity Housing shall be provided as affordable housing. 
 
7.9.4.2 All units including affordable housing units, Employee Housing units and Common Amenity 

Housing units, shall be counted towards the Three Sisters Village residential unit count.  
 

7.9.4.3 Affordable housing units and Employee Housing units are included within the unit per hectare 
(UPH) density calculation for parcels falling under this overlay.  

 
7.9.5 Density Modifiers  

 
7.9.5.1 The number of undeveloped units from a previous Conceptual Scheme phase shall be used to 

increase the maximum UPH and bonus UPH for subsequent Conceptual Scheme phases. 
 

a. The number of undeveloped units shall increase the maximum UPH and bonus UPH for 
each land use district to allow for development in the TSV ASP Plan Area of 3000 Dwelling 
Units without Bonusing and 5000 Dwelling Units with Bonusing.  

 
b. The number of undeveloped units shall be calculated as follows: 

 
i. Undeveloped Units = (Maximum Density (UPH) – Developed Density in previous 

Conceptual Scheme phase (UPH)) x Development Permit Area (ha); and 
  

ii. Undeveloped Units with Bonusing = (Maximum Bonus Density (UPH)- Developed 
Density in Conceptual Scheme phase (UPH)) x  Development Permit Area (ha).  

  
7.9.5.2 The UPH for each land use district following the first Conceptual Scheme phase will be modified 

at redistricting as follows: 
 

a. Maximum UPH shall be increased by:  
 

the number of undeveloped units 
 

the number of ha proposed for redistricting 
 
 
 
 
 
b. Bonusing Overlay Maximum UPH shall be increased by:  
 

the number of undeveloped units 
 

number of ha proposed for redistricting 
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7.9.5.3 The density for land use districts in each phase of the Conceptual Scheme with the density 
modifier as set out above in Section 7.9.5.2. will be shown on the land use bylaw maps using: 

 
a. the number expressed in units per hectare denoted by the letter “d#” followed by a 

number with the number denoting the maximum units per hectare with 
undeveloped units. 

 
b. the number expressed in units per hectare denoted by the letter “b#” followed by a 

number with the number denoting the maximum units per hectare with 
undeveloped units. 

 
7.9.6 Parking  
 
7.9.6.1 Where the development authority is satisfied through a parking study that parking stalls (for 

automobiles or bicycle or both) can be shared by off-peak uses or due to other daily, weekly, or 
seasonal differences, the number of parking stalls required may be increased or decreased in 
accordance with the recommendations in that study and shall not be considered a relaxation of 
the parking requirements by the development authority. 

 
 
7.9.6.2 Where shared parking between two or more sites is approved, a binding agreement for shared 

parking must be executed between the owner of the site in which the parking is provided and 
the owner of the site in which the parking is required and registered on the title of the 
properties. 

 
7.9.7 Lighting Zones 

 
7.9.7.1 Architectural or decorative lighting is permitted in Zone 0.  

 
7.9.8 Tourist Homes  

 
7.9.8.1 A Tourist Home shall be developed and operated in accordance with the following regula�ons: 

 
a. The maximum number of bedrooms in a Dwelling Unit used for a Tourist Home shall 

be four (4), with a maximum of two (2) guests per bedroom. 
 
b. Parking shall be provided in accordance with the residen�al use set out in Table 2.7-3 

of Sec�on 2: General Regula�ons. 
 
c. A Tourist Home shall not interfere with the rights of nearby residents to quiet 

enjoyment of a residen�al neighborhood or Dwelling Unit 
 
d. The development officer may inspect a Tourist Home to ensure compliance with this 

bylaw and the development permit. 
 
e. The operator of the Tourist Home shall: 
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i. Not adver�se the Tourist Home, unless in possession of a valid development 
permit at the �me the adver�sement is placed and displayed. 

 
ii. Not u�lize more than 50% of the area between the residence and the street for 

driveway and parking, within a residen�al district. The remainder of this area 
shall be landscaped with natural landscaping to the sa�sfac�on of the 
development authority. 

 
iii. Not display any form of on-site adver�sing related to the Tourist Home, except 

as provided for in this bylaw. 
 

iv. Remain in conformance with the Canmore Business Registry License Bylaw for 
the opera�on of a Tourist Home. 

 
7.9.8.2 Section 8.6.0.2 of the Land Use Bylaw does not apply to developments within the overlay.  
 
  

7.9.9 Amenities For Multi-Unit Residential Development  
 
7.9.9.1 Section 8.7 of the Land Use Bylaw does not apply to developments within the overlay.  

 
7.9.9.2 Amenity space may be provided as communal amenity space, private amenity space or a 

combination of both. 
 

7.9.9.3 Each Dwelling Unit shall have direct or indirect access to an amenity space that is located 
outdoors.  

 
7.9.9.3 Where private amenity space is provided it must be in the form of a balcony, deck or patio and 

have no dimensions less than 2.0 metres. 
 
7.9.10 Public Amenities 

 
7.9.10.1 Public art resulting from the density bonusing program will be placed along the pathway network 

within Three Sisters Village in locations identified within a Conceptual Scheme or other location 
within Three Sisters Village that can be enjoyed by the public as agreed to by the development 
authority.  
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7.10  Three Sisters Village Bonusing Overlay  
 
Purpose 
The purpose of this overlay is to regulate density bonusing in alignment with the objectives contained within 
the Three Sisters Village Area Structure Plan. Density bonuses shall facilitate the advancement of Town 
policy and goals that are beyond a municipality’s ability to require through bylaw. Should one development 
phase as identified within the ASP not use its maximum density permitted, the additional density shall be 
transferred to other phases covered by this overlay provided that the maximum number of residential units 
does not exceed 5,000 within the Three Sisters Village Area Structure Plan as a whole. Density bonusing will 
be set out in each Conceptual Scheme phase.  
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7.10.1 General Bonusing Rules  
 
7.10.1.1 Section 12 of the Land Use Bylaw does not apply to developments within this overlay. 
 
7.10.1.2 This overlay applies to development within the Three Sisters Village Area Structure Plan. 
 
7.10.1.3 The overlay boundary takes precedence over the regulations found in section 3.22 and 3.23.   
 
7.10.1.4 The number of bonus units earned shall be calculated as part of the development permit 

application.  
 
7.10.1.5 When calculating the number of bonus units earned, fractions will be rounded to the nearest 

integer. 
 
7.10.1.6 The application of the provisions of this overlay is not a variance or relaxation of the land use 

district regulations in section 3.22 or section 3.23.   
 
7.10.2 Definitions 
 
For the purposes of this section and sections 3.22, 3.23 the following definitions apply, in addition to the 
definitions found in section 7.9. 
 
low impact development (LID):  refers to landscaping and stormwater management techniques that mimic 
or preserve the pre-development hydrological process, allowing rainwater to be managed where it falls. 
These techniques reduce stormwater runoff and improve water quality. Examples include one or more of: 
rain gardens, bioswales, bioretention facilities, blue-green roofs, urban trees with an engineered stormwater 
function, permeable pavement, rainwater harvesting and reuse. 
 
renewable energy generation: refers to energy generated from natural sources. Examples of renewable 
energy generation include solar energy, geothermal energy, and hydropower. 
 
 
7.10.3 Bonusing within Residential Districts 
 
7.10.3.1 The maximum number of bonus units achieved through bonusing within lands covered by the 

Three Sisters Village ASP is 5,000. 
 

7.10.3.2 The maximum number of bonus units is indicated on the land use bylaw map by the number 
following the “b”. 

  
7.10.3.3 Bonus units shall only be earned through a combination of the incentives listed in 7.10.3.  
 
7.10.3.4 An applicant is not required to provide additional affordable housing on the bonus units earned 

through bonusing unit incentives in 7.10.3. 
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7.10.4 Calculation of Bonus Units in Residential Districts 
 
7.10.4.1 Affordable Housing Incentives  

 
a. Affordable Housing units required by Section 7.9.4 may be provided in an area of Canmore 

not governed by the Three Sisters Village Area Structure Plan and such Affordable Housing 
units are subject to the same regulations outlined within this overlay. 

    
b. Affordable Housing units provided as a part of the 10% Affordable Housing requirement 

shall earn one additional bonus unit for every four affordable housing units provided. 
   

c. Affordable Housing units provided above the 10% affordable housing requirement shall earn 
five additional bonus units for every Affordable Housing unit provided. 

  
d. At the sole discretion of the developer, after 12 months from building occupancy, any 

unpurchased units of Affordable Housing may be sold at market value if they are not 
purchased by Canmore Community Housing Corporation or another non-profit organization 
whose main purpose is to provide Affordable Housing.  

 
7.10.4.2 Electric Vehicle Incentives  

 
a. To qualify for bonus units under this section, the applicant must contribute a minimum of 

$15,000 to one or more types of Electric Vehicle (EV) infrastructure or chargers. 
Developments that incorporate contributions to Electric Vehicle (EV) infrastructure shall 
earn bonus units in accordance with section 7.10.3.2 (b-d).  

 
b. Each unit equipped with Electric Vehicle (EV) Level I charger(s) and sufficient conduit for 

future upgrades shall earn 0.1 additional bonus units. 
  
i. To receive the bonus units, equal or more than 10% of the market units shall be 

equipped with EV Level I chargers and sufficient conduit for future upgrades. 
 

 
c. Each unit equipped with Electric Vehicle (EV) Level II charger(s) and associated infrastructure 

shall earn 0.2 additional Bonus Units. 
 

i. To receive the bonus units, equal or more than 10% of the market units shall be 
equipped with EV Level II chargers. 

 
 

d. Each unit equipped with Electric Vehicle (EV) fast charger(s) and associated infrastructure 
shall earn 8.0 additional bonus units. 

 
7.10.4.3 Sustainability Incentives  

 
a. Developments earn bonus units in accordance with the Tiers identified in the National 

Building Code – 2022 Alberta Edition based on the following: 
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i. Tier 1 shall not earn any bonus units allocated by site;  
  
ii. Tier 2 shall earn 43% of the bonus units allocated by site; 
   

iii. Tier 3 shall earn 70% of the bonus units allocated by site; 
   

iv. Tier 4 shall earn 100% of the bonus units allocated by site. 
   
v. Tier 5 shall earn 100% of the bonus units allocated by site.  
   

 
b. Where a development permit incorporates renewable energy generation, every $15,000 

dollars spent shall earn one bonus unit.  
 

c. Where a development permit incorporates capture of rainfall onsite utilizing Low Impact 
Development techniques, every $15,000 dollars spent shall earn 1 bonus unit. To qualify for 
one bonus unit under this section, the applicant must: 

 
i. Achieve a minimum of 5mm rainfall captured per rainfall event. 

 
ii. Identify the amount of rainfall capture at the time of development permit. 
 

7.10.4.4 Social / Cultural Incentives 
 

a. Developments that incorporate contributions to public art, public space, educational 
installations, or cultural facilities shall earn bonus units. Each $15,000 contribution to 
social/cultural initiatives described above shall earn 1 bonus unit. To qualify for one bonus 
unit under this section, the applicant must: 

 
i. Contribute a minimum of $15,000 to one or more of the above social/cultural 

initiative(s). 
 

ii. identify the contribution at the time of development permit with the details as 
identified in 7.10.3.4(b-d).  

 
b. Contributions to public art must include a proposal or art plan which identifies: 

   
i. preferred themes; 

 
ii. reference and location; 

 
iii. budget allocated to the public art piece; and 

 
iv. an outline for the coordination of the artist selection.  
 

c. Contributions to public space or cultural facilities must: 
 

i. Be identified on the site plan submitted at the time of development permit; 
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ii. Include a detailed plan illustrating the layout and associated features/landscaping; 

 
iii. Include a statement of purpose and description of intended programming; 
 

iv. Provide a budget verified by an industry expert; and 
 
v. In the case of cultural facilities, the submission must reference the institution or group 

collaborating on the initiative and the purpose of the building. 
 

d. Contributions to cultural or educational installations must include a proposal which 
contains: 

 
i. a description of the installation; 

 
ii. identifies the installation theme(s); 

 
iii. references the institution that is collaborating on the project; and 

 
iv. provides a budget verified by an industry expert.  
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THREE SISTERS VILLAGE | PHASE 1 
CONCEPTUAL SCHEME 
Planning Rationale and Support Report

The report has been prepared for submission to the Town of Canmore by QuantumPlace Consulting 

on behalf of Three Sisters Mountain Village Properties Ltd.

April 17, 2024
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Steep Creek Engineering and Mitigation Design

Landmark

Traditional Ecological Knowledge Assessment: 
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Supporting Reports 
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Land Acknowledgment

Three Sisters Mountain Village is located within the Treaty 7 region of Southern Alberta. In the spirit of respect, 
reciprocity and truth, we honour and acknowledge the Canmore area, known as "Chuwapchipchiyan Kudi 
Bi" (translated in Stoney Nakoda as "shooting at the willows") and the traditions and cultures of the signatories 
to Treaty 7, the Îyârhe Nakoda (Stoney Nakoda Nations) – comprised of the Bearspaw First Nation, Chiniki First 
Nation, and Goodstoney First Nation, – Tsuut'ina First Nation, and the Blackfoot Confederacy – comprised of 
the Siksika Nation, Piikani Nation , and Kainaiwa Blood Tribe. We acknowledge that this territory is home to  
the Rocky View Métis District 4 within the Battle River Territory. We acknowledge all Nations who live, work, 
honour, and celebrate this territory.
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Application Overview

Accompanying Reports & Supporting Information 

In accordance with the approved ASP and Corporate 

Directive (#2021-02), on “Conceptual Scheme (CS) Preparation 

and Amendment”, Three Sisters Mountain Village Properties 

Limited (“TSMVPL”) submits this Conceptual Scheme 

rationale and supporting report in addition to the following 

materials: 

• Provincially Approved Historical Resources Act Application;  

• Subdivision Mining Impact Assessment Report;   

• Pre-Development Slope Stability Assessment; 

• Post-Grading Geotechnical Report

• Three Sisters Village Phase 1 Geotechnical Investigation  

 with Phase 1 Geotechnical Report Addendum;

• Three Sisters Village Phase 1 Conceptual Scheme 

 Mobility Assessment;

• Wildfire Risk Assessment;  

• Traditional Ecological Knowledge (TEK) Assessment:  

 Desktop Study;  

• Three Sisters Creek Phase 1 Detailed Mitigation Design;

• Wildlife Exclusion Fence Design Plan (Accepted by the  

 Province);

• BGC Wildlife Fence Commentary Technical Memorandum;

• Provincial Fence Design Letter;

• 2020 Environmental Impact Statement (EIS): Three Sisters  

 Village Area Structure Plan 

• 2024 Servicing Report;  

• 2020 Master Drainage Plan; 

• 2024 Site Master Drainage Plan

• Monitoring and Adaptive Management Plan (Accepted by  

 the Province);

• Provincial MAMP & WEFPD Acceptance Letter

• Vegetation and Wetlands Technical Data Report; 

• Wildlife and Biodiversity Technical Data Report; and

• TSMV DRAFT Design Guidelines.

• Alta-Link Bridge Specifications

A Visual Impact Assessment has not been included within 

this submission in alignment with Policy 4.5.1 and 4.5.4. 

Dependent on tree cover rooftops of parcels 29, 30b, 31, 32a 

and 32b may be visible f rom the Trans-Canada Highway 

adjacent to the Plan Area (See FIGURE 1.). A Visual Impact 

Assessment would be submitted at Development Permit for 

parcels 33a, and 33b if the buildings are proposed at or above 

5 storeys as per ASP policy. The VIA along with building form, 

placement, and proposed building materials analysis  would 

determine if any mitigation should be undertaken.

FIG 1. – VISUAL IMPACT ASSESSMENT CROSS-SECTION DIAGRAM
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Application Processing Requirements 

The Land and Property Rights Tribunal (LPRT) determined 

that the Three Sisters Village and Smith Creek ASPs are 

consistent with the 1992 Natural Resources Conservation 

Board (NRCB) decision and directed the Town to approve 

them as statutory plans. A joint Land Use and Conceptual 

Scheme application for Three Sisters Village Phase 

1 is contained in this document and within appended 

documents, reports, technical drawings and figures .  

The ASP requires that a joint Conceptual Scheme and land 

use redesignation application be submitted (ASP Policy 

11.2.3). In accordance with Section 619 of the Municipal 

Government Act (MGA), the Town is required to approve the 

application within 90 days of submission. The application for 

land use redesignation would have to be approved, through 

three Readings of Council. If a municipality that 

is considering an application under 619 holds 

a Public Hearing, the hearing may not address 

matters already decided by the NRCB except 

as necessary to determine whether an amendment to the 

Land Use Bylaw is required. As the Conceptual Scheme 

adheres to the Three Sisters Village ASP, deemed wholly 

compliant with the NRCB decision and adopted on October 

24. 2023, no Public Hearing is required 

Given the legal proceedings at the LPRT and Court of Appeal, 

TSMVPL has submitted this application in alignment with 

all requests for studies outlined in the Corporate Directive.  

A pre-application meeting occurred on October 31, 2023 to 

provide Administration with an overview of the proposed 

submission. A pre-application response document is 

included with the submission.
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NRCB ASP Conceptual Scheme/ Land Use 

Gross Developable 
Area (GDA) 

680 ha 
The ASP Plan Area is a 
maximum of ±169 ha. 

The Conceptual Scheme and land use application is for 
a single phase within the ASP area (29.07 ha).  

The LPRT determined that the Three Sisters Village ASP 

is wholly consistent with the NRCB approval. 

Visitor 
Accommodation/  

Hotel Rooms/  
Tourist Homes 

2,425  

1,460-2,210 within Three Sisters Village 
ASP area.

There are no hotels proposed within 
Phase 1.  Tourist Homes are allowed 

on two parcels within Phase 1.  Tourist 
Homes are counted within the 3,000 

residential units.   

Tourist Homes are enabled on two parcels per ASP 
policy via the proposed Overlay for Three Sisters Village.  

The LPRT determined that the Three Sisters Village ASP 

is wholly consistent with the NRCB approval.  

Base Level 
Residential Units 

Approved without 
Density Bonusing

6,085 
residential units

Allows 3,000 residential units within 
Three Sisters Village ASP area. 

Allows up to 716 residential units via a maximum units 
per hectare (UPH) using the proposed Three Sisters 

Village standard districts.

The LPRT determined that the Three Sisters Village ASP 

is wholly consistent with the NRCB approval. 

Maximum # 
Of Units With 

Bonusing

Population 
densities (beyond 

what was approved 
by the NRCB) may 
be changed with 

the approval of the 
Town of Canmore.  

An additional 2,000 units can be 
achieved through Density Bonusing 

above the baseline of 3,000 
residential units.  

Strategic objectives of Council linked to increasing 
Perpetually Affordable Housing (PAH) units and climate 
change objectives are enabled via a Density Bonusing 
mechanism due to limits within the MGA as to what a 

municipality can regulate or mandate. 

Density Bonusing is proposed via a Density Bonusing 
Overlay within the Canmore Land Use Bylaw that 

specifically implements the policies within the Three 
Sisters Village ASP. 

The LPRT determined that the Three Sisters Village ASP 

is wholly consistent with the NRCB approval.

Employee Housing 700 

Employee housing (EH) is 
implemented in two ways within 

the Three Sisters Village ASP. When 
hotels are proposed, the ASP has 

established requirements for EH in 
policy 8.3.1. Prior to Phase 3, 200 EH 

beds will be constructed and prior to 
Phase 5, an additional 150 beds will 

be constructed (S. 11.4.2). 

EH is not required to be constructed at this time. It is 
noted that a future builder may choose to build EH 

within Phase 1. 200 beds of EH are proposed within the 
Gateway at Three Sisters Village of which 110 beds will be 

attributed to the Phase 3 EH requirements.  

Visitor Accommodation is not being proposed within 
Phase 1. Policy 8.3.1 requires EH beds to support any 

hotels that are proposed. This detail would be provided 
at the Development Permit stage if a hotel development 

was being proposed.    

The LPRT determined that the Three Sisters Village ASP 

is wholly consistent with the NRCB approval.

NRCB, ASP, Conceptual Scheme & Land Use Alignment

Acknowledging the amount of time elapsed between this and previous governing document applications, TABLE 1 has been 

prepared that summarizes the alignment between this application, the NRCB Decision and the Three Sisters Village ASP.

Table 1: NRCB, ASP and CS Alignment Summary
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NRCB ASP Conceptual Scheme/ Land Use 

Transportation 

General 
transportation 

alignments were 
outlined.

Transportation network and layout is in 
alignment with the NRCB.

ASP and Three Sisters Mountain 
Village’s Global TIA aligns to the Town’s 

Integrated Transportation Plan (ITP) 
objectives.

The Conceptual Scheme and proposed road network 
is in alignment with the ASP and will be formally 

designated as road right-of-way as a part of a future 
subdivision in alignment with this application.  

The LPRT determined that the Three Sisters Village 

ASP is wholly consistent with the NRCB approval. 

Open Space 
(Municipal 

Reserve, 
Environmental 

Reserve and 
Resort Recreation 

Amenity Area 
(RRAA)) 

Open space areas and the amenities 
proposed within them, including 

Municipal and Environmental Reserve 
areas, have been proposed in alignment 
with Map 13. Open space is in alignment 

with the policies identified within the 
ASP and proposes approximately 40% 

of the Plan Area to open space. 

Open space in Phase 1 represents about 42% of the 
Phase 1 application area.  

The LPRT determined that the Three Sisters Village 

ASP is wholly consistent with the NRCB approval.

Undermining

Undermining to 
be addressed per 
Condition #6 of 

the NRCB approval.  
To satisfy this 

requirement, the 
Province adopted a 

specific regulation to 
be adhered to.

Proposed development must be 
in accordance with the Canmore 

Undermining Regulation (AR 34/2020) 
of the Municipal Government Act. 
Mitigation (if required), review and 

reporting as per the Guidelines under 
Section 7 approved by Ministerial Order 

(AR 34/2020).

An Undermining Study for the Phase 1 Area was 
conducted per the Canmore Undermining Regulation 

(AR 34/2020) of the Municipal Government Act.  
Mitigation (if required), review and reporting will be 

conducted as per the Guidelines under Section 7 
approved by Ministerial Order (AR 34/2020).

The LPRT determined that the Three Sisters Village 

ASP is wholly consistent with the NRCB approval.  

Wildlife Corridors 
& Adaptive 

Management 

Required corridors 
to be approved by 

the Province 

The wildlife corridor system 
 around TSMV has been completed 

via the Alberta Environment and Parks 
(AEP) 2020 Wildlife Corridor Decision. 

A Monitoring and Adaptive 
Management Plan (MAMP) must 

be submitted with the first 
Conceptual scheme. 

A Wildlife Fence Report must 
be submitted with the first 

Conceptual Scheme.

The Province has reviewed and 
accepted the MAMP and determined 

that it falls within provincial jurisdiction. This report is 
submitted along with this application.

The Province has reviewed and accepted the Wildlife 
Exclusion Fence Design Plan. This document is 

submitted along with this application.  

The Province will be taking on the management and 
operation of the wildlife fence. 

The LPRT has determined that the 

Three Sisters Village ASP is wholly consistent 

with the NRCB approval.  

Housing 
Affordability 

Outlines that 
affordability would 

be provided by 
the housing form 

proposed.

Requires that a minimum of 10% 
of all residential units will be 

affordable housing.  

Three Sisters Village ASP proposes 
smaller, more compact housing forms.

The general Three Sisters Village Overlay implements 
the ASP policy (8.1.1) that requires a minimum of 10% 

of all residential units (exclusive of tourist homes, 
visitor accommodation and employee housing) to 

be Affordable Housing. Due to the MGA not allowing 
municipalities to undertake any inclusionary 

housing measures the Bonusing Overlay addresses 
compensation for the additional Affordable Housing 
units provided to meet the ASP requirements, at the 

Development Permit stage. 

The LPRT has determined that the 

Three Sisters Village ASP is wholly consistent 

with the NRCB approval. 
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Administration

Purpose – Conceptual Scheme & Land Use 
Application 

On behalf of TSMVPL, QuantumPlace Consulting prepared 

an application for Conceptual Scheme and land use 

redesignation for Phase 1 of the proposed development of 

the Three Sisters Village resort area. Phase 1 is located in the 

northeast corner of the Three Sisters Village ASP area legally 

described as Plan 2010793, Block 1, Lot 1. 

This Conceptual Scheme and Land Use application is in 

conformity with the Three Sisters Village ASP as indicated 

within this planning rationale and support report and 

provided in summary within APPENDIX III within the Three 

Sisters Village Phase 1 Application Consistency Table. Land 

use redesignation will be done concurrently, and that the 

area covered by a Conceptual Scheme will generally align to 

the phases identified in Map 22 of the ASP and on FIGURE 2 

within this document. Standard land use districts contained 

within Canmore’s Land Use Bylaw should be used where 

appropriate (Policy 11.2.5) and provide for an approximate 

land supply of five years.

This Conceptual Scheme is a comprehensive mechanism to 

ensure appropriate planning considerations are addressed 

prior to any future subdivision development application(s) 

being submitted. A Conceptual Scheme aligns land use 

redesignations (or zoning) to a future plan of subdivision. 

While land use changes are adopted by bylaw, a Conceptual 

Scheme is adopted by resolution of Council. The Conceptual 

Scheme can provide the municipality, the developer, and 

adjacent landowners with reasonable assurance of the future 

subdivision while respecting the overall form and function of 

future development on the subject land.

The Town of Canmore has adopted a Corporate Directive 

governing Conceptual Schemes (#2021-02) and identif ies 

its purpose “… to ensure the orderly subdivision and 

development of an area of land.” and goes on to describe 

that a “…CS is a non-statutory plan that provides a 

f ramework, based on an approved ASP, to inform land 

use and subdivision applications as they relate to the 

future phases of subdivision and development of adjacent 

lands.” This application is intended to amend the existing 

land use districts within Phase 1 to align with ASP 

policy and provide ways in which to guide the future 

development and implementation of the Three Sisters 

Village resort neighbourhood. 
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FIG 2. – THREE SISTERS VILLAGE PHASING MAP (ASP MAP 22)

Following the Conceptual Scheme and land use approval of this phase, further municipal approvals will be required including 

subdivision, development permits and building permits. As a result, this application represents an approximate 3-year supply 

of residential land that will only become available to build upon in the year 2026 at the earliest. It could take three to four years 

from the date of the approval of this Conceptual Scheme and land use redesignation application before residents are able to 

occupy Phase 1.   

There are currently no lands available for sale in TSMV. Development permits in Stewart Creek represent less than a 1-year land 

supply. In the Gateway at Three Sisters development, there are approximately 200 beds of EH proposed within the Gateway 

at Three Sisters Village of which 110 beds will be attributed to the Phase 3 EH requirements.  Development permit timing is 

anticipated in the winter 2024 and represents a 1-year supply of residential housing.  Given the timing of the application and 

current market absorption rates, there will be no residential land supply available within TSMV in 2026 without the approval of 

this development.  

Timeframe
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FIG 3. – CONTEXT MAP

Location

Defining Characteristics

Phase 1 consists of approximately 29.05 ha of land owned by TSMVPL and is legally described as a portion of Plan 2010793, 

Block 1, Lot 1. The land is bisected by Three Sisters Creek.  

The natural topography of the Phase 1 area slopes generally f rom southwest to northeast. The Phase 1 area is 

mostly vegetated with tree cover. Historically the area has seen significant industrial activities such as logging and coal mining. 

Certain areas of clearing exist that were introduced during the development of the abandoned golf course and installation of 

buried power lines. Three Sisters Creek runs through the Conceptual Scheme area along the eastern portion of the application 

area, flowing north toward the Bow River. 

This is the first Conceptual Scheme proposed for the Three Sisters Village ASP area. Phase 1 is bounded by the Three Sisters 

Parkway to the north, Three Sisters Creek and Three Sisters Ridge neighbourhoods to the east and the AltaLink Right-Of-Way 

to the south as outlined in FIGURE 2. Existing approved land use within Phase 1 aligns with the 2004 Resort Centre ASP and 

includes the TS-RA1, DC 27Z2006, DC 1-98 (Site 1 and 2A) and DC 36Z2004 land use districts depicted in DRAWING 1. The 2020 

Three Sisters Village ASP was adopted on October 24, 2023, Council will need to adopt the proposed land uses of this CS and 

land use application which includes new standard land use districts for Canmore’s consideration.

Context
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DWG 1.  EXISTING LAND USE PLAN
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FIG 02 2

EXISTING LAND USE

Provincial Wildlife Corridor

In 2020 the Province of Alberta approved the f inal portion of TSMV’s wildlife corridor as documented in the Smith 

Creek wildlife corridor decision letter. The Province is responsible to maintain and manage wildlife corridors, 

including any necessary enforcement. TSMV is transferring ownership of designated wildlife corridor lands to the Province to 

better facilitate management and long-term oversight of the corridor. The Province is singularly responsible for the wildlife 

corridor and its management.  

Submitted in support of the ASP, the Three Sisters Village Environmental Impact Statement (EIS) predicted that the 

Project would not contribute to any serious risks identif ied for wildlife or other valued environmental components 

(VEC). Key mitigation identif ied includes wildlife fencing, education, off-leash dog parks and other outdoor recreation 

opportunities. The EIS predicted that the application of mitigation will reduce environmental consequences 
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from the Project. In particular, the EIS predicts negligible to 

low residual effects on the environment from the Project. The 

only exception applies to grizzly bears, for which a moderate 

environmental consequence was identif ied due to habitat 

loss. The wildlife fence will limit access to the ASP footprint 

for bears. While this is a loss of habitat availability, the existing 

conditions where humans have unmitigated access to the 

wildlife corridor increasing the likelihood of human/bear 

conflict represents an ecological trap (i.e. the wildlife fence 

creates a positive outcome by reducing opportunity for 

human-bear conflict).

The following environmental benef its were also identif ied 

for the Project:

• By combining wildlife fencing with public awareness (e.g.,  

 signs) and alternative options for recreation (i.e., off-leash 

 dog parks and designated trails) a substantial reduction 

 in human use of undesignated trails in approved wildlife 

 corridors is predicted, relative to existing conditions. 

 Measures implemented by TSMVPL (wildlife fence, 

 attractant management, creating spaces for people 

 to recreate, and education initiatives) should improve 

 public compliance with the Bow Valley Protected Areas  

 Management Plan because many residents and visitors 

 appear to be unaware of the restrictions that apply 

 in designated corridors (e.g., seasonal trail closures and 

 prohibitions on off-leash dog use).

• Changes in negative human-bear, human-cougar, human 

 wolf, and human-elk interactions were predicted to be 

 positive inside the ASP footprint but were considered  

 neutral at the RSA scale owing to uncertainty about the 

 level of negative interaction that could occur in adjacent 

 wildlife corridors after development (i.e., outside the 

 fence). For these conclusions to be maintained, mitigation 

 and adaptive management strategies identified in the EIS, 

 including monitoring, will be implemented as outlined in 

 the EIS.

This Conceptual Scheme submission aligns with the 

recommendations found in Table 49 of the Three Sisters 

Village EIS. (APPENDIX IV.)
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Fence Design Report

In accordance with ASP policy 10.5.1, TSMVPL will be responsible to erect a wildlife fence around the ASP area in accordance 

with DRAWING 2 and the Wildlife Exclusion Fence Design Plan.  While the ASP stated the Town will be responsible for the 

fence, discussions with the Province have yielded a different outcome. The Province will be assuming the ongoing responsibility 

of operations and maintenance of the wildlife fence. In accordance with ASP Policy 11.1.1(b), a plan outlining the design 

requirements of the fence has been prepared and submitted as a part of this Conceptual Scheme and Land Use Amendment 

application. The extent of the proposed Phase 1 Wildlife Fence is found within DRAWING 2. Provincially approved, the Wildlife 

Exclusion Fence Design Plan (submitted under separate cover) provides general guidance for design elements of the fence, 

gates, wildlife escape mechanisms, and for areas that have special environmental considerations, such as water crossings.  The 

approximate fence location is identified mostly on Crown lands and within the Stewart Creek Golf Course and Country Club. 

The finalized fence location will be determined at the time of detailed subdivision design. This report provides design elements 

that can be used by engineers and construction contractors who will complete the final fence design. The Plan is based on 

discussions with experts who have experience implementing wildlife fencing in the Bow Valley.

DWG 2.  PHASE 1 GENERAL ALIGNMENT OF THE WILDLIFE FENCE FOR PHASE 1 
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DWG 3.  PHASE 1 CONCEPTUAL SCHEME PLAN

Conceptual Scheme 

The proposed Conceptual Scheme application is made up of 

a Conceptual Scheme Plan and a Land Use Plan along with 

supporting engineering technical details and reports.  The 

Conceptual Scheme identif ies proposed land use districts, 

parcel configuration, and a road network that are consistent 

with the ASP (DRAWING 3).   
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DWG 4.  PROPOSED LAND USE PLAN

Land Use Overview

In alignment with ASP policy 11.2.5, standard land use districts have been proposed within this application. In addition, 

a Three Sisters Village Overlay and an overlay for Density Bonusing are proposed to direct development and implement 

ASP policy (FIGURE 4).  

The general overlay for the Phase 1 area is proposed to create rules that apply only to Three Sisters Village and to exempt or 

change rules within the current Land Use Bylaw that conflict with the direction or implementation of the ASP.  The Bonusing 

Overlay for Three Sisters Village will work with the standard land use districts to ensure that developers applying for density 

bonusing have a consistent framework from which to work. The proposed land use districts, overlays and a Bonusing Calculator 

are submitted under separate cover in support of this application.    

Land Use Plan

PD

PD

ED

ED

PD

R4

R3

PD

PD

47b 05d VMST

R3
47b 05d VMST

TSMV d68 b110

PROJECT:

TITLE:

CLIENT:

CLIENT REF. #:

REVISION:

DESCRIPTIONDATEREV

25mm

DATE:

PROJECT NUMBER:

SEAL:

DISCLAIMER: COPYRIGHT:
THIS DRAWING AND DESIGN IS COPYRIGHT PROTECTED WHICH SHALL NOT BE USED,
REPRODUCED OR REVISED WITHOUT WRITTEN PERMISSION BY NAK. THE CONTRACTOR
SHALL CHECK AND VERIFY ALL DIMENSIONS AND UTILITY LOCATIONS AND REPORT ALL
ERRORS AND OMISSIONS PRIOR TO COMMENCING WORK.

BY

ORIGINAL SCALE:

ASSISTED BY:

DESIGNED BY:

MODIFIED BY:

DRAWN BY:

DRAWING NUMBER: REV.

DISCIPLINE:

IF THIS BAR IS NOT 25mm
LONG, ADJUST YOUR

PLOTTING SCALE.

APPROVED BY:

PL
OT

TE
D:

 20
24

-0
3-

22
 - 

4:5
9 P

M
FI

LE
: c

:\u
se

rs\
co

nn
or

ma
cd

on
ald

\on
ed

riv
e -

 qu
an

tum
pla

ce
 de

ve
lop

me
nts

 ltd
\ca

d\p
ro

jec
ts\

qp
d-

08
4-

tsv
\m

ap
pin

g\2
10

27
 - 

thr
ee

 si
ste

rs 
mo

un
tai

n v
illa

ge
 - 

op
 an

d l
up

 v.
7 -

 la
nd

 us
e.d

wg
CT

B:
 gr

ah
am

 - 
g3

 - 
sta

nd
ar

d.c
tb

0 2024-03-20 CONCEPTUAL SCHEME RB

1:1250

CM

CM

JK

2024-03-20

PLANNING

A0
-V

 V
ER

SI
ON

 1.
0

21-027

--

THREE SISTERS VILLAGE
PHASE 1

THREE SISTERS
MOUNTAIN VILLAGE

QuantumPlace Consulting
1026 16 Ave NW #203, Calgary, AB Canada

T (587) 350-5172
jessica@quantumplace.ca

PROPOSED LAND USE PLAN
PHASE 1

DWG 04 1

WSP Canada Inc.
3300 - 237 4th Ave SW, Calgary, AB T2P 4K3
T 403.243.8380
www.wsp.com

BGC Engineering Inc.
#500 1000 Center Street, Calgary, AB  T2E 7W6
T 403.250.5185

LAND USE AREA BREAKDOWN

TOTAL AREA 29.07 Ha / 71.83 Ac

ED (ENVIRONMENTAL DISTRICT) 3.86 Ha / 9.53 Ac

PD (PUBLIC USE DISTRICT) 9.50 Ha / 23.49 Ac

R3 TSMV d50 b74 13.31 Ha / 32.89 Ac

R4 TSMV d68 b110 2.50 Ha / 6.17 Ac

KEY MAP - BERM DETAIL

ED

PD

STEEP CREEK BERM

PD

PD

ED

ED

PD

R4

R3

PD

PD

47b 05d VMST

R3
47b 05d VMST

TSMV d68 b110

PROJECT:

TITLE:

CLIENT:

CLIENT REF. #:

REVISION:

DESCRIPTIONDATEREV

25mm

DATE:

PROJECT NUMBER:

SEAL:

DISCLAIMER: COPYRIGHT:
THIS DRAWING AND DESIGN IS COPYRIGHT PROTECTED WHICH SHALL NOT BE USED,
REPRODUCED OR REVISED WITHOUT WRITTEN PERMISSION BY NAK. THE CONTRACTOR
SHALL CHECK AND VERIFY ALL DIMENSIONS AND UTILITY LOCATIONS AND REPORT ALL
ERRORS AND OMISSIONS PRIOR TO COMMENCING WORK.

BY

ORIGINAL SCALE:

ASSISTED BY:

DESIGNED BY:

MODIFIED BY:

DRAWN BY:

DRAWING NUMBER: REV.

DISCIPLINE:

IF THIS BAR IS NOT 25mm
LONG, ADJUST YOUR

PLOTTING SCALE.

APPROVED BY:

PL
OT

TE
D:

 20
24

-0
3-

22
 - 

4:5
9 P

M
FI

LE
: c

:\u
se

rs\
co

nn
or

ma
cd

on
ald

\on
ed

riv
e -

 qu
an

tum
pla

ce
 de

ve
lop

me
nts

 ltd
\ca

d\p
ro

jec
ts\

qp
d-

08
4-

tsv
\m

ap
pin

g\2
10

27
 - 

thr
ee

 si
ste

rs 
mo

un
tai

n v
illa

ge
 - 

op
 an

d l
up

 v.
7 -

 la
nd

 us
e.d

wg
CT

B:
 gr

ah
am

 - 
g3

 - 
sta

nd
ar

d.c
tb

0 2024-03-20 CONCEPTUAL SCHEME RB

1:1250

CM

CM

JK

2024-03-20

PLANNING

A0
-V

 V
ER

SI
ON

 1.
0

21-027

--

THREE SISTERS VILLAGE
PHASE 1

THREE SISTERS
MOUNTAIN VILLAGE

QuantumPlace Consulting
1026 16 Ave NW #203, Calgary, AB Canada

T (587) 350-5172
jessica@quantumplace.ca

PROPOSED LAND USE PLAN
PHASE 1

DWG 04 1

WSP Canada Inc.
3300 - 237 4th Ave SW, Calgary, AB T2P 4K3
T 403.243.8380
www.wsp.com

BGC Engineering Inc.
#500 1000 Center Street, Calgary, AB  T2E 7W6
T 403.250.5185

LAND USE AREA BREAKDOWN

TOTAL AREA 29.07 Ha / 71.83 Ac

ED (ENVIRONMENTAL DISTRICT) 3.86 Ha / 9.53 Ac

PD (PUBLIC USE DISTRICT) 9.50 Ha / 23.49 Ac

R3 TSMV d50 b74 13.31 Ha / 32.89 Ac

R4 TSMV d68 b110 2.50 Ha / 6.17 Ac

KEY MAP - BERM DETAIL

ED

PD

STEEP CREEK BERM

PD

PD

ED

ED

PD

R4

R3

PD

PD

47b 05d VMST

R3
47b 05d VMST

TSMV d68 b110

PROJECT:

TITLE:

CLIENT:

CLIENT REF. #:

REVISION:

DESCRIPTIONDATEREV

25mm

DATE:

PROJECT NUMBER:

SEAL:

DISCLAIMER: COPYRIGHT:
THIS DRAWING AND DESIGN IS COPYRIGHT PROTECTED WHICH SHALL NOT BE USED,
REPRODUCED OR REVISED WITHOUT WRITTEN PERMISSION BY NAK. THE CONTRACTOR
SHALL CHECK AND VERIFY ALL DIMENSIONS AND UTILITY LOCATIONS AND REPORT ALL
ERRORS AND OMISSIONS PRIOR TO COMMENCING WORK.

BY

ORIGINAL SCALE:

ASSISTED BY:

DESIGNED BY:

MODIFIED BY:

DRAWN BY:

DRAWING NUMBER: REV.

DISCIPLINE:

IF THIS BAR IS NOT 25mm
LONG, ADJUST YOUR

PLOTTING SCALE.

APPROVED BY:

PL
OT

TE
D:

 20
24

-0
3-

22
 - 

4:5
9 P

M
FI

LE
: c

:\u
se

rs\
co

nn
or

ma
cd

on
ald

\on
ed

riv
e -

 qu
an

tum
pla

ce
 de

ve
lop

me
nts

 ltd
\ca

d\p
ro

jec
ts\

qp
d-

08
4-

tsv
\m

ap
pin

g\2
10

27
 - 

thr
ee

 si
ste

rs 
mo

un
tai

n v
illa

ge
 - 

op
 an

d l
up

 v.
7 -

 la
nd

 us
e.d

wg
CT

B:
 gr

ah
am

 - 
g3

 - 
sta

nd
ar

d.c
tb

0 2024-03-20 CONCEPTUAL SCHEME RB

1:1250

CM

CM

JK

2024-03-20

PLANNING

A0
-V

 V
ER

SI
ON

 1.
0

21-027

--

THREE SISTERS VILLAGE
PHASE 1

THREE SISTERS
MOUNTAIN VILLAGE

QuantumPlace Consulting
1026 16 Ave NW #203, Calgary, AB Canada

T (587) 350-5172
jessica@quantumplace.ca

PROPOSED LAND USE PLAN
PHASE 1

DWG 04 1

WSP Canada Inc.
3300 - 237 4th Ave SW, Calgary, AB T2P 4K3
T 403.243.8380
www.wsp.com

BGC Engineering Inc.
#500 1000 Center Street, Calgary, AB  T2E 7W6
T 403.250.5185

LAND USE AREA BREAKDOWN

TOTAL AREA 29.07 Ha / 71.83 Ac

ED (ENVIRONMENTAL DISTRICT) 3.86 Ha / 9.53 Ac

PD (PUBLIC USE DISTRICT) 9.50 Ha / 23.49 Ac

R3 TSMV d50 b74 13.31 Ha / 32.89 Ac

R4 TSMV d68 b110 2.50 Ha / 6.17 Ac

KEY MAP - BERM DETAIL

ED

PD

STEEP CREEK BERM

G1 Attachment 2

April 23, 2024 Special Council Meeting 10:00 a.m. Page 40 of 150



19

General Land Use Overlay

The Canmore Land Use Bylaw outlines the purpose of 

“Development Overlays” as a tool to facilitate the 

implementation of specif ic goals and objectives contained 

in adopted statutory plans.  In this case, TSMV has proposed 

the use of Overlays for the purpose of implementing the 

Three Sisters Village ASP; the Three Sisters Village and 

Density Bonusing Overlays. As new phases come forward 

for municipal approvals, amendments may be needed to 

one or both overlays to ensure the ASP can be appropriately 

regulated. The Density Bonusing Overlay is required to be 

reviewed annually in accordance with ASP Policy 5.8.11 to 

ensure bonusable items remain relevant.

Per the Canmore Land Use Bylaw, an Overlay is used to 

provide measurable and implementable exceptions or 

changes to the rules of the Land Use Bylaw in alignment with 

ASP policy. Rules of the Land Use Bylaw that do not align 

with the implementation of the Three Sisters Village ASP 

within the current Canmore Land Use Bylaw include:

• Section 10 Green Building Regulations; 

• Section 11 Community Architectural & Urban Design 

Standards; and 

• Section 12 Density Bonus Regulations. 

FIG 4. – STRUCTURE OF BYLAW IMPLEMENTATION FOR THREE SISTERS VILLAGE: PHASE 1

Further, Overlays are being used to:

• Add regulations that apply to the entire Three Sisters 

Village ASP area; 

• Harmonize the measurement of height; 

• Provide clarif ications to parking for Tourist Homes and 

shared parking studies; 

• Make adjustments to lighting zones to add clarity 

around open space lighting; 

• Prohibit bed and breakfast developments; 

• Provide clarity to Tourist Home regulations in alignment 

with ASP policy; 

• Provide clarity to amenities for Multi-Unit Residential 

Development; and

• Insert new regulations to implement the wildlife fence.

Rationale for the specific amendments can be found within 

the proposed land use districts and overlays documents of 

the submission package and within the paragraphs below. 

R3 TSMV d# b# Residential Comprehensive Multiple Unit, 
Three Sisters Mountain Village District

(R3 TSMV d# b#)

R4 TSMV d# b# Residential Medium Density, 
Three Sisters Mountain Village District

(R4 TSMV d# b#)
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Green Building Regulations 

The Town of Canmore is not legally able to issue permits with 

requirements for buildings to exceed the current Alberta 

Building Code per s. 66(1) of the Safety Codes Act:

“66(1)  Except as provided in this section, a bylaw of a 

municipality that purports to regulate a matter that is 

regulated by this Act is inoperative.” 

To encourage aspects of sustainability (building construction, 

low impact development and sustainable energy generation) 

within the Three Sisters Village ASP area, policy has been 

developed to guide the use of density bonusing.  It is 

through capping units and strongly encouraging developers 

to use bonusing that greenhouse gas (GHG) reduction 

will be achieved, alongside housing affordability, cultural 

and community incentives.  Using the unit cap, the 

bonusing overlay allows for the opportunity for builders 

to choose building and energy sustainability and align to 

Council’s climate change goals and action plans. As a result, 

climate change and sustainability are addressed through 

a specif ic Density Bonusing Overlay proposed for Three 

Sisters Village. Bonusing and the Bonusing Overlay is 

discussed in a later section. Bonusing is only earned if the 

Alberta Building Code is exceeded.

Existing Community Architectural & Urban Design Standards

Section 11 of the Canmore Land Use Bylaw outlines the 

Community Architectural & Urban Design Standards. 

Section 11.1 speaks to public realm, site planning and design, 

and building design. TSMV is committed to providing a 

quality-built environment and public realm for residents 

and visitors to enjoy.  Although the Three Sisters Village ASP 

and the Conceptual Scheme align with the goals of Section 

11, the specif icity in which architectural & urban design 

requirements have been written in the Bylaw is often in 

conflict with implementation of the ASP and the Density 

Bonusing Overlay. Landscaping, roof line requirements, and 

building form standards for commercial and mixed-use 

buildings are examples of where this diff iculty has been 

encountered.

The proposed TSV General Overlay exempts the Conceptual 

Scheme f rom Section 11 of the Bylaw. By exempting the 

current Architectural & Urban Design Standards, TSMV and 

partnered builders can build sustainably while maintaining 

designs which acknowledge a mountain town character. The 

current urban design guidelines are outdated and do not 

recognize advances in building design, new building code 

or how Section 11 standards will be implemented in light of 

bonusing. The combination of landscaping and bicycle rack 

calculations are not achievable at their current rate as they 

result in overages that can neither be serviced or utilized 

and cannot be squeezed onto a development parcel without 

coming into conflict with each other.

At the subdivision stage, TSMV will work to develop new 

Architectural Guidelines for Three Sisters Village that will 

maintain the mountain character of the town.  A draft Urban 

Design Guideline for Phase 1 of Three Sisters Village has been 

submitted to the Town so they can see the direction of the 

vision of architecture and design for Three Sisters Village. This 

document will be amaneded over time.  The guidelines are 

intended to be registered on title at the time of subdivision 

and  may be updated f rom time to time by TSMV to 

incorporate learnings f rom the ongoing development 

within the ASP plan area or to recognize Alberta Building 

Code changes.

Commercial and mixed-use design standards within Section 

11 have been based on outdated residential standards that 

do not account for current building code requirements, 

including materials and building façade articulation. To 

meet climate change reduction targets, green building must 

meet the latest in energy codes and standards – the current 

design guidelines are often in conflict with newer building 

codes. Achieving energy eff iciency requires simplif ied roof 

lines, which reduces energy consumption. Current Canmore 

regulations regarding building massing and roof style 

prevent efficient building practices.

TSMVPL will submit architectural guidelines for Three 

Sisters Village for consideration at the time of subdivision 

application. These guidelines and standards will be 

developed by a qualified design professional.  This will ensure 

a cohesive built form achieved through updated building 

and design standards and allow for more sustainable 

modern mountain architecture. 

Existing Bonus Density Overlay

Canmore has its own density bonusing overlay section within 

the Land Use Bylaw, however, those rules have not been 

updated for some time and do not consider the specif ic 

parameters for which density bonusing is outlined for Three 

Sisters Village. As such, the current Density Bonusing overlay 

should not apply to TSMV and a new one is proposed that 
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aligns to Three Sisters Village ASP policy.

Land Use Districts

The majority of the Phase 1 area is proposed as R3 TSMV 

Residential Comprehensive Multiple Unit District (R3 

TSMV), and based on the R3 District, which provides 

for comprehensively designed, medium density, multi-

unit residential development and other compatible 

neighbourhood uses.  Uses listed within the R3 TSMV 

District align with the ASP which identif ies residential and 

medium density residential areas within Phase 1. Within the 

residential policy area, semi-detached dwellings (only when 

steep slopes require it per ASP policy) and townhomes must 

be accommodated. As a result, the apartment uses have 

been eliminated from this district to achieve alignment with 

ASP policy. Stacked townhomes are only permitted when 

it is necessary to achieve bonus densities. Reduced f ront 

yard setbacks have been proposed to align with ASP policy 

intended to create active, pedestrian friendly streetscapes.

The area of the ASP corresponding with medium density 

residential in Phase 1 is made up of two (2) parcels proposed 

as R4 TSMV Residential Medium Density District.  This district 

is based on Canmore’s R4 district with some modif ication 

to allow for uses in alignment with ASP policy. Tourist 

Homes may occur on these parcels within the ASP. For 

this reason, a permitted use has been added with rules to 

ensure compliance with ASP use placement. At the time of 

development permit, one of these uses (residential or tourist 

home) must be selected as a combination of both uses will 

not be permitted within a single building.   

The maximum UPH in both proposed standard districts 

(TSMV R3 and TSMV R4) will be determined using a density 

modifier the number and will be expressed as a number on 

the land use bylaw maps i.e. TSMV R3 d50 b74. The number 

adjacent to the "d" represents the maximum units per 

hectare without bonusing and the number adjacent to the 

"b" represents the maximum number of units allowed with 

bonusing. Both "d" and "b" numbers correspond to the 3,000 

base unit maximum and 5000 unit bonusing maximum 

prescribed in ASP Policy. This will allow the TSMV district to 

be applied in several TSMV ASP areas as a standard district.   

The Public District (PD) and the Environmental District (ED) 

is proposed as appropriate for parcels intended for Municipal 

Reserve (MR), Public Utility Lots (PUL) or Environmental 

Reserve (ER).

Bonusing Overlay

This application proposes a bonusing overlay to incentivize 

development, encouraging further contributions towards 

sustainability, social equity, public art, and cultural facilities. 

The Density Bonusing Overlay recognizes Canmore’s priority 

for affordable housing and their desire to support inclusive 

communities, protect the environment and value art, culture 

and community connection. These goals are reflected in 

how the Density Bonusing Overlay is proposed with the first 

priority being the creation of additional affordable housing 

through density bonusing above the 10% required affordable 

housing.  According to ASP policy 5.8.5, the Bonusing Overlay 

shall be implemented within Land Use Bylaw at Conceptual 

Scheme stage. The Bonusing Overlay proposes a bonusing 

f ramework that uses Units per Hectare (UPH) as opposed 

to the Floor Area Ratio (FAR) method contemplated in 

the ASP. The ASP recognizes that superior methods of 

implementation could be developed after ASP adoption and 

policy 5.8.6 allows for changes to bonusing to be adopted 

through the Land Use Bylaw without an amendment to the 

ASP.   

FAR, as a measure for bonusing, would result in an 

unpredictable number of units. This is because FAR can 

be divided in multiple ways. For instance, a FAR of 1.0 on 

a 10,000 m2 lot could produce 10 units that are 1000 m2 

each or 100 units of 100m2 each.  As FAR does not produce 

a predictable number of units it is incompatible with the 

level of certainty both TSMV and the Town needs to ensure 

that the development does not exceed the units allocated 

to the development. Further, due to the uncertainty on 

unit size, FAR does not easily predict and measure cost and 

commensurable benefit by earning additional units. By using 

UPH, we can draw from existing costs and known benefits to 

better predict and measure outcomes. Through ASP policy, 

development is capped at 3,000 residential units. Given, 

the known base density of 3,000 and the limited bonusing 

of up to 2,000 units UPH provides a more predictable and 

measurable way forward.

The Bonusing Overlay allows bonusing to occur up to the 

maximum of 5,000 residential units in alignment with ASP 

policy 5.2.2. Residential units for the purpose of the ASP refers 

to all types of housing units including market units, tourist 

homes, affordable housing, employee housing and common 

amenity housing. For the purpose of working within the 

maximum unit count, the proposed land use districts and 

Overlays counts all types of units, and caps development per 

ASP policy at 3,000 units and 5,000 units with bonusing.
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The proposed Bonusing Overlay focuses on incentivizing three areas emphasized by the ASP and include:

Affordable Housing 

Increasing provision of affordable 

housing (PAH / Vital Homes) within 

Canmore through incentivization

Building Efficiency and 

Carbon Reduction 

Working toward Net Zero in advance 

of the Alberta Building Code 

requirements through incentivization 

and integration of sustainable 

development practices

Socio-Cultural Amenities 

Providing opportunities for 

builders and developers to 

contribute to the arts and cultural 

fabric of the community

To align with Council’s strategic priorities, the Bonusing 

Overlay provides increased incentivization or prioritization 

of affordable housing beyond the required 10%. This is 

accomplished by increasing the amount of market units a 

developer can build in exchange for one additional affordable 

housing unit. Canmore’s current bonus incentives (Section 

12.2.0.9 of the Canmore Land Use Bylaw) allow for three 

bonus units for the provision of each unit of affordable 

housing.  There has been little uptake of this incentive; likely 

caused by there being insufficient benefit for developers to 

partake in the initiative.

An accompanying Bonusing Calculator provides a consistent 

tool for the use of the Town and builders to effectively 

evaluate how a developer submitting a development permit 

application can voluntarily participate in the Bonusing 

Overlay. Further explanation regarding each bonusing 

criteria and the maximum allowable incentive (bonus units) 

a builder can receive for each criterion is detailed below and 

within the Bonusing Overlay.

How does the Bonus Overlay Function?

The Three Sisters Village ASP sets a residential unit base of 

3,000 units and distributes that density over the entire ASP 

area by parcel. Allowable units per parcel are calculated 

using UPH based on the land use district. Building above 

that density is not permitted unless the builder participates 

in the bonusing program as set out in the proposed Density 

Bonusing Overlay. The maximum bonusing potential is 

restricted to 5,000 units by the ASP and proposed Land 

Use Bylaw districts to comply with the NRCB decision. 

A developer must exceed the minimum standards set 

out in the proposed standard district of the Land Use Bylaw 

by providing the baseline of 10% of all units as affordable 

housing and meet the current standards of the building code 

(Tier 1) before any bonus units can be earned.   

To earn the maximum possible bonus, a developer must 

build more sustainably than Tier 1 of the Step Code, 

incorporate community, cultural and educational amenities, 

or increase the number of affordable units offered within 

the development. The developer may use a combination of 

the bonus incentives outlined within the Bonusing Overlay 

to achieve additional market units. A builder will not be 

able to exceed the maximum UPH in the Bonusing Overlay. 

Units Per Hectare (UPH) (rather than FAR) are proposed as a 

measure to ensure that the limits of the ASP are adhered to 

with regards to the base level of development and maximum 

with bonusing.  

A builder, during their development permit submission 

would work with the Town to determine their bonusing 

application using the Bonusing Calculator provided for this 

purpose.  If the number of units proposed is higher than 

what is allowed by the base land use district (R3 TSMV or 

R4 TSMV), then the builder will have to demonstrate what 

bonusing opportunities they will participate in.  

The Bonusing Calculator assumes a cost for the provision 

of each incentive and uses a measure of approximately 

$15,000 in increased construction costs to the project to earn 

one (1) bonus unit. Assumptions on costs used within the 

calculator are based upon a BILD Alberta Report and existing 

construction costs within Canmore today.  

Three Sisters Village has a maximum potential of 2000 bonus 

units distributed across the five ASP phases. The amount of 

units per parcel is also limited by housing typology. Three 

Sisters Village can achieve bonus units through stacked 

townhome development and apartment units, however 

both typologies cannot exceed the maximum allowable 

storeys per area as defined in the ASP. In addition, apartment 
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buildings are restricted within the ASP area to R4 TSMV 

Residential Medium Density District parcels. These factors 

lead to a reduction in parcel capacity and eff iciency which 

needs to be balanced against costs to encourage developers 

to utilize the bonusing program. 

Each time a new Conceptual Scheme and land use 

amendment is proposed for each Phase of the Plan Area, the 

Bonusing Overlay will be reviewed per policy 5.8.11 of the ASP 

and amended as needed. If a builder can achieve a higher 

efficiency of construction at a cost less than what is assumed 

in the Bonusing Calculator, the benefit is that Canmore can 

achieve its overall strategic objective faster.  

TSMVPL is aware that if the Bonusing Calculator is set too 

high, it will discourage participation in the bonus program 

and Council’s strategic priorities may not be achieved. Set 

too low and it will be far too easy to earn bonus units. Any 

additional cost to build bonusing units would be absorbed by 

the market units causing further divergence in affordability. 

The proposed rate achieves a balance between objectives 

of seeing Council priorities achieved and viability of the 

bonusing program. 

As this is the f irst phase and we are testing how this 

Bonusing Overlay functions, it would be appropriate to review 

and evaluate at the time the next residential conceptual 

scheme and land use redesignation is proposed in Three 

Sisters Village. At that time, TSMV and the Town would work 

together to determine if further changes are necessary.

For affordable housing, given the Council strategic priority, 

the cost of earning this incentive is a better balance then 

current regulation and can help to prioritize increased 

affordability within the project. Socio-cultural incentives 

function off the same essential formula, an investment of 

$15,000 of value earns the developer one (1) unit of bonusing. 

A change to C.C.H policy to recognize land cost in the cost 

repayment formula would equalize the relative cost/benefit 

of each of these bonus opportunities.
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Types of Incentives

Affordable Housing Incentives

The ASP directs bonus incentives for provision of affordable 

housing units. According to the ASP, a minimum 10% of units 

within multi-residential developments shall be provided as 

affordable housing. This is enabled via the Three Sisters Land 

Use Overlay and aligns to policy 8.1.2 of the ASP. Developers 

will receive one (1) bonus market unit for the provision of four 

(4) required affordable units under the maximum density 

without bonusing. 

To encourage developers to go beyond the 10% minimum 

requirement for affordable units, the Bonusing Overlay 

proposes a more significant incentive for the extra affordable 

units beyond the 10% requirement. This incentive is aligned 

with the purpose of Canmore’s existing Density Bonus 

in the Land Use Bylaw (Section 12). Since the provision of 

extra affordable units is optional and voluntary, the Density 

Bonusing Overlay would apply, and developers would receive 

five (5) bonus market units for each affordable housing unit 

provided on or off-site in excess of the 10% requirement. 

All residential unit types will be counted towards the overall 

ASP total. This will ensure development closely aligns with 

the unit cap policy of 3,000 and 5,000 unit maximum with 

bonusing in the ASP policy. It is likely that the maximum 

allowable units per phase will not be achieved and that 

there will be additional unit capacity left undeveloped 

in each phase. At each phase, the Land Use Bylaw and 

Bonusing Calculator may be amended to ensure that the 

3,000 and 5,000 capacity accounts for built units and allows 

for the maximums to be maintained through each phase. 

This can be facilitated through amendment to the General 

Overlay and Density Bonusing Overlay by altering the UPH 

base and maximums at the time of each CS and land use 

redesignation application. 

The bonus market units gained as the result of providing 

affordable units are not subject to the general rule of a 

minimum 10% requirement for affordable housing.

Developers can receive up to 100% of the bonus units 

through the affordable housing incentive criteria. It will 

encourage developers to provide more affordable housing 

options within Canmore. As affordable housing units are 

meant to be acquired by C.C.H or another non-profit agency, 

these units will fulfill all of Canmore’s criteria with regards to 

the C.C.H affordable program (section 8.1 of the ASP).

Building Efficiency and Carbon Reduction

The Bonusing Overlay also encourages community 

resilience through the construction of sustainable 

buildings. Sustainable buildings are designed to have 

minimal environmental impact, which is intended to assist 

in mitigating the negative effects of climate change. Such 

buildings typically use renewable energy sources, eff icient 

heating and cooling systems, and eco-f riendly materials, 

all of which help to reduce carbon emissions and conserve 

natural resources.

To receive density bonusing for energy eff iciency or 

renewable energy generation, developers must achieve Built 

Green Gold or Tier 2 of the Alberta Building Code. Tiered 

codes were introduced in 2020 and will be implemented 

in January 2024 by the province as a means to eventually 

achieve Net Zero Housing. Given the development timeline 

for TSV Phase 1 and the expectation that Tier 1 will be 

implemented shortly, the Bonusing Overlay stipulates that 

incentives will not be earned unless Tier 2 is reached. This 

will ensure that any development in Three Sisters Village 

will exceed the Building Code requirements as the Tiered 

Code proceeds. Developers can receive more bonus units 

by meeting higher tiers. These incentives are intended 

to encourage developers to build to Net Zero earlier than 

required by the current Alberta Building Code.

To receive density bonusing through energy generation, 

developers will receive one (1) bonus unit for every $15,000 

invested in energy generation. Incentives for the inclusion 

of Electric Vehicle (EV) capable infrastructure or EV chargers 

into development and Low Impact Development (absorption 

of rainwater) have also been included and are allocated to 

yield one (1) bonus unit for $15,000 of estimated investment. 

See the proposed Bonusing Overlay for more details. 
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Socio-Cultural Incentives

 

Socio-cultural incentives are included to encourage developers to create a 

sense of place and community through the inclusion of public art, community 

amenity and facilities. This could be through: the sponsorship of specif ic pavilions 

related to Indigenous culture and Canmore’s history; participation through 

the provision of publicly accessible amenities; public art contribution on site; 

or by contributing to public art within the plan area to create an arts trail 

Within the Three Sisters Village Phase 1 Open Space Plan (DRAWING  7), 

placeholders for public art have been integrated throughout the network of 

pathways. This will allow public art to be embedded within the Town’s community fabric and extend throughout 

the Village, creating both a sense of place and community benef it. Contributions to the program can work 

with the Town and TSMV and local or national artists to ensure the art selected contributes meaningfully to the 

Three Sisters Village. Public art contributions can be in the form of cash contribution or a direct commissioning. 

Further program details will be solidif ied at subdivision when a bonusing program that is supported by Council is 

better understood. 

EXAMPLES OF PUBLIC ART

Bonusing Calculator

 

As part of the application submission, a Bonusing Calculator 

(similar to the Sustainability Screening Review tool) is 

provided. The Bonusing Calculator is envisioned as a 

convenient tool that will help applicants decide their 

contribution towards bonusing criteria and for the Town 

to consistently evaluate the bonusing amongst a variety of 

applications. 

The Bonusing Calculator will outline and facilitate 

the following:

• The maximum number of units that can  

 be built on the site without bonusing; 

• The number of affordable housing units that must be 

 developed on the subject parcel (a minimum of 10%); 

• The maximum number of bonus units that can be earned, 

 based on the cap of 5,000 units; 

• Allow the builder to test various scenarios by having the 

 applicable bonus calculated based on inputs;  

• The maximum number of market units that can be built 

 on site after bonusing inputs have been inputted; and

• The total number of units that can be built on the site 

 (market and affordable) after bonusing has been inputted. 

This tool will provide a convenient way in which the Town 

and applicants will be able to determine the outcomes of the 

bonusing program.  
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Proposed Lot Layout

The proposed lot layout identif ies thirteen (13) multi-residential parcels. The parcels identif ied are in alignment with the 

development areas and policy outlined within the ASP. A complete street network, also in alignment with ASP maps and policy, 

provides access and egress to parcels and is defined by a Collector Road, which will also serve as the east entrance road to the 

Phase 1 area. All other streets are identified as Local Roads.  

Parcel sizes have been proposed based on the topography and designed to ensure a variety of builders will be attracted to build 

within the development. Open spaces in the form of public parks and environmental reserve provide connections around and 

through the Phase.  Open space connections are part of a larger network of parks and open space that will be added to over 

time as the resort builds out.  In each Phase, MR and ER dedications will be proposed and over time as phases develop the 

cumulative MR contributions will form a larger park within the eastern portion of the Plan Area. The area that is not designated 

a public park will be considered Resort Recreation Amenity Area per policy 6.4.1 in the ASP. This is discussed further in the 

Parkland and Recreational Facilities section of this document.      

ASP policy, land use designation and phase design encourage comprehensively planned development which will blend with 

adjacent parcels and the open space network to create a compact, community focused design. 

Street Names

Street names will be proposed and formalized at the time of subdivision application. Several themes for naming of streets and 

parks and open spaces can be incorporated at future stages including the incorporation of indigenous heritage, Canmore 

heritage, and arts and cultural themes. Street names could combine all of the above or just one of the themes. 
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Development Details

Green Development
Three Sisters Village has been designed with preservation 

and sustainability in mind. By focusing on a compact built 

form with mixed uses, we are reducing the cost of servicing 

infrastructure and reliance on private vehicles. As discussed 

under the Bonusing Overlay section, TSV also incentivizes 

green development by allowing developers to access 

additional market units through contributions to energy 

efficiency, energy generation and sustainability. 

Energy Efficiency – National Building Code
Energy eff iciency can be achieved through various 

construction innovations and building materials. Insulation, 

heat recovery and even building design contribute to a 

more energy eff icient building. Energy eff iciency beyond 

the Building Code has been facilitated through encouraging 

density bonusing. 

Energy Generation
Any additional energy generation which reduces a building’s 

use of carbon-based energy sources is a step towards 

Net-Zero. As per ASP policy, all residential buildings within 

Phase 1 should be “solar ready”. Energy generation has been 

facilitated through encouraging density bonusing. 

Electric Vehicles
Advances are being made swiftly in the area of electric 

vehicles. To encourage developers to incorporate charging 

units at the construction stage, additional bonus market 

units can be earned through the provision of EV Capable 

inf rastructure, Level II and Fast EV chargers. There is a 

significant cost benefit to incorporating charging access at 

the construction and development stage rather than at a 

later stage. 

Modal Split
Three Sisters Village has been designed to exceed the 40% 

modal split targets of the Canmore Integrated Transportation 

Plan. Encouraging sustainable transportation modes such 

as transit, cycling and walking. Three Sisters Village exceeds 

this goal by setting their target for trips conducted via 

sustainable transportation means at 50%. An extensive path 

network has been designed throughout the ASP area to 

facilitate bicycle and pedestrian use. Collector Streets include 

transit stops, an active transportation zone with one (1) single 

lane bicycle path in each direction and a 1.8 m pedestrian 

sidewalk.

Low Impact Development
Low Impact Development refers to construction techniques/

materials and landscaping which preserves or mimics 

natural drainage systems. These strategies can be applied 

on a singular lot/building basis and/or incorporated into 

comprehensive design. Low Impact Development would be 

addressed at the development permit stage and has been 

incentivized by the Bonusing Overlay. 
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Urban Design

Development Form
Three Sisters Village places a focus on human-scaled 

development inspiring a vibrant, innovative mountain 

community. Street oriented, compact design will allow 

residents to live, work and play within their community.

Community Centres & Nodes
Phase 1 is designed as a residential area of the Three Sisters 

Village ASP and its form is centered around the open space 

and recreational amenities. As a primary entrance to the 

resort centre, steps have been taken to provide a welcoming 

atmosphere to greet both visitors and residents. A parametric 

welcoming feature has been conceptualized for the gateway 

road (Collector A), and community and regional park features 

have been placed at strategic locations throughout the site. 

For further detail on the Open Space Concept Plan please 

see the Parkland and Recreational Facilities section.

Natural Landscape Retention
One of the highlights of the Three Sisters Village area is the 

natural splendor which permeates the site. Development 

and design considerations in the ASP encourage preserving 

the natural environment, as much as possible, and using 

design adaptation when required to sensitively incorporate 

buildings within the site. Phase 1 contains X ha of MR and ER, 

the majority of which will be maintained in its natural state. 

Grading at the initial construction stage will only take place 

where necessary to complete the transportation network and 

ensure slope stability and drainage. Both the regional and 

community park within the regional open space have been 

preliminarily designed to utilize the natural topography and 

vegetation. 

Seasonal Design Strategies

Phase 1’s pathway network and stormwater infrastructure 

has been specifically designed to handle Canmore’s seasons. 

Boulevards within the street network will accommodate 

snow storage in winter. Multi-use pathways have been 

designed according to Town standards to ensure they can be 

adequately maintained. Additionally, TSMVPL has partnered 

with Canmore & Area Mountain Biking Association (CAMBA) 

in maintaining the provided mountain bike trails and are 

collaborating on a fat bike strategy for winter cyclists.

Transitional Areas & Connectivity
Phase 1 is one part of the Three Sisters Village ASP and 

has been designed to maximize connectivity through 

the site and to adjacent development and amenities. The 

transportation network has been designed to expand 

to subsequent Conceptual Scheme phases. The Phase 1 

Conceptual Scheme f its into the overall ASP open space 

and trail network. The pathway network connections can 

be seen in FIGURE 4 and DRAWING 7 and further detail has 

been provided in the Parkland and Recreational Facilities 

section regarding the significant MR allocation which is the 

beginnings of a regional open space.
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Biophysical Analysis

The Three Sisters Village EIS submitted within the ASP was a detailed assessment of the area and what is required to mitigate 

the project. In accordance with Table 49 of the Three Sisters Village EIS, further analysis was completed on the vegetation and 

wildlife within the Phase 1 area.

Vegetation

A desktop review and vegetation and wetland reconnaissance field surveys were completed to assess historical and existing 

native vegetation and wetlands within the Study Area. Results include four noxious weed species occurrences, one recorded 

rare plant, yellow sedge, and no historical rare plant. No occurrences of ecological communities of conservation concern 

or species of conservation concern were found. Wetlands in the Study Area comprise 0.4% (0.3 ha) and uplands, primarily 

pine dominated forest (d2), comprise 71.6% (51.7 ha). Mitigation measures during construction are recommended. Water Act 

applications for the removal of the temporary shrubby swamp and seasonal graminoid marsh in the Study Area are required. 

These will be completed at the subdivision application stage. 
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Three Sisters Mountain Village Wildlife Camera  

– Grey Wolf, Winter

Three Sisters Mountain Village Wildlife Camera  

- Cougar

Wildlife

Wildlife habitat reconnaissance surveys were completed at 12 survey target locations within the Study Area with meandering 

transects gathering data on incidental species of management concern (SOMC) and wildlife features within the Study Area. 

Results indicate suitable habitat exists for SOMC in the study area, including a high potential for western toad and long-toed 

salamander breeding in one wetland. Amphibian visual encounter surveys were completed twice at five target locations. 

One species of amphibian was identified: long-toed salamander. Additional surveys are recommended prior to beginning 

construction, including a wildlife sweep. It is recommended that construction activities avoid restricted activity periods when 

possible and that appropriate mitigation be implemented when required.

 

These recommendations are in alignment with the EIS.  The recommendations within these two additional reports, will 

be appropriately integrated into a future subdivision approval and considered as a part of the construction and design 

development process. 

Three Sisters Mountain Village Wildlife Camera – Black Bear and Cub
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Steep Creeks

Three Sisters Village includes Three Sisters Creek, which is 

prone to steep creek hazards including clear water floods 

and debris flood. Flood risk is illustrated in DRAWING 5. The 

hazard is characterized in a report titled Three Sisters Creek 

Hazard Assessment Update. Mitigation to control the hazard 

within the proposed development is described in three 

reports including: the Three Sisters Creek Option Analysis, 

the Three Sisters Creek Preliminary Mitigation Design and 

the Three Sisters Creek Phase 1 Detailed Mitigation Design 

reports. For Phase 1 of the ASP, the mitigation comprises 

a series of berms to be built along the west edge of Three 

Sisters Creek (DRAWING 6).  For future phases of the ASP, 

berms are to be built along both sides of Three Sisters Creek 

to mitigate the hazard both for proposed and existing 

development under a cost sharing agreement between the 

Town of Canmore and TSMVPL. 
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Per ASP policy, these berms form the designation of ER on the west side of the creek and generally, a 20 m buffer 

f rom Three Sisters Creek forms the eastern boundary due to this area being a designated area affected by floods. 

For steep creek considerations within the design and installation of the wildlife fence please refer to the wildlife 

exclusion fence design plan, the BGC wildlife fence commentary technical memorandum, and the provincial letter regarding  

Steep Creek fencing design, dated February 13, 2024, for the wildlife fence design over the creek.  
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EXTENDING CASING TO THE SURFACE.

8. EXISTING PATHS AND TRAILS EAST OF THREE SISTERS CREEK SKETCHED BY BGC BASED ON LOCAL
KNOWLEDGE.

9. AS OF THE DATE OF THIS DRAWING, THE DESIGN INFORMATION CONTAINED ON THIS DRAWING REFLECTS
BGC'S DESIGN INTENT AND ANY MATERIAL DESIGN CHANGES MADE BY OTHERS THAT WERE BROUGHT TO
BGC'S ATTENTION. BGC DOES NOT WARRANT, GUARANTEE, OR ACCEPT ANY RESPONSIBILITY FOR THE
ACCURACY OR COMPLETENESS OF THE INFORMATION OR DESIGNS PROVIDED TO BGC BY OTHERS AND
SHOWN ON THIS DRAWING.

10. BGC PREPARED THIS DRAWING FOR THE EXCLUSIVE USE OF BGC'S CLIENT IDENTIFIED ON THIS DRAWING.
BGC SHALL HAVE NO LIABILITY FOR ANY DAMAGES, INJURY, OR LOSS ARISING FROM THE UNAUTHORIZED
USE OR MODIFICATION OF THIS DRAWING. ANY UNAUTHORIZED USE, MODIFICATION, OR RELIANCE ON
INFORMATION CONTAINED ON THIS DRAWING IS AT A PARTY'S OWN RISK.
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Undermining

To address the potential risks associated with development 

in proximity to the historic surface and underground coal 

mining in and around Canmore, the Province of Alberta had 

previously approved Alberta Regulation 114/97, the Canmore 

Undermining Review Regulation. As part of the review of the 

MGA undertaken by the Province of Alberta between 2012 

and 2020, TSMVPL had requested that the 114/97 regulations 

and associated guidelines be updated to reflect over 

20 years of experience accumulated within the regulated 

area, and to better align the regulations with the stages of 

planning approvals to provide improved clarity of process 

to TSMVPL and the public. QuantumPlace, the Town of 

Canmore and the Province of Alberta worked together 

to prepare updated guidelines and regulations, which 

led to the Province of Alberta publishing the updated 

Alberta Regulation 34/2020 dated 17 March 2020 (the 

Regulations) concerning development on undermined 

lands so that risks f rom surface and underground mines 

can properly be considered and mitigated as appropriate. 

In addition to the Regulations, an updated set of guidelines 

entitled 2020 Guidelines to Evaluate Proposed Development 

Over Designated Undermined Lands in the Town of 

Canmore, Alberta dated 01 April 2020 (the Guidelines) was 

prepared that reflected current practice and modern risk 

considerations; the Guidelines were also approved by the 

Province for use.

A Subdivision Mining Impact Report has been prepared and 

submitted as part of this Conceptual Scheme and land use 

application as required by Alberta Regulation 34/2020. The 

work included assessing the proposed Three Sisters Village 

Phase 1 for undermining considerations. An area hazard map 

was prepared for the entire Three Sisters Village (including 

Phase 1) and is presented in a report by WSP (previously 

known as Wood Environment & Inf rastructure Solutions) 

titled Area Mining Impact Overview Report Resort Village 

Area Structure Plan_Rev2, dated 16 November 2020.

The present work included reviewing the following: LiDAR, 

orthophotos, Canmore coal mine plans and boreholes in 

the Alberta Energy Regulator database, Canmore bedrock 

geology maps, proposed land uses and conceptual roads for 

Three Sisters Village, boreholes, downhole camera videos, 

multiple site walkthroughs, and existing undermining and 

inspection reports for the area written by WSP and others 

spanning back for over 20 years. Using various sources 

of data, a three-dimensional model for the underground 

mine workings was created. This model allowed for specific 

sections to be cut through areas of interest. A total of two 

mines partially underly Three Sisters Village, Phase 1: Morris 

No. 1 mine and Stewart No.2 mine.

Recommendations are provided to mitigate against 

undermining hazards in the following areas: the four 

portal locations, four gravel subcrop locations, areas 

where workings are shallower than 20 m deep, and the 

four depillared panels. These recommendations must 

be conf irmed in subsequent and more detailed reports 

required at the subdivision and development permit stages.  

Subsequent investigation either prior to or as part of the 

mitigation process may provide opportunity to adjust the 

recommended mitigation areas. Areas not impacted by 

undermining include parcels 27, 28a, 28b, 30a, 30b and 

31, as well as the stormwater facility and nature play park 

and tree fort park spaces.
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Wildfire Risk Assessment

A Wildf ire Risk Assessment for TSMV was submitted with 

the application for the Three Sisters Village and Smith 

Creek ASPs. The Wildf ire Risk Assessment was not a 

required report but was provided at the time of the ASP 

application given the level of public interest in wildf ire 

risk. The Wildf ire Risk Assessment was prepared for the 

proposed Three Sisters Village and Smith Creek Plan 

Areas. The report provides conceptual FireSmart hazard 

mitigation recommendations to reduce the threat of 

wildf ire to the proposed developments with an emphasis 

on the vegetation management requirements within and 

adjacent to wildlife corridors. 

ASP policy directs that mass stripping and grading programs 

should not occur within the ASP area and grading should 

be limited to only what is needed to install the required 

inf rastructure to service the subdivision (MR, parks, 

roads and inf rastructure like stormwater management 

facilities). Parcels will be left vegetated until a development 

permit is approved by the Town of Canmore and wildf ire 

risk is addressed in accordance with the Wildf ire Risk 

Assessment and Town of Canmore Land Use Bylaw. 

Open space will be mitigated, deadfall cleared and trees 

thinned, in accordance with a more detailed report 

submitted at the time of subdivision. 

Cultural & Heritage Resources

Historical Resources Impact Assessment

A Historical Resources Act approval has been granted for the development area within Three Sisters Village (HRIA Report & 

Approval documentation). There are no further Historical Resources Act requirements for this site relative to the current project.

Traditional Ecological Knowledge Assessment: 
Desktop Study

A TEK desktop study is submitted in support of 

this application. While a TEK is not a requirement 

of the Conceptual Scheme submission, the Corporate 

Directive does state that it could become a requirement. 

At the time of a pre-application meeting the Town of 

Canmore determined it was not a requirement. 

TSMVPL opted to submit a TEK: Desktop Study.

To date, SNN have not meaningfully participated in any 

engagement proposals made by TSMVPL to discuss the 

Project, outside of government required consultation needed 

for the land exchange between the Province of Alberta 

and TSMVPL. As such, this Assessment relies on research 

products produced by the SNN and Treaty 7 groups, along 

with archival documents, peer reviewed articles, regulatory 

f ilings, and published books to meet the requirements of 

the Corporate Directive. This TEK Assessment involved a 

comprehensive research process designed to understand 

and document 

Indigenous knowledge systems, practices, and protocols 

related to the natural environment. The Assessment also 

involved an exploration of the traditional knowledge held by 

SNN and Treaty 7 groups to better understand mitigation 

strategies that can be developed and incorporated into the 

Three Sisters Village and Smith Creek Phase projects. 
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FIG 5. – OVERALL OPEN SPACE PLAN
Parkland and Recreational Facilities

The Three Sisters Village ASP identifies naturalized open spaces and public recreation facilities that are accessible to residents 

and guests alike. Existing topography and natural habitat will be utilized in the design of parks and open spaces to minimize 

impacts of development, to the extent possible, and create spaces that fit into the well-established natural landscape. TSV Phase 

1 open space plan expands on the vision of the ASP providing thoughtful, activated community open space which integrates 

with the surrounding area (FIGURE 5). Pathways and trails link the space to neighbouring amenities such as the Hubman off 

leash dog park. Playgrounds, public art, regional amenities, extensive trail networks and open spaces provide a wide 

variety of options for people to linger and enjoy the community (DRAWING 7).

Three Sisters Village and Smith Creek Phase 1 propose 

mitigation measures such as wildlife fencing and education 

to reduce the Project's impact. Additionally, Land transfers 

to the Province provide additional Crown lands for the SNN 

use. Areas of divergence include grizzly bear habitat loss and 

access to private lands. These divergences primarily arise 

during the development phase and are the result of a NRCB 

approved project. 

Lastly, areas that could not be classif ied in this assessment 

are place names and cultural resource management due 

to the unavailability of specif ic inputs f rom SNN. The EIS 

documents submitted with the Three Sisters Village and 

Smith Creek Phase 1 ASPs outlines mitigations appropriate 

for these impacts and this Assessment recommends its full 

implementation as the Project proceeds.

Finally, it is recommended that TSMVPL remain diligent in 

their efforts to develop a relationship with the Stoney Nakoda 

Nations. Continued efforts should focus on working with 

the SNN to include place names into future developments, 

collaborate on cultural resource management strategies, and 

identify economic opportunities for community members 

and businesses.

The Town cannot delay decision making due to a 

requirement to engage with unwilling parties or delay 

regulatory decisions based on an application-imposed 

requirement to engage. The MGA sets out the requirements 

for engagement.
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DWG 7.  PHASE 1 OPEN SPACE CONCEPT PLAN

The proposed public amenities will incorporate modern recreational elements while respecting the traditional 

architecture and natural beauty of the Bow Valley.  Sustainable and eco-friendly practices are embraced by using materials 

and resources that pay homage to the community’s identity while reducing impact on the environment. 

All amenities described within this section of the Conceptual Scheme are conceptual in nature and are intended to 

provide insight into possible uses for the recreational areas. These designs may be changed, revised or relocated at the 

discretion of TSMVPL. Detailed design will occur at the time of subdivision.
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Regional Park | Off Leash Dog Park Concept

As a part of TSMV's commitment to reducing human use withn the wildlife corridor, an off-leash dog park is proposed. During 

engagement Canmorites expressed a desire to have a place where they can walk their dogs off-leash in a forest setting.  

Envisioned as a space for people to recreate and train their dogs and accommodate dog of various sizes and temperament.
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Regional Park | Nature Play and Tree Fort Concept

As users explore the pathways and trail systems in Three Sisters Village, they will come across a captivating tree fort park.  

Entering this site will encourage exploration and creative play, through implementing tree fort like play structures, boardwalks 

and net climbers.  This is intended to maintain as much of the existing vegetation in this space to establish the forest setting 

while providing tree forts to explore.  Trails will wind through the space allowing people to experience the elements from every 

angle, enticing their imagination to take over.  With seating provided, families can come and enjoy the natural surroundings 

this space has to offer.

FIG 6. – REGIONAL PARK, NATURE PLAY AND TREE FORT CONCEPT PROJECT:
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Regional Park | Bike Skills and Pump Track Concept

This will be the first amenity of what will become a much larger regional park that will include sports and playing fields as new 

phases of development move forward. Canmore has a vast mountain biking community which is growing in numbers annually.  

While pathway and trail connections are provided throughout Three Sisters Village, a bike skills park and pump track have been 

incorporated to encourage further discovery of user’s skills.  The bike skills park and pump track will be developed to allow for 

user groups of varied skill levels to learn and hone their mountain biking abilities.  The space will have direct connection to the 

variety of pathway designations making it a family friendly, accessible space.  Although the existing landscape in this location 

does not have a lot of native forest, topography and landscaping will be re-introduced to create a welcoming space where you 

feel enveloped within the natural beauty of the area and provide safe sight lines and observation areas while learning bike skills.

FIG 7. – REGIONAL PARK, BIKE SKILLS AND PUMP TRACK
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Community Park | Welcoming Feature Concept

On entering Three Sisters Village, a sense of identity will 

be created. TSMV will explore a welcoming feature like a 

parametric structure utilizing materials complementary 

to the surroundings. The Welcoming Feature area will 

provide a gathering space allowing for community 

events as well as beautiful photo opportunities to guests 

f rom afar. This design element is conceptual and if 

chosen to move forward a location will be selected at 

the time of subdivision. Pathway connectivity f rom the 

Welcoming Feature will encourage residents and guests to 

further discover Three Sisters Village and the amenities it 

has to offer.
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2.5m ACTIVE TRANSPORT 

FIG. 15 2

2 2023-08-01 SBOPEN SPACE PLAN AMENDMENT 

FIG 9. – COMMUNITY PARK, PLAYGROUND

Community Park  |  Playground Concept

Pathway connections ensure that the community playground is easily accessible 

for residents and guests of Three Sisters Village.  This space provides play elements 

for all ages and abilities while working with the topography.  Utilizing the existing 

grades allows for the introduction of passive climbing as well as distinctive climbing 

walls which lead to a hill slide connecting the varied elevations of playgrounds.  

Through the introduction of seating areas, this space encourages families to come 

and spend quality time in the park allowing children to explore and play while 

parents take in the natural surroundings.
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Pathways, Trails and Art Walk Concept

Pathways and trails are a highly desirable recreational feature for Canmore’s residents and guests to enjoy.  The pathway and 

trail network will continue to build and connect the Three Sisters Village community with other areas of Canmore and provide 

connections to provincial trail systems.  Trail loops and stacked loops which incorporate the terrain and provide varied lengths 

and skill levels will allow for multiple user groups to benefit from the amenity.

Trail alignment and design facilitates a hierarchy of trails that accommodate a variety of diverse recreational needs. Trail 

designations identified in DRAWING 3, 7, 8 and 11 include:

• 4.1 m multi-use path (asphalt)

• 3.5 m multi-use path (asphalt)

• 1.8 m multi-use path (sidewalk)

• 1.5 m pedestrian path (gravel)

• Bike track (0.3-1.0 m single track)

All trails are consistent with the classification of trails outlined in the Town of Canmore Open Spaces and Trails Plan. 

Along selected areas of the trail systems users will experience an art walk with designated installations and seating nodes to 

enjoy the views and surroundings.  Incorporating the art into areas of selected trails encourages users to further explore the site 

and interact with the spaces.
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Environmental Reserve (ER)

The MGA identif ies certain types of land that can be dedicated by a municipality as ER. This type of land is not suitable for 

development and contains features such as swamps, gullies, ravines, coulees, floodplains or land adjacent to a body of water. 

ERs are used to preserve natural features of land, prevent pollution, ensure public access and prevent the development of land 

that is subject to flooding or geotechnically unstable.

The majority of ER designation within the Phase 1 Conceptual Scheme area relates to the floodplain for Three Sisters Creek.  

Similar to what is depicted in FIGURE 10 below, the area relating to floodplain is designated as ER within the Conceptual 

Scheme (DRAWING 3) and proposed to be designated as Environmental District (ED) within Canmore’s Land Use Bylaw. The 

area of the floodplain also includes diversion berms to mitigate the hazards associated with steep creek workings. (DRAWING 4) 

Only low maintenance pathways (i.e., gravel surfaced pathways or mountain bike trails) are proposed within the area designated 

ER with more substantial pathways and recreation offerings occurring within the MR areas. One other area qualifies as ER 

within this phase due to a knoll landform which contributes to a gully north west of phase 1. All other lands and slopes are 

considered stable and do not qualify as ER.   

FIG 10. – STEEP CREEK MR ER DESIGNATION INFOGRAPHIC
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Use of Deferred Reserve Caveats

Policy within the Three Sisters Village ASP identifies that Deferred Reserve Caveat (DRC) should be transferred to the Three 

Sisters Village lands where it will be used to facilitate additional dedication of MR lands within the ASP area (See Policy 6.1.8). The 

last remaining DRC is registered within the Smith Creek ASP area (DRC 001185759) and has a value of 16.365 ac.  

Once the Conceptual Scheme and Land Use Redesignation approval is provided, subdivision will be required to provide 

MR as per the MGA. This reserve area is indicated within the Conceptual Scheme drawings. The lands to be provided as MR 

will be aligned to Policy 6.2.5 and 6.2.6 the ASP.  Any surplus MR dedication will reduce the amount of lands remaining 

within the DRC. In future phases when the DRC has been fully addressed (i.e., it no longer exists), surplus MR land dedication 

can be applied to future phases of development.  In Phase 1, 6.53 ha or 16.14 ac are proposed as MR. Given that the 

required MR dedication for this phase is 2.527 ha (6.245 ac), the excess 9.895 ac will be used to reduce the 16.365 ac DRC 001185759 

to 6.47 ac at the time of subdivision.  
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Transportation & Servicing

The Global TIA submitted in support of the ASP, provides the framework and direction 

for the Mobility Assessments that will be completed at each phase of development 

within Three Sisters Village. 

The Mobility Assessment identif ies the required roads, active transportation 

infrastructure, and transit service to achieve the long-term goals of the Three Sisters 

Mountain Village development. The Mobility Assessment includes the following tasks 

and outcomes: 

• Confirm proposed multi-modal network infrastructure including road network 

cross sections within Three Sisters Village; 

• Identify development and analysis horizons; 

• Identify development and background traffic along Three Sisters Parkway within 

the development horizon; 

• Confirm multi-modal trip generation, assignment, and distribution from Phase 1 

Three Sisters Village 

• Analyze capacity of proposed multi-modal infrastructure within Three Sisters 

Village at full build of Phase 1 and recommend any changes to proposed 

infrastructure.
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Transportation

Phase 1 of the Three Sisters Village ASP includes 

development of a multi-modal transportation network that 

considers access for users of all ages, abilities and modes. 

Residents in the early build out of the development will have 

opportunities to walk, cycle and utilize public transit. This 

transportation network will connect them to open space, 

work, shopping and recreation. The street network identified 

in this Conceptual Scheme aligns with the analysis and 

recommendations identified through the 2020 Three Sisters 

Village and Smith Creek ASP processes and the associated 

2020 Three Sisters Mountain Village Global Transportation 

Impact Assessment (2020 Global TIA).The proposed Phase 

1 Complete Streets network is shown in DRAWING 8.  The 

road network consists of a Collector Road (Collector Road A) 

which will provide a new access to Three Sisters Parkway. This 

access will be designed as a single lane roundabout, with 

pedestrian/cyclist crossings at two of the three legs. No other 

external network updates are anticipated to be triggered by 

development of Phase 1 of Three Sisters Village.

Complete Streets Roads and Cross Sections 
Collector Road A will be designed with a modified collector 

(UCU 50) StandardParking Both Side shown in the Collector 

Cross-Section (DRAWING 10). Modif ications were required 

to accommodate goods movements. The modified collector 

includes a 4.1 m active transportation zone on both sides 

of the street. This zone includes a single bike lane of 2.3 m, 

with a 1.8 m pedestrian zone. Bus stops in Phase 1 will be 

accomodated in the traff ic lane. A total of two permanent 

stops have been identified with an additional temporary stop.

There are two local roads in Phase 1, Local Road B and Local 

Road C. Each of these roads will be designed with the Local 

Residential (ULU 50) Parking Both Sides Cross Section 

(DRAWING 9). On-street parking will be included throughout 

the site and a 2.3 m mono-walk will be located on each side 

of the streets when next to parking bays. At intersections and 

across accesses, the cross section will include a boulevard (or 

crossing) and separated walk. Cyclists can share the right-of-

way with the street in these locations or choose an alternative 

trail route.  
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DWG 10. COLLECTOR ROAD A CROSS SECTION
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Active Modes Network

The pedestrian & cycling network is illustrated in DRAWING 12.

The accommodation of people walking and cycling is of high importance to the long-term success of the overall development 

of the TSMV community. Options for people who are living and visiting the area to access services and employment without 

a private vehicle has been considered at every stage of development. The core network in Phase 1 of the build out is within 

the road network right of way, with 4.1 m active transportation zones identif ied along Collector A and on-street shared 

with vehicles for Local Road B and Local Road C. Trails and pathways also provide options for cyclists and pedestrians to 

connect into the greater network.

DWG 12.  PEDESTRIAN AND CYCLIST NETWORK
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Transit

Collector Road A is designed to a standard that can accommodate transit. Transit stops have been located midway up Collector 

A with a temporary stop to be included near the temporary turn around. The potential transit network is shown in DRAWING 13.

DWG 13.  TRANSIT NETWORK

Access and Egress to Lots

As identif ied in the Three Sisters Village ASP, access to lots will be limited where reasonable. Lot access will be identif ied 

at subdivision stage; assumptions about how trips will access the road network are included in the Mobility Assessment. 

Emergency access is identified on DRAWING 14. This temporary emergency access would be in place until ASP Phase 2a or 2b 

is proposed.
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Emergency Access

Emergency Access for Phase 1 will include Collector Road A as a permanent public access, an emergency access gravel road 

that will extend over the Altalink Bridge toward Three Sisters Boulevard, and an emergency access road (partially paved and the 

remaining gravel) from Collector Road A to the existing construction access road (See X drawing).  Confirmation of the bridge 

loads will be required at subdivision. Discussion regarding how emergency access will be resolved as phases progress will also 

occur at subdivision.

Mobility Monitoring 

As part of the ongoing evaluation of implementation of 

the overall TSMV,  TSMVPL will partner with the Town of 

Canmore to co-fund and complete ongoing transportation 

data collection to: inform future mobility assessments 

for subsequent phases of Three Sisters Village and Smith 

Creek, improve understanding of travel behaviours and 

seasonal impacts on mode splits and behaviours, and assess 

the ongoing mode shift around the community with a 

view to achieve targets set out in the Canmore Integrated 

Transportation Plan. 

The monitoring program includes consideration of 

permanent count stations as well as seasonal turning 

movement counts completed annually. The Town of 

Canmore would be sharing their own traffic count data as a 

part of this program. Details of the monitoring program are 

outlined in the Mobility Assessment. 

DWG 14.  EMERGENCY ACCESS

Mobility Assessment

A Mobility Assessment has been completed to support the submission of this Conceptual Scheme. The Mobility Assessment 

evaluates the required transportation infrastructure needed to support development of Phase 1 in Three Sisters Village, 

in relation to the anticipated other new development intended in the area over the planning horizon for the Conceptual 

Scheme. This includes Phase 1 development of Smith Creek and completion of The Gateway at Three Sisters. 

Upgrades and new infrastructure needed within the transportation network are described above and illustrated throughout 

the Transportation Plan.
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DWG 15.  GRADING PLAN (ORTHOGRAPHIC PHOTO)

Lot Grading Plan

The proposed site grading of the Conceptual Scheme area is shown in DRAWING 15. Site grading focuses predominantly on 

grading of the road rights-of-way and grading of the proposed stormwater dry pond in the PD parcel which aligns with the 

policies of the ASP. Individual residential parcels will remain under natural vegetation cover until their development unless 

grading is required for any utility or road right-of -ways. Additionally, a series of earth berms for the purpose of steep creek 

mitigation will be constructed along the west edge of Three Sisters Creek to protect the Phase 1 area from flooding. A map 

demonstrating the locations of cut and fill are shown on DRAWING 16. A geotechnical report is submitted in support of the 

Conceptual Scheme.  There are no geotechnically unstable lands identified within the Phase 1 area and a factor of safety (FOS) 

equal or greater than 1.5 is achieved. The grading plan is in alignment with the ASP commitment to reduce impact on the 

environment and Policy 4.5.6 that seeks to limit impacts on the visual landscape reducing tree clearing to required roads and 

infrastructure in balance with achieving grading efficiencies. In alignment with this policy, grading of lots will be proposed at 

DP and further geotechnical assessment will need to be examined at that time. A post grading geotechnical assessment has 

been conducted for the lots that are being graded and a FOS of 1.5 is maintained for developable parcels. There is a steep grade 

change between the western most ER parcel and the PD surrounding the dry stormwater pond, this occurs in order to preserve 

the knoll feature.
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DWG 16.  CUT & FILL PLAN

G1 Attachment 2

April 23, 2024 Special Council Meeting 10:00 a.m. Page 73 of 150

El&Vations Table - ~IE ....... -·- -' •14.lll -&00 m<.'6 

' .... -&GO ..,.., 
' ..... .... 7111.61 

◄,00 -2.00 ,_., 
~ 

' ., .. .... ,,... .. 
' . .... , ... :ire1nn 

' , .. .... !20tU• 

• .... "" . ..... 
• .... . .. ... .. 
" ... l 

..,, 
J "" 

CiX\ 

j -• • 
LL 

·-.ll • • 
l • 

CUT & FU. VOlUMES 
CUT•225171.34ml 

FIU. • 17181.08ffl' 2&nl (CUT} 
NET VOUJME • 137299 . 

, ., 
, 

------;;---., 
(~,~ / 
.. / ,, 

,, , 
.. , ,,....,-



52

DWG 16.  PHASE 1 SERVICING PLAN

Servicing

Water 

For municipal water servicing, an existing 350mm PVC water main runs along the north and south sides of the development 

lands and continues to service the Three Sisters Creek and Ridge developments, and the Stewart Creek ASP area to the east. 

The proposed water network (DRAWING 16) will tie in with the existing water network at two locations, the first is located on 

the Three Sisters Parkway and the second connection to the existing water main that runs from the Grassi Reservoir to the east.

The proposed water system will tie into the existing pipe loop that is connected to the Grassi Reservoir and that runs along the 

Three Sisters Parkway. The proposed water distribution system consists of 250 mm, 300mm and 400mm diameter PVC pipe. 

The existing 350mm water main that runs south of Phase 1 will be relocated in a new right-of-way and the proposed water 

system will connect into it at various points. The proposed water system servicing is in alignment with the Three Sisters Village 

Servicing Report submitted in support of the ASP. Furthermore, water demand from the Conceptual Scheme area is well within 

the 5 year horizon growth projections as noted in the Town of Canmore 2022 Utility Master Plan CAP 720. C04-00496
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DWG 18.  STORM CATCHMENT AREA

Wastewater 

For municipal sanitary sewer, a 450mm and 525mm PVC sanitary sewer trunk main flows from east to west under the Three 

Sisters Parkway and ultimately connects into Lift Station 8. The development will connect to this sanitary trunk through the 

existing servicing stub at the entrance to the Phase 1 Conceptual Scheme area (see DRAWING 16). The current Utility Master 

Plan (UMP) for the Town of Canmore recommends eventual upgrades to Lift Station 8 at 15 year horizon, but those will depend 

on the build out of Three Sisters Village, Stewart Creek, and Smith Creek ASP areas. No wastewater projects were noted in the 

UMP that are required to support growth in the first 5 year horizon and no upgrades are required to service Phase 1 Conceptual 

Scheme lands. Lift Station 8 and the sanitary trunks along Three Sisters Parkway have more than sufficient capacity to support 

the development lands. Lift Station 8 is also subject to a capacity reservation agreement between the Town of Canmore and 

TSMVPL due to servicing Dead Man’s Flats.

Sanitary sewer servicing in the Phase 1 Conceptual Scheme area is in accordance with the previously submitted and approved 

Three Sisters Village Servicing Report that was submitted in support of the ASP and with the Town of Canmore’s Engineering 

Design and Construction Guidelines (EDCG). The report does not recommend any additional upgrades than those already 

identified in the UMP and states that the flows from the Conceptual Scheme area will be determined at the subdivision stage 

of Phase 1.

Stormwater Management 

The site generally slopes from southwest to northeast with 

slopes ranging from 2% to 15%. The topography is typical of 

mountain slope regions with two drainages (Three Sisters 

Creek and Creek X which affect a small portion of the ASP 

Plan area) flowing adjacent to the ASP area. Within the ASP 

area, three manmade ponds exist, including one deep pool 

within the limits of the Three Sisters Creek. Ultimately, the 

drainage courses and all runoff from the site discharge into 

the Bow River. 

The Master Drainage Plan was prepared and submitted in 

support of the ASP. The following paragraphs illustrate the 

stormwater management approach laid out in the ASP area 

and which the Phase 1 area aligns to (DRAWING 18).  It should 

be noted that stormwater management facility (SWMF) 1 in 

the Phase 1 area is designed to service a larger catchment 

area than Phase 1 alone, and that temporary measures will be 

designed at the subdivision stage to intercept and channel 

the overland flows from future development areas.
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The Intensity-Duration-Frequency (IDF) data f rom 

Environment Canada was utilized to determine the 

applicable rainfall amount for the site. City of Calgary design 

events have been applied as prescribed in the Canmore 

EDCG. The design events selected were the 5, 25, and 100 

return year events over a 24-hour duration with a Chicago 

distribution. The 24-hour events simulate long duration 

events, highlighting issues associated with volume concerns, 

and release rates, while the Chicago distribution of the event 

assists in assessing peak flow conditions. 

The Conceptual Scheme area will be serviced by a SWMF 

system consisting of stormwater gravity mains located 

underneath the public roadways, and a dry storm pond 

facility designed to treat and retain the stormwater. A SWMF 

is proposed to manage the runoff to an appropriate release 

rate, and to provide water quality treatment. This SWMF 

will be a dry pond, as it will provide better performance in 

terms of storage volume and water quality versus a wet 

pond, due to limited space and surface area. The proposed 

SWMF 1 will include a control structure that will outlet to the 

downstream stormwater system. An existing stormwater 

outfall located on the southern bank of the Bow River was 

constructed in anticipation of the development of this area 

and is a combined structure that also contains an irrigation 

intake. SWMF 1 is proposed to outlet to this existing structure. 

The control structure in SWMF 1 will be designed to limit 

discharge from the critical design storm event to the pre-

development rates of 30 L/s/ha.

The proposed stormwater system will be designed following 

the major and minor methodology. The minor storm system 

will be designed to convey the 1 in 5-year storm runoff. The 

streets and gutters will be used to convey flows exceeding 

the 1 in 5-year storm (i.e. major) to the proposed SWMF.  

The minor system will be designed in detail at a later phase, 

but the methodology to be applied is the unit area release 

rate approach, applying a rate of 50 L/s/ha, which will 

encourage the use of low impact development and other 

stormwater features on an individual lot development level. 

The stormwater management system shall recognize the 

subalpine forest environment of the ASP plan area and will 

account for freeze-thaw cycles and demonstrate the site can 

be appropriately serviced in accordance with ASP policy 9.4.8. 

Low impact development is encouraged at the individual lot 

level through bonusing. Stormwater management system 

has taken this into account and has demonstrated through 

the Staged Master Drainage Report that development can 

be properly serviced.

 The bonusing approach to the development further 

encourages the use of low impact development and 

other stormwater features throughout the development 

and Phase 1 Conceptual Scheme. The roads throughout 

the development will be built conforming to the EDCG.  

The SWMF will be designed to detain excess run-off for the 

most critical design storm event and will discharge at the 

pre-development release rate.

The SWMF will discharge to the Bow River via an existing 

outfall structure just north of the Phase 1 area, that was 

installed in 2005 when the golf course was constructed.  

A 2100 mm pipe will be able to accommodate the required 

flows from SWMF 1 with a gradient of only 0.2%. Given the 

topography of the site, storm pipe grades in excess of what 

is required will be easily achievable. A site investigation and 

review of as-built drawings for the outfall and upstream pipe 

will be completed during future design phases.

G1 Attachment 2

April 23, 2024 Special Council Meeting 10:00 a.m. Page 76 of 150



55

Shallow Utilities 

Connections to the shallow utility inf rastructure for Phase 1 are available along Three Sisters Parkway and along the 

development lands in the case of Fortis’s buried electrical distribution facility. At subdivision stage, further coordination 

with ATCO, Fortis, Telus and Rogers will be required to confirm exact servicing routing and potential upgrade requirements. 

Electrical, communications and natural gas would be generally allocated within a common trench, which has been the 

preferred approach between the Town, landowner and utility companies. Right-of-ways and easements are illustrated in 

DRAWING 19.

DWG 19.  RIGHT-OF-WAYS & EASEMENTS
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Implementation

Development Phasing

The Conceptual Scheme represents one phase of development and is in alignment with the ASP Phasing Map 22 as seen in 

FIGURE 2 of this document. 

Monitoring and Adaptive Management Plan (MAMP)

The Province is responsible to maintain and manage wildlife corridors, including any necessary enforcement and is assuming 

the responsibility for the operations and maintenance of the wildlife fence.  The Province has the sole authority over wildlife 

and wildlife corridors and enforcement within them. A MAMP has been reviewed and accepted by the Province. The MAMP 

was identified as a requirement to be prepared and submitted at the time of the first Conceptual Scheme (Policy 11.1.2) within 

either the Three Sisters Village or Smith Creek ASPs.  After the ASPs’ approval by the LPRT, the Province determined that they 

were the appropriate regulator of the MAMP due to its contents and their authority over wildlife corridor and Crown lands.  The 

MAMP applies to Three Sisters Mountain Village mitigations identified within the EIS and is meant to address uncertainty in the 

predictions within the EIS.  

Three Sisters Mountain Village Wildlife Camera  

– Grey Wolf
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Engagement

The ASPs for Three Sisters Village and Smith Creek were informed by four stages of communication and engagement:

• Phase 1: Between 2015 and 2017 to inform Smith Creek ASP  

 and included engagement that led to TSMV’s Resort  

 Centre ASP amendment (now called Three Sisters Village); 

• Phase 2: Between September 2018 and June 2020 to  

 better understand communication gaps and articulate  

 the vision for development prior to completing Draft ASPs; 

FIG 10 – ENGAGEMENT PROCESS INFOGRAPHIC

Throughout these stages of engagement, the TSMV team has held space for the tension that exists around common themes in 

the community, such as:

• Phase 3: Input on Draft ASPs between July 2020 and  

 October 2020 to identify the common themes and key  

 directions in the ASP submission; and

• Phase 4: Communication following engagement on Draft  

 ASPs with the intent to reinforce how input informed the  

 plan and marketing efforts to leverage project support.

• Members of the community want a corridor that mitigates  

 impact on wildlife, yet there are community members who  

 want to recreate in the corridor; 

• Residents want more housing to improve factors  

 that impact affordability, yet there are residents who  

 do not want property values impacted through the  

 addition of housing; 

• Engagement showed there is support for more  

 sustainable transportation alternatives and a stronger  

 connection between Three Sisters development and  

 downtown, yet many do not want to see an increase in  

 congestion or population growth; and 

• Many who provided input wanted access to more  

 convenient amenities (recreational or commercial),  

 however, there are members of the community who  

 do not want any more development.
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The What We Heard Report summarizing the ASP 

engagement was completed in November 2020. This 

document identif ies six (6) key themes developed 

through the engagement process. They are undermining, 

sustainability, transportation and mobility, affordable 

housing/staff housing/seniors housing, wildlife corridor, tax 

implications, and unit counts/density. 

The TSV Phase 1 Conceptual Scheme marries the policy 

outlined in the ASP with land use and subdivision 

implementation in the creation of a Conceptual Scheme plan 

which honors the engagement themes.

Undermining: An undermining overview report was completed 

by experienced professional engineers at the ASP stage. An 

undermining assessment is submitted in support of this 

application in alignment with the Undermining Review 

Regulation and Guidelines.  Further assessment may be 

completed at the subdivision stage in accordance with the 

finding of this report.       

Sustainability, Transportation & Mobility: The Conceptual 

Scheme further outlines the sustainable transportation 

network considered within the ASP. Existing and proposed 

multi-modal trails within the Phase 1 area will service the 

community and provide connectivity to other areas of 

Canmore. Bonusing and carbon reduction is encouraged 

through the Density Bonusing Overlay.  

Affordable Housing/Staff Housing/Seniors Housing : 

In addition to the implementation of inclusionary housing, a 

Bonusing Overlay is proposed to allow for affordable housing 

contributions beyond the 10% minimum requirement.

Wildlife / Human-Use Mitigations: A wildlife fence will be 

erected at the time of construction of Phase 1. Phase 1 

recreational offerings encourage usage of the open spaces 

rather than the corridor.  Phase 1 will be constructed to limit 

wildlife attractants, provide alternatives to recreating in the 

corridor and provide off-leash spaces for those with dogs.

Tax Implications: In 2022, Council addressed the discrepancy 

of commercial taxation between Tourist Homes and other 

commercial businesses within Canmore by equalizing the 

rate of taxation applied to both.  This would only increase 

the revenue contribution considered within the Municipal 

Fiscal Impact Assessment (MFIA) submitted in support of the 

Three Sisters Village ASP.  The MFIA demonstrated that the 

tax revenue more than covers maintenance and replacement 

expenses to inf rastructure, providing a net benef it to the 

Town of Canmore.

Unit Counts/Density :  The units proposed within this 

Conceptual Scheme are in alignment with the ASP and the 

bonusing strategy proposed to support Council’s strategic 

priorities.  Units are capped at 3,000 and any units above 

that amount must be earned through criteria outlined in 

the Bonusing Overlay. Bonusing is based on the themes of 

carbon reduction, affordability and socio-cultural incentives.      

The multimodal transportation network and opportunity for 

higher density provided by the land use plan contributes to 

increased sustainability. Density bonuses create incentive for 

builders/developers to contribute to community amenity and 

green building strategies.

Public engagement was conducted for both the Smith 

Creek and Three Sisters Village ASPs. Feedback f rom 

this engagement is applicable to the Conceptual Scheme. 

The LPRT hearings for the Smith Creek and Three Sisters 

Village ASPs began on February 22, 2022 with the LPRT 

issuing their decision on May 16, 2022. The LPRT concluded 

that both the Three Sisters Village and Smith Creek ASPs are 

consistent with the NRCB Approval and ordered the Town to 

adopt them.

Conceptual Scheme Engagement

After submission of the Conceptual Scheme and land use redesignation application, TSMV will host public engagement 

sessions to provide the public an overview of the application, its consistency with the ASP, and detail the proposed land use 

districts and bonusing program that is intended to regulate development. Feedback received from the two events will be 

summarized in a What We Heard Report and submitted to the Town of Canmore after the open houses are held. Registration 

for both open houses will be available through the tsmv.ca website and social media.  Advertisements for the open houses will 

be placed on social media and within the Rocky Mountain Outlook. Invitations to participate will also be sent directly to the 

Stoney Nakoda Nations consultation office and TSMVPL’s email list.  
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Parameters of Conceptual Scheme and Land Use Engagement

In accordance with S. 619 of the MGA, the Town of Canmore has 90 days to adopt the proposed amendments to the Land Use 

Bylaw. Given the Conceptual Scheme and land use application are consistent with the Three Sisters Village ASP which has been 

deemed consistent with the NRCB decision by the LPRT, there is no requirement for a public hearing. 

As such, any public engagement will focus on educating the public on the Conceptual Scheme and land use application 

submission, anticipated timelines for the application, construction phasing, responding to frequently asked questions with 

regards to the project TSMVPL has updated their website and will examine public appetite for information sessions on the 

application in the New Year.  

First Nations Engagement

Building trust takes time and TSMVPL is working on several initiatives to build trust with our Indigenous neighbours including 

adopting an Indigenous Relations Policy, undergoing Indigenous Cultural Awareness training with the Stoney Nakoda Nations 

for our senior level employees, and ongoing communication with the Stoney Nakoda Nations. 

TSMV’s Indigenous Relations policy focuses our work with Indigenous communities and individuals into four key areas; building 

relationships, economic opportunities, community involvement and employment and training.  

Since 2019, TSMVPL has attempted to meet with the Stoney Nakoda Nations (SNN) to begin the process of building a 

relationship. It is important to TSMVPL that this relationship is a direct connection between TSMV and SNN representatives. 

Through direct connection and communication, trust can grow and build.  

Although signif icant effort has been made, it has not yielded enough time for in-depth conversation in advance of this 

application submission. A summary of our attempts to engage with the Nations is provided as part of the Traditional Ecological 

Knowledge Assessment – Table 2. While we acknowledge that engagement with our SNN neighbours is important, TSMVPL 

must also be able to submit timely municipal applications to enable development to move forward in alignment with the 

NRCB decision.  
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Appendix I

Phase 1 Conceptual Scheme Statistics

Three Sisters Village 
Phase 1 Land Use

Maximum 
Units (without 

bonusing)

Maximum Units 
(with bonusing)

Area (Ha/Ac) % Net Developable

Gross Developable 29.07 71.83

Environmental District (ER) 3.80 9.38

Net Developable 25.27 62.45 100%

R3 TSMV 558 826 11.15 27.55 44.1%

R4 TSMV 158 249 2.26 5.58 8.9%

Public District (MR) 6.53 16.14 25.8%

Public District (PUL) 1.91 4.72 7.6%

Roads/Lanes 3.42 8.46 13.6%

Phase 1 Conceptual Scheme Anticipated Population

Land Use
Maximum 

Units
Persons per 

Dwelling
Estimated 
Population

Units per 
Net Hectare

Units per Net Acre

R3 TSMV

558

2.1

1172 50 20

826 1735 74 30

R4 TSMV

158

1.6

253 68 28

249 398 110 45
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Appendix II

Submission Package List

1. Cover Letter

2. Land Use Amendment and Conceptual Scheme Application Form

a. Fee Calculation

b. Fee Confirmation

c. Land Titles and Registered Instruments

d. SSR Matrix Submittal Form

e. SSR Matrix

3. Pre-Application Comments: TSMV Response Document

4. Application Comments: TSMV Response Document

5. Conceptual Scheme Planning Rationale & Support Report

6. Technical Drawing Package 

7. Land Use Overlays and Districts

a. Track Changes Land Use Overlays and Districts

8. Bonus Calculator

a. R3 and R4- Bonus Test Fit Graphic

9. Provincially Approved Historical Resources Act Application

10. Subdivision Mining Impact Assessment Report

11. Pre-Development Slope Stability Assessment

12. Three Sisters Village Phase 1 Geotechnical Investigation 

a. Phase 1 Geotechnical Report Addendum

13. Post-Development Slope Stability Assessment

a. Track Changes Post-Development Slope Stability Assessment

14. Three Sisters Village Phase 1 Conceptual Scheme Mobility Assessment 2024

a. Track Changes 2024 Mobility Assessment

b. Turning Movement Figures

15. Wildfire Risk Assessment;  

16. Traditional Ecological Knowledge (TEK) Assessment: Desktop Study

17. Three Sisters Creek Phase 1 Detailed Mitigation Design

a. Track Changes 2024 Phase 1 Detailed Mitigation Design

18. 2024 Wildlife Exclusion Fence Design Plan (Accepted by the Province)

a.  Track Changes Wildlife Exclusion Fence Design Plan

19. BGC Wildlife Fence Commentary Technical Memorandum

20. Provincial Letter Re: Steep Creek Fencing Design
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21. 2020 Environmental Impact Statement (EIS): Three Sisters Village Area Structure Plan

22. 2024 Servicing Report;  

a.  Track Changes Servicing Report

23. 2020 Master Drainage Plan; 

24. 2024 Staged Master Drainage Plan;

a.  Track Changes Staged Master Drainage Plan  

25. 2024 Monitoring and Adaptive Management Plan (Accepted by the Province);

a.  Track Changes MAMP

26. Provincial Letter re MAMP and WEFDP

27. Vegetation and Wetlands Technical Data Report; and

28. Wildlife and Biodiversity Technical Data Report.

29. TSMV DRAFT Design Guidelines
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t;

yes
TSV

 P
h

ase 1 h
as a com

p
reh

en
sive op

en
 sp

ace p
lan

 w
h

ich
 in

teg
rates w

ith
 th

e 
su

rrou
n

d
in

g
 area an

d
 com

p
lim

en
ts th

e overall A
SP

.

A
ccom

m
od

ate all ag
es an

d
 ab

ilities th
rou

g
h

 street d
esig

n
, h

ou
sin

g
 

variety an
d

 th
e typ

es of am
en

ities offered
yes

TSV
 P

h
ase 1 ad

d
resses in

clu
sivity th

rou
g

h
 m

u
lti-m

od
al tran

sp
ortation

 an
d

 all 
ag

es recreation
al am

en
ities. Th

e com
m

u
n

ity is d
esig

n
ed

 to b
e h

u
m

an
-scale, w

ith
 

a m
ixtu

re of u
ses to facilitate th

e p
rovision

 w
alkab

le services. 

3.2.2
R

esilien
cy

C
on

sid
er h

ow
 com

m
u

n
ity d

esig
n

 con
trib

u
tes to safety b

y creatin
g

 lively 
an

d
 active p

laces th
at resp

ect th
e en

viron
m

en
t an

d
 estab

lish
 system

s 
th

at are ad
ap

tab
le in

 resp
on

se to th
e 

im
p

acts of clim
ate ch

an
g

e;

yes
TSM

V
P

L h
as collab

orated
 w

ith
 th

e P
rovin

ce of A
lb

erta to d
ed

icate ±166 h
ectares 

of lan
d

 to w
ild

life corrid
or p

rovid
in

g
 h

ab
itat an

d
 p

reservin
g

 con
n

ectivity in
 th

e 
B

ow
 Valley reg

ion
. A

 w
ild

life fen
ce w

ill b
e b

u
ilt to d

eter h
u

m
an

/an
im

al con
flict 

an
d

 in
ten

sive p
lan

n
in

g
 h

as resu
lted

 in
 an

 op
en

 sp
ace system

 w
h

ich
 en

cou
rag

es 
resid

en
ts an

d
 g

u
ests to u

tilize com
m

u
n

ity am
en

ities. D
en

sity B
on

u
sin

g
 O

verlay 
ad

d
resses G

H
G

 red
u

ction
 ab

ove an
d

 b
eyon

d
 th

e A
lb

erta B
u

ild
in

g
 C

od
e.

Im
p

lem
en

t th
e recom

m
en

d
ation

s from
 th

e E
IS;

yes
See A

P
P

E
N

D
IX

 IV
 E

IS com
p

lian
ce tab

le.

C
on

tin
u

e to im
p

lem
en

t FireSm
art ap

p
roach

es;
yes

FireSm
art ap

p
roach

es w
ill b

e u
tilized

 in
 P

h
ase 1. Th

e W
ild

fi
re R

isk A
ssessm

en
t 

com
p

leted
 in

 Ju
n

e of 20
20

 for TSV
 h

as b
een

 in
clu

d
ed

 in
 th

e C
on

cep
tu

al Sch
em

e 
Su

b
m

ission
.

M
itig

atin
g

 Steep
 C

reek H
azard

s to p
rotect p

rop
osed

 an
d

 existin
g

 
d

evelop
m

en
ts from

 existin
g

 h
azard

s an
d

 th
e im

p
act of clim

ate ch
an

g
e; 

yes
Lan

d
 u

se for TSV
 P

h
ase 1 ackn

ow
led

g
es req

u
ired

 set b
acks of Steep

 C
reek 

th
rou

g
h

 E
D

/E
R

 d
esig

n
ation

. M
itig

ation
 h

as b
een

 p
rovid

ed
 in

 th
e form

 of a b
erm

 
located

 on
 th

e w
est sid

e of th
e creek. See also Steep

 C
reek rep

orts.  

R
em

ed
iate p

reviou
s m

in
in

g
 activities

yes
A

 su
b

d
ivision

 m
in

in
g

 im
p

act rep
ort h

as b
een

 p
rep

ared
 w

h
ich

 id
en

tifi
es 

u
n

d
erm

in
in

g
 h

azard
s w

ith
in

 P
h

ase 1. R
ecom

m
en

d
ation

s h
ave b

een
 m

ad
e 

reg
ard

in
g

 m
itig

ation
 of id

en
tifi

ed
 areas w

h
ich

 w
ill b

e con
fi

rm
ed

 th
rou

g
h

 
d

etailed
 rep

ortin
g

 at th
e d

evelop
m

en
t p

erm
it stag

e.

E
n

cou
rag

e low
 im

p
act d

esig
n

 an
d

 n
atu

ral p
lan

tin
g

 th
at con

trib
u

tes to 
clim

ate ch
an

g
e resilien

ce th
rou

g
h

 seq
u

esterin
g

 carb
on

 an
d

 m
itig

atin
g

 
h

eat islan
d

 effects.

yes
TSV

 P
h

ase 1 in
ten

d
s to m

in
im

ize im
p

acts to th
e lan

d
scap

e b
y on

ly g
rad

in
g

 
th

ose areas w
h

ere in
frastru

ctu
re is n

eed
ed

 to service th
e P

h
ase. Th

e op
en

 
sp

ace p
lan

 p
rop

oses am
en

ities w
ith

 m
in

im
al d

istu
rb

an
ce of n

atu
ral areas b

y 
d

esig
n

in
g

 am
en

ities to in
corp

orate n
atu

ral featu
res an

d
 veg

etation
. Low

 Im
p

act 
D

evelop
m

en
t is b

ein
g

 en
cou

rag
ed

 th
rou

g
h

 th
e B

on
u

sin
g

 O
verlay.
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6
5

Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

3.2.3
Sen

se of P
lace

M
u

lti-u
se p

ath
w

ays, trails an
d

 a variety of oth
er year-rou

n
d

 ou
td

oor 
activities. A

ctivities m
ay in

clu
d

e h
ikin

g
, rock clim

b
in

g
, cyclin

g
, 

sn
ow

sh
oein

g
, skatin

g
, cross-cou

n
try skiin

g
 an

d
 oth

er ou
td

oor 
recreation

al p
u

rsu
its;

yes
TSV

 h
as a com

p
reh

en
sive op

en
 sp

ace p
lan

 w
h

ich
 in

corp
orates d

iverse 
p

rog
ram

m
in

g
 for all season

s. 

U
n

iq
u

e retail an
d

 restau
ran

t exp
erien

ces facin
g

 alon
g

 fi
n

e g
rain

ed
, 

h
u

m
an

-scaled
, p

ed
estrian

ized
 streets an

d
 p

lazas;
n

/a
TSV

 P
h

ase 1 is a resid
en

tial p
h

ase of th
e TSV

 A
SP

. 

P
u

b
lic art, ed

u
cation

 an
d

 w
ayfi

n
d

in
g

 sig
n

s th
rou

g
h

ou
t th

e 
d

evelop
m

en
t th

at w
ill g

u
id

e p
eop

le’s in
teraction

 w
ith

 th
e 

su
rrou

n
d

in
g

 com
m

u
n

ity an
d

 en
viron

m
en

t;

yes
Th

e P
h

ase 1 op
en

 sp
ace p

lan
 in

clu
d

es p
u

b
lic art n

od
es an

d
 w

ill in
corp

orate 
ed

u
cation

 an
d

 w
ayfi

n
d

in
g

 to h
elp

 resid
en

ts an
d

 g
u

ests b
etter u

n
d

erstan
d

 th
e 

com
m

u
n

ity an
d

 it’s su
rrou

n
d

in
g

s at fu
tu

re stag
es.

In
sp

ired
 sp

aces for social con
n

ectivity, even
ts, cu

ltu
ral facilities an

d
 

festivals;
yes

TSV
 h

as a com
p

reh
en

sive op
en

 sp
ace p

lan
 w

h
ich

 in
corp

orates d
iverse 

p
rog

ram
m

in
g

 an
d

 in
teg

rates w
ith

 su
rrou

n
d

in
g

 com
m

u
n

ities th
rou

g
h

 it’s m
u

lti-
m

od
al p

ath
 system

. A
m

en
ities in

clu
d

e com
m

u
n

ity an
d

 reg
ion

al level p
arks 

w
h

ich
 w

ill serve resid
en

ts an
d

 d
raw

 g
u

ests from
 ou

tsid
e th

e com
m

u
n

ity.

Flexib
le an

d
 in

n
ovative sp

aces for C
an

m
ore’s b

u
sin

ess com
m

u
n

ity to 
w

ork in
;

yes
TSV

 P
h

ase 1 is p
lan

n
ed

 as a resid
en

tial p
h

ase of th
e TSV

 A
SP

 h
ow

ever, 
accom

m
od

ation
s h

ave b
een

 m
ad

e in
 th

e resid
en

tial lan
d

 u
se d

istricts for 
H

om
e O

ccu
p

ation
s - C

lass 1 an
d

 2, C
are Facilities, D

ay C
ares, an

d
 C

u
ltu

ral 
E

stab
lish

m
en

ts.

Scen
ic view

s an
d

 vistas of th
e su

rrou
n

d
in

g
 m

ou
n

tain
s an

d
 B

ow
 Valley.

yes
TSV

 P
h

ase 1 m
axim

izes view
s of th

e m
ou

n
tain

s an
d

 B
ow

 Valley.

3.2.4
D

esig
n

Facilitate a m
u

lti-m
od

al tran
sp

ortation
 n

etw
ork th

at w
ill con

n
ect 

to oth
er areas of C

an
m

ore, em
p

h
asizin

g
 su

stain
ab

le m
od

es of 
tran

sp
ortation

, in
clu

d
in

g
 w

alkin
g

, b
ikin

g
 an

d
 p

u
b

lic tran
sit;

yes
P

h
ase 1 in

teg
rates w

ith
 th

e su
rrou

n
d

in
g

 p
ath

 system
 an

d
 is d

esig
n

ed
 at a h

u
m

an
 

scale to en
cou

rag
e resid

en
ts to red

u
ce car u

sag
e. 

C
reate a fi

n
e-g

rain
ed

 an
d

 com
p

act n
eig

h
b

ou
rh

ood
 th

at p
rovid

es for th
e 

n
eed

s of th
e com

m
u

n
ity;

yes
P

h
ase 1 is d

esig
n

ed
 as a com

p
act w

alkab
le com

m
u

n
ity.

C
reate in

terestin
g

 an
d

 in
sp

ired
 sp

aces for p
eop

le to en
joy, in

teract w
ith

 
an

d
 lin

g
er in

;
yes

P
h

ase 1 con
tain

s a com
p

reh
en

sive op
en

 sp
ace p

lan
 w

ith
 d

iverse am
en

ities 
d

esig
n

ed
 to attract an

d
 h

old
 th

e atten
tion

 of resid
en

ts an
d

 g
u

ests alike.

E
n

cou
rag

e resilien
cy in

 b
oth

 com
m

u
n

ity an
d

 b
u

ild
in

g
 d

esig
n

yes
Th

e C
on

cep
tu

al Sch
em

e com
p

lies w
ith

 th
e d

esig
n

 g
u

id
elin

es of th
e A

SP
. 

A
rch

itectu
ral g

u
id

elin
es h

ave b
een

 su
b

m
itted

 for con
sid

eration
 an

d
 w

ill b
e 

reg
istered

 at su
b

d
ivision

 stag
e to fu

rth
er en

cou
rag

e resilien
cy. 

M
in

im
ize im

p
acts on

 th
e n

atu
ral en

viron
m

en
t b

y u
tilizin

g
 slop

e 
ad

ap
tive d

evelop
m

en
t d

esig
n

 p
rin

cip
les; an

d
yes

P
lan

n
ed

 am
en

ities h
ave b

een
 in

corp
orated

 in
to th

e top
og

rap
h

y of th
e site. 

C
om

m
u

n
ity d

esig
n

 w
ill follow

 E
D

C
G

.  A
rch

itectu
ral g

u
id

elin
es w

ill b
e su

b
m

itted
  

for con
sid

eration
 at su

b
d

ivision
 stag

e to fu
rth

er en
cou

rag
e resilien

cy. 

C
reate sp

aces th
at resp

on
d

 to th
e su

rrou
n

d
in

g
s an

d
 focu

s on
 

n
atu

ralized
 p

lan
tin

g
 to b

len
d

 w
ith

 an
d

 en
h

an
ce th

e b
eau

tifu
l location

 
th

e lan
d

 is situ
ated

 w
ith

in

yes
TSV

 in
ten

d
s to p

reserve as m
u

ch
 existin

g
 tree cover as p

ossib
le b

y d
evelop

in
g

 
on

ly th
ose areas w

h
ere in

frastru
ctu

re n
eed

ed
 to service th

e P
h

ase are req
u

ired
. 

Th
e op

en
 sp

ace p
lan

 p
rioritizes m

in
im

al d
istu

rb
an

ce of n
atu

ral areas b
y 

d
esig

n
in

g
 am

en
ities to in

corp
orate n

atu
ral featu

res an
d

 veg
etation

. Lan
d

scap
in

g
 

p
lan

s w
ill b

e su
b

m
itted

 at d
evelop

m
en

t p
erm

it stag
e.

3.2.5
E

con
om

y
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6
6

Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

C
reate a p

ed
estrian

ized
 m

ixed
-u

se core w
ith

 a variety of services to 
ad

d
ress resid

en
ts an

d
 visitors n

eed
s;

n
/a

P
h

ase 1 m
u

st b
e com

p
leted

 to p
rovid

e access an
d

 in
frastru

ctu
re to th

e p
rop

osed
 

m
ixed

-u
se core. Th

e P
h

ase is d
esig

n
ed

 as a resid
en

tial area an
d

 w
ill b

e serviced
 

b
y fu

rth
er p

h
ases.

A
d

d
ress C

an
m

ore’s n
eed

 for lon
g

 term
 fi

scal su
stain

ab
ility b

y in
creasin

g
 

th
e com

m
ercial assessm

en
t b

ase an
d

 g
en

eratin
g

 m
ore year-rou

n
d

 
activity

n
/a

P
h

ase 1 is p
lan

n
ed

 as a resid
en

tial area.

C
reate an

 In
n

ovation
 D

istrict th
at w

ill p
rovid

e flexib
le sp

aces for 
resid

en
ts to exp

lore creative n
ew

 w
ays to g

en
erate com

m
u

n
ity w

ealth
;

n
/a

Th
e in

n
ovation

 d
istrict is n

ot located
 in

 th
is P

h
ase of d

evelop
m

en
t.

P
rovid

e a recreation
, h

ealth
 an

d
 w

elln
ess h

u
b

 w
h

ere th
e tou

rist 
econ

om
y can

 th
rive w

h
ile creatin

g
 op

p
ortu

n
ities for econ

om
ic 

d
iversifi

cation
 an

d
 b

u
sin

esses exp
an

sion
 w

ith
in

 th
e In

n
ovation

 D
istrict.

n
/a

Th
e recreation

, h
ealth

 an
d

 w
elln

ess h
u

b
 is n

ot located
 in

 P
h

ase on
e, h

ow
ever 

reg
ion

al p
arks h

ave b
een

 p
rovid

ed
 th

at w
ill com

p
lim

en
t th

e h
u

b
s m

ission
.

4
D

evelop
m

en
t C

on
sid

eration

4
.1

M
an

ag
in

g
 D

evelop
m

en
t in

 U
n

d
erm

in
ed

 A
reas

4
.1.1

P
rop

osed
 su

b
d

ivision
 or d

evelop
m

en
t on

 u
n

d
erm

in
ed

 areas sh
all b

e 
u

n
d

ertaken
 in

 accord
an

ce w
ith

 th
e C

an
m

ore U
n

d
erm

in
in

g
 R

eview
 

R
eg

u
lation

, A
lb

erta R
eg

u
lation

 34
/20

20
 of th

e M
u

n
icip

al 
G

overn
m

en
t A

ct (M
G

A
), as am

en
d

ed
 from

 tim
e to tim

e.

yes
A

 su
b

d
ivision

 m
in

in
g

 im
p

act rep
ort h

as b
een

 p
rep

ared
 w

h
ich

 id
en

tifi
es 

u
n

d
erm

in
in

g
 h

azard
s w

ith
in

 P
h

ase 1. R
ecom

m
en

d
ation

s h
ave b

een
 m

ad
e 

reg
ard

in
g

 m
itig

ation
 of id

en
tifi

ed
 areas an

d
 is in

 accord
an

ce w
ith

 th
e C

an
m

ore 
U

n
d

erm
in

in
g

 R
eview

 R
eg

u
lation

 an
d

 A
lb

erta R
eg

u
lation

 34
/20

20
 of th

e M
G

A
.

4
.1.2

P
rop

osed
 su

b
d

ivision
 or d

evelop
m

en
t on

 or in
 close p

roxim
ity to 

u
n

d
erm

in
ed

 areas sh
all b

e su
b

ject to evalu
ation

, m
itig

ation
 (if req

u
ired

), 
review

 an
d

 rep
ortin

g
 as p

er G
u

id
elin

es ap
p

roved
 b

y M
in

isterial O
rd

er 
u

n
d

er Section
 7 of A

lb
erta R

eg
u

lation
 34

/20
20, as am

en
d

ed
 from

 tim
e 

to tim
e.

yes
A

 su
b

d
ivision

 m
in

in
g

 im
p

act rep
ort h

as b
een

 p
rep

ared
 w

h
ich

 id
en

tifi
es 

u
n

d
erm

in
in

g
 h

azard
s w

ith
in

 P
h

ase 1. R
ecom

m
en

d
ation

s h
ave b

een
 m

ad
e 

reg
ard

in
g

 m
itig

ation
 of id

en
tifi

ed
 areas w

h
ich

 w
ill b

e con
fi

rm
ed

 th
rou

g
h

 
d

etailed
 rep

ortin
g

 at th
e d

evelop
m

en
t p

erm
it stag

e.

4
.2

M
an

ag
in

g
 D

evelop
m

en
t on

 Slop
ed

 Lan
d

s

4
.2.1

D
evelop

m
en

t sh
all b

e in
form

ed
 b

y th
e G

u
id

elin
es for Su

b
d

ivision
 an

d
 

D
evelop

m
en

t in
 M

ou
n

tain
ou

s Terrain
. W

h
ere a con

flict b
etw

een
 th

at 
p

olicy an
d

 th
is A

SP
 exists, th

e p
olicies w

ith
in

 th
is A

SP
 sh

all p
revail.

yes
P

h
ase 1 com

p
lies w

ith
 th

e G
u

id
elin

es for Su
b

d
ivision

 an
d

 D
evelop

m
en

t in
 

M
ou

n
tain

ou
s Terrain

 an
d

 th
e TSV

 A
SP

.

4
.2.2

P
lacem

en
t of b

u
ild

in
g

s an
d

 stru
ctu

res sh
ou

ld
 b

e avoid
ed

 on
 slop

es of 
35%

 (19 d
eg

rees) or g
reater.

yes
Th

e p
arcels w

ith
in

 th
e C

on
cep

tu
al Sch

em
e slop

es th
at ran

g
e from

 2%
 to 15%

. 

4
.2.3

For d
evelop

m
en

t on
 slop

es exceed
in

g
 15%

 (8 d
eg

rees), a g
eotech

n
ical 

rep
ort d

em
on

stratin
g

 slop
e stab

ility w
ill b

e req
u

ired
 at th

e Su
b

d
ivision

 
stag

e to d
eterm

in
e th

at th
e p

rop
osed

 d
evelop

m
en

t can
 b

e safely 
con

stru
cted

.

yes
P

ortion
s of P

h
ase 1 h

ave slop
es exceed

in
g

 15%
. A

 slop
e stab

ility assessm
en

t 
an

d
 p

ost-g
rad

in
g

 g
eotech

n
ical assessm

en
t h

ave b
een

 com
p

leted
 an

d
 fu

rth
er 

g
eotech

n
ical rep

orts w
ill b

e req
u

ired
 at D

evelop
m

en
t P

erm
it.

4
.2.4

B
u

ild
in

g
s sh

ou
ld

 b
e sited

 to id
en

tify an
d

 in
teg

rate u
n

iq
u

e or m
ajor 

n
atu

ral lan
d

form
s.

yes
B

u
ild

in
g

 en
velop

es w
ill b

e id
en

tifi
ed

 at th
e D

evelop
m

en
t P

erm
it stag

e an
d

 
in

teg
rate u

n
iq

u
e or m

ajor n
atu

ral lan
d

form
s

4
.2.5

Th
e layou

t of b
u

ild
in

g
s on

 a p
arcel sh

ou
ld

 aim
 to p

rotect n
atu

ral 
featu

res an
d

 b
e resp

on
sive to existin

g
 top

og
rap

h
y.

yes
B

u
ild

in
g

 en
velop

e w
ill b

e estab
lish

ed
 at D

evelop
m

en
t P

erm
it. A

t D
evelop

m
en

t 
P

erm
it p

olicy en
cou

rag
es d

evelop
m

en
t to resp

on
d

 to existin
g

 top
og

rap
h

y an
d

 
p

rotect n
atu

ral featu
res.
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7

Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

4
.2.6

W
h

ere th
ere is a con

flict b
etw

een
 th

e creation
 of an

 active street fron
t 

an
d

 th
e reten

tion
 of sig

n
ifi

can
t n

atu
ral site featu

res, a ration
ale w

ill b
e 

req
u

ired
 for con

sid
eration

 b
y th

e Tow
n

 to su
p

p
ort th

e site p
lan

n
in

g
 

ap
p

roach
 at D

evelop
m

en
t P

erm
it su

b
m

ission
.

yes
Th

e C
on

cep
tu

al Sch
em

e em
p

h
asizes p

reservation
 of n

atu
ral featu

res on
 

d
evelop

m
en

t p
arcels. 

4
.2.7

In
d

irect b
icycle an

d
 p

ed
estrian

 con
n

ection
s sh

ou
ld

 b
e con

sid
ered

 w
h

en
 

d
irect all ag

es an
d

 all ab
ility con

n
ection

s can
n

ot b
e p

rovid
ed

 w
ith

in
 

slop
ed

 p
ortion

s of th
e P

lan
 A

rea.

yes
Th

e p
ath

w
ays an

d
 trails d

escrib
ed

 in
 th

e C
on

cep
tu

al Sch
em

e are in
ten

d
ed

 to 
in

corp
orate th

e terrain
, w

h
ile p

rovid
in

g
 varied

 len
g

th
s an

d
 skill levels. Th

ese 
recreation

al p
ath

s are to occu
r in

 th
e M

R
 area.  Th

e C
S sp

ecifi
es con

sisten
cy w

ith
 

th
e Tow

n
 of C

an
m

ore O
p

en
 Sp

aces an
d

 Trails P
lan

, w
h

ich
 sp

ecify th
at M

R
 area 

(w
h

ich
 th

e p
ath

w
ays are situ

ated
 on

) w
ill n

ot u
tilize steep

ly slop
ed

 lan
d

s. 

4
.2.8

P
arcels w

ith
in

 th
e P

lan
 A

rea sh
ou

ld
 b

e com
p

reh
en

sively d
esig

n
ed

 to 
effi

cien
tly site ap

p
rop

riate b
u

ild
in

g
 form

s an
d

 p
lan

 for access on
 slop

ed
 

sites. To allow
 for com

p
reh

en
sive site p

lan
n

in
g

 of m
u

lti-resid
en

tial 
d

evelop
m

en
ts, th

e creation
 of lots sm

aller th
an

 0.4
 h

a th
rou

g
h

 
su

b
d

ivision
 in

 ad
van

ce of D
evelop

m
en

t P
erm

it sh
ou

ld
 b

e avoid
ed

.

yes
Th

e C
S sp

ecifi
es th

at access to lots w
ill b

e lim
ited

 w
h

ere reason
ab

le. Lot access 
w

ill b
e d

eterm
in

ed
 at th

e su
b

d
ivision

 stag
e. M

u
tu

al access ag
reem

en
t location

s 
h

ave b
een

 p
rop

osed
.  

4
.2.9

B
u

ild
in

g
 en

velop
es sh

ou
ld

 b
e sited

 to ru
n

 p
arallel to th

e n
atu

ral 
con

tou
rs of th

e site to m
in

im
ize th

e im
p

act of site d
evelop

m
en

t on
 th

e 
n

atu
ral en

viron
m

en
t.

yes
Slop

e-ad
ap

tive b
u

ild
in

g
 can

 b
e u

tilized
 on

 slop
ed

 sites an
d

 exam
in

ed
 at 

D
evelop

m
en

t P
erm

it. 

4
.2.10

D
evelop

m
en

t on
 slop

ed
 p

arcels sh
ou

ld
 con

trib
u

te to th
e m

ou
n

tain
 

tow
n

 ch
aracter of C

an
m

ore an
d

 con
sid

er op
p

ortu
n

ities to p
rovid

e 
scen

ic view
s from

 th
e site

yes
A

rch
itectu

ral g
u

id
elin

es w
ill b

e reg
istered

 as an
 in

stru
m

en
t at th

e tim
e of 

Su
b

d
ivision

 ad
d

ressin
g

 m
ou

n
tain

 ch
aracter an

d
 scen

ic view
s. Th

is sh
ou

ld
 b

e 
con

sid
ered

 at D
evelop

m
en

t P
erm

it. 

4
.2.11

R
ation

ale from
 b

u
ild

ers citin
g

 effi
cien

t con
stru

ction
 m

eth
od

s an
d

/or 
on

g
oin

g
 m

ain
ten

an
ce stan

d
ard

s sh
ou

ld
 b

e con
sid

ered
 at D

evelop
m

en
t 

P
erm

it w
h

en
 on

e of m
ore of th

ese p
olicies can

n
ot b

e m
et.

yes
To b

e evalu
ated

 at D
evelop

m
en

t P
erm

it w
h

en
 n

ecessary.

4
.3

M
an

ag
in

g
 Steep

 C
reek H

azard
s

4
.3.1

Steep
 creek m

itig
ation

 sh
all b

e d
esig

n
ed

 an
d

 con
stru

cted
 to m

eet 
th

e risk th
resh

old
s id

en
tifi

ed
 w

ith
in

 th
e Tow

n
 of C

an
m

ore’s M
u

n
icip

al 
D

evelop
m

en
t P

lan
 (M

D
P

) an
d

 Lan
d

 U
se B

ylaw
.

yes
Th

e b
erm

 d
esig

n
 in

clu
d

ed
 in

 th
e con

cep
tu

al sch
em

e m
eets th

e risk th
resh

old
s 

id
en

tifi
ed

 in
 th

e M
D

P
 an

d
 LU

B
 con

stru
ction

 com
p

lian
ce w

ou
ld

 b
e con

sid
ered

 at 
su

b
d

ivision
 stag

e

4
.3.2

M
in

im
u

m
 setb

ack req
u

irem
en

ts for steep
 creek h

azard
s are d

efi
n

ed
 

in
 th

e m
itig

ation
 rep

orts. A
t th

e tim
e of C

on
cep

tu
al Sch

em
e, fu

rth
er 

an
alysis w

ill b
e req

u
ired

 to d
eterm

in
e setb

acks in
 alig

n
m

en
t w

ith
 oth

er 
reg

u
lation

s an
d

 th
e p

rop
osed

 lan
d

 u
se an

d
 b

u
ilt form

s

yes
Th

e C
on

cep
tu

al Sch
em

e su
b

m
ission

 id
en

tifi
es th

at m
itig

ation
 to con

trol th
e 

h
azard

 w
ith

in
 th

e p
rop

osed
 d

evelop
m

en
t is d

escrib
ed

 in
 th

ree rep
orts in

clu
d

in
g

: 
th

e Th
ree Sisters C

reek O
p

tion
 A

n
alysis, th

e Th
ree Sisters C

reek P
relim

in
ary 

M
itig

ation
 D

esig
n

 an
d

 th
e Th

ree Sisters C
reek P

h
ase 1 D

etailed
 M

itig
ation

 D
esig

n
 

rep
orts.

4
.3.3

Im
p

lem
en

tation
 of steep

 creek m
itig

ation
(s) sh

all b
e in

itiated
 in

 
alig

n
m

en
t w

ith
 p

olicy in
 Section

 11.5.
yes

M
itig

ation
 to con

trol th
e steep

 creek h
azard

 in
 P

h
ase 1 com

p
rises a series of 

b
erm

s to b
e b

u
ilt alon

g
 th

e w
est ed

g
e of Th

ree Sisters C
reek. See rep

ort.  P
er 

11.5.2 H
azard

 zon
es of th

e p
olicy w

ill b
e u

p
d

ated
 in

 accord
an

ce w
ith

 Tow
n

 
p

olicies at th
e tim

e of con
stru

ction
.  
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G
o

a
ls, O

b
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ctiv
e
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 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

4
.4

M
an

ag
in

g
 W

ild
fi

re R
isk

4
.4

.1
Su

b
d

ivision
 an

d
 d

evelop
m

en
t p

rop
osals con

sid
ered

 to b
e located

 w
ith

in
 

or ad
jacen

t to a h
ig

h
 w

ild
fi

re h
azard

 area sh
ou

ld
 alig

n
 w

ith
 FireSm

art: 
P

rotectin
g

 You
r C

om
m

u
n

ity from
 W

ild
fi

re d
esig

n
 p

rin
cip

les.

yes
Th

e C
on

cep
tu

al Sch
em

e is in
 alig

n
m

en
t w

ith
 th

e su
b

m
itted

 W
ild

life R
isk 

A
ssessm

en
t w

h
ich

 p
rovid

es con
cep

tu
al FireSm

art h
azard

 m
itig

ation
 

recom
m

en
d

ation
s to red

u
ce th

e th
reat of w

ild
fi

re to th
e p

rop
osed

 d
evelop

m
en

ts 
w

ith
 an

 em
p

h
asis on

 th
e veg

etation
 m

an
ag

em
en

t req
u

irem
en

ts w
ith

in
 an

d
 

ad
jacen

t to w
ild

life corrid
ors.  

4
.4

.2
FireSm

art p
lan

n
in

g
 w

ith
in

 w
ild

life corrid
ors ad

jacen
t to th

e P
lan

 A
rea 

sh
all b

e coord
in

ated
 w

ith
 th

e P
rovin

ce an
d

 m
ay also b

e com
b

in
ed

 w
ith

 
w

ild
life h

ab
itat im

p
rovem

en
t strateg

ies.

yes
Th

e W
ild

life R
isk A

ssessm
en

t p
rovid

es FireSm
art h

azard
 m

itig
ation

 
recom

m
en

d
ation

s to red
u

ce th
e th

reat of w
ild

fi
re on

 th
e p

rop
osed

 d
evelop

m
en

t 
as w

ell as ad
jacen

t w
ild

life corrid
ors. 

4
.4

.3
C

on
cep

tu
al Sch

em
es d

eem
ed

 to b
e located

 w
ith

in
 or im

m
ed

iately 
ad

jacen
t to a h

ig
h

 or m
od

erate w
ild

fi
re h

azard
 w

ill b
e req

u
ired

 to 
u

n
d

ertake a W
ild

fi
re R

isk A
ssessm

en
t.

yes
A

 W
ild

fi
re R

isk A
ssessm

en
t for TSM

V
 w

as su
b

m
itted

 w
ith

 th
e ap

p
lication

 for 
th

e Th
ree Sisters an

d
 Sm

ith
 C

reek A
SP

S. Th
ou

g
h

 n
ot req

u
ired

 at th
e A

SP
 stag

e, 
it w

as in
ten

d
ed

 to resp
on

d
 to th

e am
en

d
m

en
ts to th

e w
ild

life corrid
or an

d
 th

e 
con

cep
tu

al sch
em

es for th
e A

SP
s. 

4
.4

.4
W

ild
fi

re m
itig

ation
 strateg

ies (i.e. FireSm
artin

g
), su

ch
 as veg

etation
 

m
an

ag
em

en
t, w

ill b
e im

p
lem

en
ted

 in
 alig

n
m

en
t w

ith
 th

e W
ild

fi
re R

isk 
A

ssessm
en

t at Su
b

d
ivision

 stag
e.

yes
To red

u
ce th

e th
reat from

 w
ild

fi
re, th

e D
evelop

m
en

t A
u

th
ority m

ay req
u

ire th
e 

recom
m

en
d

ation
s from

 th
e W

ild
fi

re R
isk A

ssessm
en

t b
e in

clu
d

ed
 as a con

d
ition

 
of Su

b
d

ivision
. 

4
.4

.5
B

u
ild

in
g

s m
u

st b
e con

stru
cted

 u
sin

g
 fi

re-rated
 an

d
 fi

re-resistan
t exterior 

b
u

ild
in

g
 m

aterials for roofi
n

g
, sid

in
g

 an
d

 d
eck/b

alcon
y m

aterials
yes

R
oofi

n
g

 m
aterials w

ith
 a m

in
im

u
m

 C
lass B

 U
n

d
erw

riters Lab
oratory C

an
ad

a Fire 
ratin

g
 are sp

ecifi
ed

 as accep
tab

le. C
om

m
ercial-read

y resid
en

tial u
n

its sh
all b

e 
con

stru
cted

 to a 1-h
ou

r fi
re ratin

g
. 

4
.5

V
isu

al Lan
d

scap
e D

esig
n

 an
d

 A
ssessm

en
t

4
.5.1

P
arcels th

at are visib
le from

 th
e Tran

s-C
an

ad
a H

ig
h

w
ay ad

jacen
t to th

e 
P

lan
 A

rea w
ill b

e id
en

tifi
ed

 at C
on

cep
tu

al Sch
em

e.
n

/a
P

h
ase 1 h

as lim
ited

 visib
ility from

 h
ig

h
w

ay d
u

e to d
istan

ce an
d

 n
atu

ral featu
res. 

P
arcels w

h
ich

 are visib
le h

ave b
een

 id
en

tifi
ed

 in
 F

IG
U

R
E

 1.

4
.5.2

P
arcels th

at are in
ten

d
ed

 to create a visu
al id

en
tity for th

e resort from
 

th
e H

ig
h

w
ay w

ill b
e id

en
tifi

ed
 at C

on
cep

tu
al Sch

em
e.

yes
P

h
ase 1 h

as lim
ited

 visib
ility from

 h
ig

h
w

ay d
u

e to d
istan

ce an
d

 n
atu

ral featu
res. 

P
arcels w

h
ich

 are visib
le h

ave b
een

 id
en

tifi
ed

 in
 F

IG
U

R
E

 1.

4
.5.3

V
isu

al A
ssessm

en
ts m

ay b
e req

u
ired

 d
u

rin
g

 th
e C

on
cep

tu
al Sch

em
e 

p
h

ase.
yes

V
isu

al assessm
en

ts are n
ot req

u
ired

 u
n

less b
u

ild
in

g
s are p

rop
osed

 w
ith

 a h
eig

h
t 

g
reater th

an
 5 stories.  

4
.5.4

A
t D

evelop
m

en
t P

erm
it, V

isu
al A

ssessm
en

ts w
ill b

e req
u

ired
 for 

d
evelop

m
en

t th
at p

rop
ose d

evelop
m

en
t of 5 storeys or ab

ove. W
h

ere 
d

evelop
m

en
t is n

ot visib
le d

u
e to p

reviou
s d

evelop
m

en
t ap

p
rovals or 

tree cover, a V
isu

al A
ssessm

en
t sh

ou
ld

 n
ot b

e req
u

ired
.

yes
A

 visu
al assessm

en
t m

ay b
e com

p
leted

 for d
evelop

m
en

t p
rop

osed
 at 5 storeys or 

ab
ove at th

e D
evelop

m
en

t P
erm

it stag
e, u

n
less said

 d
evelop

m
en

t is n
ot visib

le 
d

u
e to p

reviou
sly ap

p
roved

 d
evelop

m
en

t or tree cover. P
arcels w

h
ich

 are visib
le 

h
ave b

een
 id

en
tifi

ed
 in

 F
IG

U
R

E
 1.

4
.5.5.a

V
isu

al A
ssessm

en
ts sh

all id
en

tify: H
ow

 th
e arch

itectu
re of th

e b
u

ild
in

g
 

com
p

lem
en

ts or 
relates to th

e b
ackd

rop
 of th

e m
ou

n
tain

s lan
d

scap
e from

 a m
axim

u
m

 of 
tw

o h
ig

h
 visib

ility p
oin

ts alon
g

 th
e p

ortion
 of th

e Tran
s-C

an
ad

a H
ig

h
w

ay 
closest to th

e P
lan

 
A

rea;

yes
Th

e visu
al assessm

en
t w

ill occu
r at th

e D
evelop

m
en

t P
erm

it stag
e if req

u
ired

. 

P
arcels w

h
ich

 are visib
le h

ave b
een

 id
en

tifi
ed

 in
 F

IG
U

R
E

 1.

4
.5.5.b

V
isu

al A
ssessm

en
ts sh

all id
en

tify: P
rop

ose th
e u

se of lan
d

scap
in

g
, 

b
u

ild
in

g
 sitin

g
 an

d
 m

aterials th
at are p

rop
osed

 to com
p

lem
en

t or 
stan

d
ou

t from
 th

e su
rrou

n
d

in
g

 lan
d

scap
e

yes
Th

e visu
al assessm

en
t w

ill occu
r at th

e D
evelop

m
en

t P
erm

it stag
e if req

u
ired

. 

P
arcels w

h
ich

 are visib
le h

ave b
een

 id
en

tifi
ed

 in
 F

IG
U

R
E

 1.
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Ite
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G
o

a
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b
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ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

4
.5.6

To allow
 for a ch

an
g

e to th
e lan

d
scap

e to occu
r g

rad
u

ally w
ith

in
 th

e 
P

lan
 A

rea, veg
etation

 sh
ou

ld
 on

ly b
e cleared

 w
ith

in
 a d

evelop
m

en
t 

p
h

ase an
d

 w
ill occu

r in
 accord

an
ce w

ith
 an

 ap
p

roved
 g

rad
in

g
 p

lan

yes
A

 g
rad

in
g

 p
lan

 h
as b

een
 com

p
leted

 an
d

 site clearin
g

 w
ill on

ly occu
r as n

eed
ed

 

to allow
 con

stru
ction

 of u
tility in

frastru
ctu

re. See D
R

A
W

IN
G

 15
.

4
.5.6.a

Th
e size of d

evelop
m

en
t p

h
ases w

ill b
e d

eterm
in

ed
 to m

axim
ize 

effectiven
ess for g

rad
in

g
 b

alan
ces, in

frastru
ctu

re effi
cien

cies an
d

 
red

u
ced

 m
ain

ten
an

ce costs for th
e Tow

n
 an

d
 fu

tu
re resid

en
ts an

d
 

b
u

sin
esses. It is recog

n
ized

 th
at veg

etation
 rem

oval sh
ou

ld
 b

e a stag
ed

 
p

rocess w
ith

 p
ortion

s of in
d

ivid
u

al sites p
oten

tially left for fu
tu

re D
P

 
ap

p
lication

s;

yes
Th

e C
on

cep
tu

al Sch
em

e alig
n

s w
ith

 P
h

ase 1 w
ith

in
 th

e G
row

th
 P

h
asin

g
 (M

ap
 22). 

G
rad

in
g

  an
d

 in
frastru

ctu
re effi

cien
cies h

ave b
een

 p
rop

osed
 in

 recog
n

ition
 of th

e 
req

u
irem

en
ts for steep

 creeks m
itig

ation
 an

d
 M

R
/E

R
 d

esig
n

ation
s req

u
ired

 for 
th

is p
h

ase.   

4
.5.6.b

B
u

ild
in

g
 m

aterials sh
ou

ld
 take in

sp
iration

 from
 th

e colou
rs of th

e 
su

rrou
n

d
in

g
 n

atu
ral lan

d
scap

e.
yes

A
rch

itectu
ral G

u
id

elin
es w

ill b
e su

b
m

itted
 at Su

b
d

ivision
 stag

e w
ith

 b
u

ild
in

g
 

form
 an

d
 m

aterials d
etailed

 at th
e D

evelop
m

en
t P

erm
it stag

e.

5
N

eig
h

b
ou

rh
ood

 Fram
ew

ork

5.2
Lan

d
 U

se C
on

cep
t

5.2.0.1
Th

e Lan
d

 U
se C

on
cep

t (M
ap

 9) sh
all b

e con
sid

ered
 b

y th
e A

p
p

rovin
g

 
A

u
th

ority as con
cep

tu
al w

h
en

 review
in

g
 fu

tu
re p

lan
n

in
g

 ap
p

lication
s 

w
ith

in
 Th

ree Sisters V
illag

e. B
ou

n
d

aries of th
e lan

d
 u

se con
cep

t an
d

 
op

en
 sp

ace d
esig

n
ation

s sh
ow

n
 on

 th
e m

ap
 are m

ean
t to b

e illu
strative 

on
ly an

d
 m

ay vary to accom
m

od
ate p

lan
n

in
g

, d
esig

n
 or en

g
in

eerin
g

 
con

sid
eration

s at m
ore d

etailed
 stag

es w
ith

in
 th

e p
lan

n
in

g
 p

rocess.

yes
Th

e C
on

cep
tu

al Sch
em

e an
d

 Lan
d

 U
se p

lan
s are in

 alig
n

m
en

t w
ith

 th
e lan

d
 u

se 
con

cep
t (M

ap
 9).   

5.2.0.2
Th

e m
in

im
u

m
 n

u
m

b
er of resid

en
tial u

n
its p

erm
itted

 w
ith

in
 th

e P
lan

 
A

rea is 3,0
0

0. A
n

 ad
d

ition
al 2,0

0
0

 u
n

its are p
erm

itted
 to a m

axim
u

m
 of 

5,0
0

0
 u

n
its, w

h
en

 b
on

u
sin

g
 is ap

p
lied

. R
esid

en
tial u

n
its for th

e p
u

rp
ose 

of th
is p

olicy in
clu

d
es tou

rist h
om

es.

yes
Th

e m
in

im
u

m
 resid

en
tial u

n
its for P

h
ase 1 is 724

 an
d

 M
axim

u
m

 w
h

en
 b

on
u

sin
g

 
is ap

p
lied

 is 10
93. U

P
H

 h
as b

een
 u

sed
 to g

ive th
e tow

n
 stron

g
er con

trol 
over d

en
sity an

d
 b

on
u

sin
g

 u
n

its. Th
e P

h
ase m

in
im

u
m

 an
d

 m
axim

u
m

 are in
 

alig
n

m
en

t w
ith

 A
SP

 p
olicy.

5.2.0.3
B

u
ild

in
g

 h
eig

h
ts w

ith
in

 th
e P

lan
 A

rea sh
ou

ld
 g

en
erally b

e in
 accord

an
ce 

w
ith

 M
ap

 10.
yes

B
u

ild
in

g
 h

eig
h

ts p
rop

osed
 w

ith
in

 lan
d

 u
se d

istricts are in
 accord

an
ce w

ith
 M

ap
 

10
 of th

e A
SP

.

5.2.0.4
Tou

rist h
om

es an
d

 visitor accom
m

od
ation

 w
ill b

e located
 as ou

tlin
ed

 in
 

M
ap

 9.
yes

P
rovision

s h
ave b

een
 m

ad
e w

ith
in

 th
e p

rop
osed

 Lan
d

 U
se D

istrict R
4

 TSM
V

 
R

esid
en

tial M
ed

iu
m

 D
istrict to allow

 Tou
rist h

om
es as a p

erm
itted

 u
se. Fu

rth
er 

reg
u

lation
 is p

rovid
ed

 w
ith

in
 th

e Th
ree Sisters V

illag
e Lan

d
 U

se O
verlay on

 
d

evelop
m

en
t req

u
irem

en
ts an

d
 op

eration
. P

lacem
en

t of th
e R

4
 TSM

V
 lan

d
 u

se is 
in

 alig
n

m
en

t w
ith

 M
ap

 9.

5.2.0.5
Th

e h
ig

h
est d

en
sities an

d
 b

u
ild

in
g

 h
eig

h
ts sh

all b
e located

 w
ith

in
 th

e 
V

illag
e C

en
tre an

d
 g

en
erally tran

sition
 as d

evelop
m

en
t m

oves aw
ay 

from
 th

e V
illag

e C
en

tre.

yes
P

h
ase 1 occu

rs ou
tsid

e of th
e V

illag
e C

en
tre an

d
 is p

rim
arily a resid

en
tial area 

w
ith

 tw
o p

arcels d
esig

n
ated

 R
4

 TSM
V

 allow
in

g
 for m

ed
iu

m
 d

en
sity resid

en
tial.

5.2.0.6
Th

e m
ob

ility n
etw

ork sh
ou

ld
 b

e d
esig

n
ed

 to focu
s on

 th
e p

ed
estrian

, 
b

icycle an
d

 tran
sit exp

erien
ce an

d
 b

e accessib
le to p

eop
le of all ag

es 
an

d
 ab

ilities.

yes
A

 m
ob

ility assessm
en

t h
as b

een
 com

p
leted

 for P
h

ase 1 w
ith

 th
e com

p
lete street 

n
etw

ork d
esig

n
ed

 to accom
m

od
ate p

ed
estrian

 an
d

 b
icycle traffi

c accessib
le to 

all ag
es. Tran

sit stop
s h

ave b
een

 located
 to p

rovid
e service th

rou
g

h
ou

t th
e p

h
ase 

w
ith

in
 a 4

0
0

m
 (or 5 m

in
) w

alksh
ed

. 

5.2.0.7
B

u
ild

in
g

s sh
ou

ld
 b

e h
u

m
an

-scaled
 an

d
 orien

ted
 ap

p
rop

riately to fram
e 

streets an
d

 m
u

lti-u
se p

ath
w

ays.
yes

A
rch

itectu
ral g

u
id

elin
es  w

ill b
e su

b
m

itted
 at th

e su
b

d
ivision

 stag
e. U

rb
an

 d
esig

n
 

w
ill com

p
ly w

ith
 th

e A
SP

 an
d

 Tow
n

 of C
an

m
ore C

om
m

u
n

ity A
rch

itectu
ral &

 
U

rb
an

 D
esig

n
 Stan

d
ard

s an
d

 b
e ad

d
ressed

 at th
e D

evelop
m

en
t P

erm
it stag

e
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

5.2.0.8
R

esid
en

tial b
u

ild
in

g
s sh

ou
ld

 u
tilize g

lazin
g

 an
d

 p
rim

ary at-g
rad

e 
en

tran
ces to activate facad

es fron
tin

g
 on

to streets.
yes

A
rch

itectu
ral g

u
id

elin
es w

ill b
e su

b
m

itted
 at th

e su
b

d
ivision

 stag
e. U

rb
an

 d
esig

n
 

w
ill com

p
ly w

ith
 th

e A
SP

 an
d

 Tow
n

 of C
an

m
ore C

om
m

u
n

ity A
rch

itectu
ral &

 
U

rb
an

 D
esig

n
 Stan

d
ard

s an
d

 b
e ad

d
ressed

 at th
e D

evelop
m

en
t P

erm
it stag

e

5.2.0.9
Street fu

rn
itu

re sh
ou

ld
 b

e p
rovid

ed
 at ap

p
rop

riate location
s th

rou
g

h
ou

t 
th

e P
lan

 A
rea, p

articu
larly at tran

sit stop
s, an

d
 p

rovid
e op

tion
s to lin

g
er 

in
 com

m
ercial areas.

yes
A

rch
itectu

ral g
u

id
elin

es w
ill b

e su
b

m
itted

 at th
e su

b
d

ivision
 stag

e. U
rb

an
 d

esig
n

 
w

ill com
p

ly w
ith

 th
e A

SP
 an

d
 Tow

n
 of C

an
m

ore C
om

m
u

n
ity A

rch
itectu

ral &
 

U
rb

an
 D

esig
n

 Stan
d

ard
s an

d
 b

e ad
d

ressed
 at th

e D
evelop

m
en

t P
erm

it stag
e

5.2.0.10
Street lig

h
tin

g
 sh

ou
ld

 b
e p

ed
estrian

-scaled
 an

d
 lig

h
t streets an

d
 m

u
lti-

u
se-p

ath
w

ays.
yes

A
rch

itectu
ral g

u
id

elin
es w

ill b
e su

b
m

itted
 at th

e su
b

d
ivision

 stag
e. U

rb
an

 d
esig

n
 

w
ill com

p
ly w

ith
 th

e A
SP

 an
d

 Tow
n

 of C
an

m
ore C

om
m

u
n

ity A
rch

itectu
ral &

 
U

rb
an

 D
esig

n
 Stan

d
ard

s an
d

 b
e ad

d
ressed

 at th
e D

evelop
m

en
t P

erm
it stag

e. 
Lig

h
tin

g
 w

ill com
p

ly w
ith

 th
e Th

ree Sisters V
illag

e Lan
d

 U
se O

verlay.

5.2.0.11
In

tercep
t p

arkin
g

 areas for veh
icles sh

ou
ld

 b
e p

rovid
ed

 to en
cou

rag
e 

p
eop

le com
in

g
 to Th

ree Sisters V
illag

e to p
ark th

eir veh
icle an

d
 sw

itch
 

to an
 active tran

sp
ortation

 m
od

e.

n
/a

In
tercep

t p
arkin

g
 areas h

ave b
een

 id
en

tifi
ed

 at th
e A

SP
 level w

ith
in

 th
e V

illag
e 

C
en

tre an
d

 In
n

ovation
 D

istrict. Th
ere is n

o in
tercep

t p
arkin

g
 located

 in
 P

h
ase 1 

an
d

 th
e com

p
leted

 m
ob

ility assessm
en

t d
oes n

ot id
en

tify it as a req
u

irem
en

t. 

5.2.0.12
C

on
ven

ien
t an

d
 secu

re b
icycle p

arkin
g

 w
ill b

e p
rovid

ed
 in

 b
oth

 p
rivate 

areas an
d

 th
e p

u
b

lic realm
 th

rou
g

h
ou

t th
e P

lan
 A

rea.
yes

A
rch

itectu
ral g

u
id

elin
es w

ill b
e su

b
m

itted
 at th

e su
b

d
ivision

 stag
e. U

rb
an

 d
esig

n
 

w
ill com

p
ly w

ith
 th

e A
SP

 an
d

 Tow
n

 of C
an

m
ore C

om
m

u
n

ity A
rch

itectu
ral &

 
U

rb
an

 D
esig

n
 Stan

d
ard

s an
d

 b
e ad

d
ressed

 at th
e D

evelop
m

en
t P

erm
it stag

e

5.2.0.13
In

tercep
t p

arkin
g

 lots sh
ou

ld
 b

e p
rovid

ed
 in

 key location
s w

ith
in

 th
e 

P
lan

 A
rea

n
/a

In
tercep

t p
arkin

g
 areas h

ave b
een

 id
en

tifi
ed

 at th
e A

SP
 level w

ith
in

 th
e V

illag
e 

C
en

tre an
d

 In
n

ovation
 D

istrict. Th
ere is n

o in
tercep

t p
arkin

g
 located

 in
 P

h
ase 1 

an
d

 th
e com

p
leted

 m
ob

ility assessm
en

t d
oes n

ot id
en

tify it as a req
u

irem
en

t. 

5.2.0.14
It is im

p
ortan

t th
at in

tercep
t p

arkin
g

 lots are visib
le from

 th
e street an

d
 

w
ith

 clear w
ayfi

n
d

in
g

, w
h

ile screen
in

g
 th

e ap
p

earan
ce of larg

e p
arkin

g
 

areas via lan
d

scap
in

g

n
/a

Th
ere are n

o in
tercep

t p
arkin

g
 lots located

 w
ith

in
 P

h
ase 1.

5.2.0.15
O

n
site p

arkin
g

 sh
ou

ld
 b

e located
 at th

e rear of b
u

ild
in

g
s via a lan

e or 
in

tern
al road

w
ay or u

n
d

erg
rou

n
d

.
yes

O
n

site p
arkin

g
 w

ill b
e located

 at th
e rear of b

u
ild

in
g

s an
d

 access id
en

tifi
ed

 at 
th

e Su
b

d
ivision

 stag
e.

5.2.0.16
O

n
-street p

arkin
g

 for sh
ort-stay visitors, resid

en
ts an

d
 visitors w

ill b
e 

p
rovid

ed
 on

 streets ou
tsid

e of th
e P

ed
estrian

ized
 P

riority streets w
ith

in
 

th
e V

illag
e C

en
tre.

n
/a

O
n

-street p
arkin

g
 w

ill b
e p

rovid
ed

 in
 P

h
ase 1 on

 b
oth

 C
ollector an

d
 Local R

oad
s.

5.2.0.17
B

u
ild

in
g

 d
esig

n
 an

d
 con

stru
ction

 m
aterials sh

all b
e con

sisten
t w

ith
 a 

m
ou

n
tain

 d
esig

n
 aesth

etic th
rou

g
h

 d
esig

n
 or m

ateriality.
yes

A
rch

itectu
ral G

u
id

elin
es w

ill b
e su

b
m

itted
 at Su

b
d

ivision
 stag

e w
ith

 b
u

ild
in

g
 

form
 an

d
 m

aterials d
etailed

 at th
e D

evelop
m

en
t P

erm
it stag

e.

5.2.1
Streetscap

es an
d

 B
u

ild
in

g
 Fron

tag
e

5.2.1.1
A

ll street-facin
g

 fron
tag

es sh
all: 

a. B
e d

esig
n

ed
 to ap

p
ear h

u
m

an
-scaled

; 
b

. E
m

p
h

asize fron
t en

tran
ces on

 th
e street w

ith
 veran

d
as, p

orch
es an

d
 

oth
er lan

d
scap

e featu
res; 

c. R
ein

force p
ed

estrian
-orien

ted
 activity to facilitate view

s, p
u

b
lic sp

ace 
n

eed
s an

d
 p

rioritize safe p
ed

estrian
 m

ovem
en

t; an
d

 
d

. C
on

sid
er p

ed
estrian

 exp
erien

ce in
 w

in
ter w

ith
 d

esig
n

 elem
en

ts su
ch

 
as lig

h
tin

g
, arctic en

tries, b
arrier-free en

tryw
ays an

d
 can

op
ies.

yes
A

rch
itectu

ral G
u

id
elin

es  w
ill b

e su
b

m
itted

 at Su
b

d
ivision

 stag
e w

ith
 b

u
ild

in
g

 
form

 an
d

 m
aterials d

etailed
 at th

e D
evelop

m
en

t P
erm

it stag
e. U

rb
an

 d
esig

n
 w

ill 
com

p
ly w

ith
 th

e A
SP

 an
d

 Tow
n

 of C
an

m
ore C

om
m

u
n

ity A
rch

itectu
ral &

 U
rb

an
 

D
esig

n
 Stan

d
ard

s.
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

5.2.1.2
C

om
m

ercial fron
tag

es sh
ou

ld
 b

e orien
ted

 tow
ard

s th
e street an

d
 fron

t 
setb

acks sh
all con

sid
er b

u
ild

in
g

s to b
e located

 on
 or w

ith
in

 very close 
p

roxim
ity to th

e fron
t p

rop
erty lin

e.

yes
A

rch
itectu

ral G
u

id
elin

es w
ill b

e su
b

m
itted

 at Su
b

d
ivision

 stag
e. U

rb
an

 d
esig

n
 

w
ill com

p
ly w

ith
 th

e A
SP

 an
d

 Tow
n

 of C
an

m
ore C

om
m

u
n

ity A
rch

itectu
ral &

 
U

rb
an

 D
esig

n
 Stan

d
ard

s.

5.2.1.3
C

om
m

ercial fron
tag

es sh
ou

ld
 tu

rn
 th

e corn
er an

d
 ad

d
ress b

oth
 streets 

w
h

ere feasib
le.

yes
A

rch
itectu

ral G
u

id
elin

es w
ill b

e su
b

m
itted

 at Su
b

d
ivision

 stag
e. U

rb
an

 d
esig

n
 

w
ill com

p
ly w

ith
 th

e A
SP

 an
d

 Tow
n

 of C
an

m
ore C

om
m

u
n

ity A
rch

itectu
ral &

 
U

rb
an

 D
esig

n
 Stan

d
ard

s.

5.2.1.4
R

esid
en

tial fron
tag

es sh
ou

ld
 b

e located
 w

ith
in

 p
roxim

ity to th
e 

sid
ew

alk.
yes

Fron
t yard

 setb
acks h

ave b
een

 red
u

ced
 in

 th
e p

rop
osed

 R
3 TSM

V
 an

d
 R

4
 TSM

V
 

lan
d

 u
se d

istricts to 3.0
m

.

5.2.1.5
Service access for g

arb
ag

e, recyclin
g

 an
d

 d
eliveries sh

all b
e 

accom
m

od
ated

 w
h

ere ap
p

rop
riate.

yes
Service access for g

arb
ag

e, recyclin
g

 an
d

 d
eliveries w

ill b
e d

etailed
 at th

e 
D

evelop
m

en
t P

erm
it stag

e.

5.2.1.6
R

esid
en

tial b
u

ild
in

g
s on

 corn
er p

arcels sh
ou

ld
 p

rovid
e a tran

sition
 

b
etw

een
 each

 façad
e, th

rou
g

h
 strateg

ies su
ch

 as: 
a. C

on
tin

u
in

g
 arch

itectu
ral featu

res, m
aterials an

d
 g

lazin
g

 arou
n

d
 th

e 
corn

er; 
b

. C
on

tin
u

in
g

 p
u

b
lic or am

en
ity sp

ace arou
n

d
 th

e corn
er; an

d
 

c. Locatin
g

 th
e p

rim
ary en

tran
ce at b

u
ild

in
g

 corn
ers, or b

y p
rovid

in
g

 
en

tran
ces on

 b
oth

 street-facin
g

 façad
es.

yes
 A

rch
itectu

ral G
u

id
elin

es w
ill b

e su
b

m
itted

 at Su
b

d
ivision

 stag
e w

ith
 b

u
ild

in
g

 
form

 an
d

 m
aterials d

etailed
 at th

e D
evelop

m
en

t P
erm

it stag
e.  U

rb
an

 d
esig

n
 w

ill 
com

p
ly w

ith
 th

e A
SP

 an
d

 Tow
n

 of C
an

m
ore C

om
m

u
n

ity A
rch

itectu
ral &

 U
rb

an
 

D
esig

n
 Stan

d
ard

s.

5.2.2
C

om
m

ercial P
rim

ary Streets

5.2.2.1
C

om
m

ercial an
d

 offi
ce fron

tag
es located

 on
 th

e g
rou

n
d

 floor facin
g

 a 
street sh

all accom
m

od
ate: 

a. E
n

tran
ces an

d
 w

in
d

ow
s to en

h
an

ce p
erm

eab
ility an

d
 tran

sp
aren

cy; 
an

d
 

b
. B

arrier-free en
tran

ces accessed
 b

y h
ard

 su
rfaced

 w
alkw

ays.

N
/A

C
om

m
ercial (retail, offi

ce an
d

 restau
ran

ts) is n
ot p

rop
osed

 w
ith

in
 P

h
ase 1 an

d
 as 

su
ch

 th
ese p

olicies d
o n

ot ap
p

ly.  

5.2.2.2
A

ll com
m

ercial fron
tag

es located
 on

 th
e g

rou
n

d
 floor facin

g
 a street 

sh
ou

ld
 p

rovid
e am

en
ities in

clu
d

in
g

, b
u

t n
ot lim

ited
 to: 

a. P
atios to sit an

d
 d

in
e ou

tsid
e w

h
ere ap

p
rop

riate; 
b

. U
rb

an
 trees; an

d
 

c. In
teractive elem

en
ts, su

ch
 as p

u
b

lic art d
isp

lays or p
u

b
lic seatin

g
.

N
/A

C
om

m
ercial (retail, offi

ce an
d

 restau
ran

ts) is n
ot p

rop
osed

 w
ith

in
 P

h
ase 1 an

d
 as 

su
ch

 th
ese p

olicies d
o n

ot ap
p

ly.  

5.2.2.3
W

eath
er p

rotection
 sh

ou
ld

 b
e p

rovid
ed

 on
 P

rim
ary C

om
m

ercial street 
fron

tag
es in

 th
e V

illag
e C

en
tre, w

ith
 su

ch
 p

rotection
 p

erm
itted

 to 
p

roject b
eyon

d
 p

rivate p
rop

erty to p
rovid

e p
u

b
lic realm

 p
rotection

.

N
/A

C
om

m
ercial (retail, offi

ce an
d

 restau
ran

ts) is n
ot p

rop
osed

 w
ith

in
 P

h
ase 1 an

d
 as 

su
ch

 th
ese p

olicies d
o n

ot ap
p

ly.  

5.2.2.4
A

ll b
u

ild
in

g
s sh

ou
ld

 relate d
irectly to th

e streets an
d

 p
u

b
lic p

ath
w

ays 
on

 w
h

ich
 th

ey fron
t th

at create id
en

tity an
d

 a sen
se of ad

d
ress.

N
/A

C
om

m
ercial (retail, offi

ce an
d

 restau
ran

ts) is n
ot p

rop
osed

 w
ith

in
 P

h
ase 1 an

d
 as 

su
ch

 th
ese p

olicies d
o n

ot ap
p

ly.  

5.3
R

esid
en

tial an
d

 M
ed

iu
m

 D
en

sity R
esid

en
tial D

istricts

5.3.1
Tow

n
h

om
es an

d
 sem

i-d
etach

ed
 d

w
ellin

g
s m

u
st b

e accom
m

od
ated

 
w

ith
in

 com
p

reh
en

sive d
evelop

m
en

t sites in
 th

e R
esid

en
tial area in

 
accord

an
ce w

ith
 M

ap
 9

yes
Tow

n
h

om
es an

d
 sem

i-d
etach

ed
 d

w
ellin

g
s are listed

 u
ses in

 R
3 TSM

V
 R

esid
en

tial 
C

om
p

reh
en

sive M
u

ltip
le U

n
it D

istrict w
h

ich
 is th

e p
rim

ary lan
d

 u
se in

 P
h

ase 1.

5.3.2
A

p
artm

en
ts an

d
 stacked

 tow
n

h
om

es m
u

st b
e accom

m
od

ated
 w

ith
in

 
th

e M
ed

iu
m

 D
en

sity R
esid

en
tial area in

 accord
an

ce w
ith

 M
ap

 9.
yes

A
p

artm
en

ts an
d

 stacked
 tow

n
h

om
es are p

erm
itted

 u
ses in

 R
4

 TSM
V

 R
esid

en
tial 

M
ed

iu
m

 D
en

sity D
istrict. Th

ere are tw
o lots zon

ed
 R

4
 TSM

V
 w

ith
in

 P
h

ase 1. 
Stacked

 Tow
n

h
om

es are also a p
erm

itted
 u

se w
h

en
 section

 7.10
 ap

p
lies w

ith
in

 
R

3 TSM
V

. 
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

5.3.3
Stacked

 tow
n

h
om

es, tow
n

h
om

es an
d

 sem
i-d

etach
ed

 d
w

ellin
g

s w
ith

 
d

rivew
ays accessin

g
 a street sh

ou
ld

 b
e avoid

ed
 or con

solid
ated

 to 
red

u
ce p

ed
estrian

 an
d

 b
icycle con

flict w
ith

 veh
icles.

yes
Lot access w

ill b
e ad

d
ressed

 at su
b

d
ivision

 stag
e an

d
 con

solid
ated

 to red
u

ce 
p

ed
estrian

 an
d

 b
icycle con

flict. A
 join

t u
se easem

en
t h

as b
een

 in
corp

orated
 at 

Lan
d

 U
se for lots 27 an

d
 28a, an

d
 lots 33a an

d
 33b

, to facilitate th
is p

olicy.

5.3.4
P

arcels ad
jacen

t to th
e V

illag
e C

en
tre D

istrict m
ay h

ave tou
rist h

om
e 

u
ses if th

ey are b
u

ilt to fron
t an

d
 access a collector street. In

 all oth
er 

cases, p
arcels sh

ou
ld

 b
e d

evelop
ed

 en
tirely as resid

en
tial or a tou

rist 
h

om
e u

se.

n
/a

P
h

ase 1 is n
ot ad

jacen
t to th

e V
illag

e C
en

tre D
istrict.

5.3.5
Th

e p
rovision

 of A
ccessory D

w
ellin

g
 U

n
its w

ill b
e en

cou
rag

ed
 w

ith
in

 
sem

i-d
etach

ed
 an

d
 tow

n
h

om
e b

u
ild

in
g

 form
s.

yes
A

ccessory D
w

ellin
g

 U
n

its are a p
erm

itted
 u

se in
 R

3 TSM
V

 an
d

 R
4

 TSM
V

.

5.4
V

illag
e C

en
tre

5.4
.1

Th
e V

illag
e C

en
tre sh

all b
e accom

m
od

ated
 in

 accord
an

ce w
ith

 M
ap

 9.
n

/a
Th

e V
illag

e C
en

tre is n
ot w

ith
in

 th
e P

h
ase 1 con

cep
tu

al sch
em

e area.

5.4
.2

Th
e V

illag
e C

en
tre D

istrict sh
all accom

m
od

ate a m
ix of retail, restau

ran
t, 

en
tertain

m
en

t, com
m

ercial services, offi
ce, resid

en
tial an

d
 tou

rist h
om

e 
u

ses.

n
/a

Th
e V

illag
e C

en
tre is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.4
.3

O
ffi

ce, resid
en

tial, tou
rist h

om
e or oth

er com
p

lem
en

tary u
ses sh

all b
e 

located
 on

 th
e secon

d
 storey or h

ig
h

er w
ith

in
 th

e V
illag

e C
en

tre on
 

C
om

m
ercial P

rim
ary Streets (M

ap
 11). 

a. Sales C
en

tres an
d

 R
eal E

state O
ffi

ces sh
all b

e con
sid

ered
 retail u

ses 
w

ith
in

 th
is P

lan
 A

rea.

n
/a

Th
e V

illag
e C

en
tre is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.4
.4

C
om

m
ercial sp

ace w
ill accom

m
od

ate sm
all to m

ed
iu

m
 form

at u
ses 

at-g
rad

e. 
a. Sm

all form
at retail sh

ou
ld

 h
ave a m

axim
u

m
 sh

op
fron

t 
w

id
th

 of 9 m
etres; b

. M
ed

iu
m

 form
at retail sh

ou
ld

 h
ave a m

axim
u

m
 

sh
op

fron
t 

w
id

th
 of 15 m

etres; c. C
on

ven
ien

ce g
rocery an

d
 g

rocery stores are 
exem

p
t from

 
th

e ab
ove sh

op
 w

id
th

 m
axim

u
m

s; an
d

 d
. A

d
d

ition
al g

u
id

elin
es for 

form
attin

g
 of com

m
ercial sp

aces 
in

 th
e V

illag
e C

en
tre are ou

tlin
ed

 in
 A

p
p

en
d

ix A
.2. 

n
/a

Th
e V

illag
e C

en
tre is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.4
.5

A
 lim

ited
 n

u
m

b
er of m

ed
iu

m
 form

at com
m

ercial retail stores w
ill 

b
e allow

ed
 to an

ch
or th

is zon
e an

d
 to su

p
p

ort th
e sm

all form
at 

com
m

ercial u
ses in

 on
 C

om
m

ercial P
rim

ary streets.

n
/a

Th
e V

illag
e C

en
tre is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.4
.6

A
 m

in
im

u
m

 of on
e V

illag
e C

en
tre h

otel p
arcel w

ill b
e located

 w
ith

in
 th

e 
n

orth
er p

art of th
e V

illag
e C

en
tre D

istrict. Th
is p

arcel w
ill: a. In

corp
orate 

b
u

ild
in

g
 h

eig
h

ts u
p

 to 4
 to 6 storeys; b

. In
corp

orate h
ig

h
-q

u
ality an

d
 

d
istin

ctive arch
itectu

re to facilitate a sen
se of p

lace an
d

 sen
se of arrival 

in
to th

e area; c. E
n

su
re a h

ig
h

-q
u

ality, p
u

b
licly accessib

le p
ed

estrian
 

con
n

ection
 is m

ain
tain

ed
 th

rou
g

h
 th

e site via a m
ew

s or sim
ilar featu

res 
th

at is in
teg

rated
 in

to th
e site an

d
/or b

u
ild

in
g

 d
esig

n
; an

d
 d

. In
teg

rate 
stron

g
 p

ed
estrian

 con
n

ection
s to an

d
 from

 th
e V

illag
e C

en
tre an

d
 

tran
sit stop

s

n
/a

Th
e V

illag
e C

en
tre is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

5.4
.7

Tou
rist h

om
e an

d
 resid

en
tial u

ses m
u

st b
e con

tain
ed

 in
 sep

arate 
b

u
ild

in
g

s w
ith

in
 th

is d
istrict.

n
/a

Th
e V

illag
e C

en
tre is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.5
Th

e In
n

ovation
 D

istrict

5.5.1
Th

e In
n

ovation
 D

istrict sh
all b

e accom
m

od
ated

 in
 accord

an
ce w

ith
 M

ap
 

9.
n

/a
Th

e In
n

ovation
 D

istrict is n
ot w

ith
in

 th
e P

h
ase 1 con

cep
tu

al sch
em

e area.

5.5.2
Th

e In
n

ovation
 D

istrict w
ill accom

m
od

ate a ran
g

e of u
ses in

clu
d

in
g

 
m

icrob
rew

eries/d
istilleries, lig

h
t m

an
u

factu
rin

g
, b

u
sin

esses th
at b

en
efi

t 
from

 tou
rism

, live/w
ork u

n
its, artist lofts/stu

d
ios, flexib

le co-w
orkin

g
 

sp
aces for start-u

p
s an

d
 rem

ote w
orkers, as w

ell as oth
er u

ses req
u

ired
 

to su
p

p
ort or com

p
lem

en
t on

e an
oth

er w
ith

in
 th

e d
istrict.

n
/a

Th
e In

n
ovation

 D
istrict is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.5.3
R

etail an
d

 food
/b

everag
e u

ses sh
ou

ld
 b

e con
sid

ered
 as an

cillary to 
th

e p
rim

ary fu
n

ction
 of creative m

an
u

factu
rin

g
, offi

ces, art sp
aces an

d
 

m
u

sic ven
u

es.

n
/a

Th
e In

n
ovation

 D
istrict is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.5.4
B

u
ild

in
g

s m
u

st b
e p

ed
estrian

-scaled
 an

d
 orien

ted
, b

u
t floor an

d
 

b
u

ild
in

g
 h

eig
h

ts an
d

 b
u

ild
in

g
 form

 sh
ou

ld
 b

e flexib
le to create 

in
terestin

g
 w

areh
ou

se an
d

 m
arket-style arch

itectu
re th

at is d
istin

ctive 
to th

is d
istrict.

n
/a

Th
e In

n
ovation

 D
istrict is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.5.5
R

etail an
d

 food
/b

everag
e u

ses n
ot associated

 w
ith

 p
rim

ary fu
n

ction
s 

like creative m
an

u
factu

rin
g

, art sp
ace, m

u
sic ven

u
es, etc. sh

ou
ld

 b
e 

lim
ited

 in
 th

e In
n

ovation
 D

istrict u
n

til th
e m

ajority of th
e com

m
ercial 

d
evelop

m
en

t in
 th

e V
illag

e C
en

tre is con
stru

cted
 an

d
 occu

p
ied

. A
t th

is 
tim

e retail an
d

 food
/b

everag
e u

ses m
ay b

e p
erm

itted
 in

 th
is d

istrict.

n
/a

Th
e In

n
ovation

 D
istrict is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.5.6
P

atios associated
 w

ith
 b

rew
eries, d

istilleries an
d

 food
 p

u
rveyors w

ill b
e 

en
cou

rag
ed

 to face streets or m
u

lti-u
se p

ath
w

ays w
h

ere feasib
le.

n
/a

Th
e In

n
ovation

 D
istrict is n

ot w
ith

in
 th

e P
h

ase 1 con
cep

tu
al sch

em
e area.

5.6
H

otel an
d

 Sp
a D

istrict

5.6.1
Th

e H
otel an

d
 Sp

a D
istrict sh

all b
e accom

m
od

ated
 in

 accord
an

ce w
ith

 
M

ap
 9.

n
/a

Th
e H

otel an
d

 Sp
a D

istrict is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.6.2
Th

e h
eig

h
ts in

 th
e H

otel an
d

 Sp
a D

istrict sh
all b

e accom
m

od
ated

 in
 

accord
an

ce w
ith

 M
ap

 10.
n

/a
Th

e H
otel an

d
 Sp

a D
istrict is n

ot w
ith

in
 th

e P
h

ase 1 C
on

cep
tu

al Sch
em

e A
rea.

5.6.3
Th

is area w
ill accom

m
od

ate a variety of b
ou

tiq
u

e h
otels an

d
 lod

g
es in

 a 
variety of form

s as w
ell as associated

 com
p

lem
en

tary u
ses like m

eetin
g

 
room

s, sp
as an

d
 oth

er 
h

ealth
, w

elln
ess an

d
 recreation

al services.

n
/a

Th
e H

otel an
d

 Sp
a D

istrict is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.6.4
B

u
ild

in
g

s w
ith

in
 th

is d
istrict w

ill con
trib

u
te to a h

ig
h

-q
u

ality p
u

b
lic 

realm
 an

d
 w

ill p
rovid

e for an
d

 clearly d
elin

eate u
ses an

d
 activities for 

visitors an
d

 p
aid

 visitors.

n
/a

Th
e H

otel an
d

 Sp
a D

istrict is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

5.6.5
B

u
ild

in
g

s sh
ou

ld
 b

e in
teg

rated
 in

to th
e lan

d
scap

e u
tilizin

g
 p

olicies 
ou

tlin
ed

 in
 Section

 4
.2 w

h
ere feasib

le, an
d

 w
ill con

sid
er access 

req
u

irem
en

ts, servicin
g

 req
u

irem
en

ts, u
n

d
erm

in
in

g
 con

strain
ts an

d
 

g
eotech

n
ical asp

ects.

n
/a

Th
e H

otel an
d

 Sp
a D

istrict is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.6.6
D

evelop
m

en
ts w

ill p
rovid

e stron
g

 p
ed

estrian
 an

d
 cyclin

g
 con

n
ection

s to 
th

e V
illag

e C
en

tre, In
n

ovation
 D

istrict an
d

 to oth
er d

estin
ation

s w
ith

in
 

th
e P

lan
 A

rea an
d

 b
eyon

d
.

n
/a

Th
e H

otel an
d

 Sp
a D

istrict is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.7
In

d
oor R

ecreation

5.7.1
Th

e In
d

oor R
ecreation

 A
rea sh

all b
e accom

m
od

ated
 in

 accord
an

ce w
ith

 
M

ap
 9.

n
/a

Th
e In

d
oor R

ecreation
 A

rea is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.7.2
Th

e h
eig

h
ts in

 th
e In

d
oor R

ecreation
 A

rea sh
all b

e g
en

erally 
accom

m
od

ated
 in

 accord
an

ce w
ith

 M
ap

 10.
n

/a
Th

e In
d

oor R
ecreation

 A
rea is n

ot w
ith

in
 th

e P
h

ase 1 C
on

cep
tu

al Sch
em

e A
rea.

5.7.3
Th

e p
rim

ary u
ses in

 th
e In

d
oor R

ecreation
 D

istrict w
ill b

e in
d

oor 
recreation

 facilities, m
ovie th

eatres, you
th

 cam
p

s, fi
tn

ess facilities, 
arts an

d
 cu

ltu
ral u

ses, an
d

 m
ay in

clu
d

e oth
er in

d
oor recreation

, 
en

tertain
m

en
t an

d
 m

eetin
g

 an
d

 even
t sp

aces. C
om

m
ercial u

ses su
ch

 
as eq

u
ip

m
en

t sales/ren
tals or m

ain
ten

an
ce services m

ay also b
e 

accom
m

od
ated

.

n
/a

Th
e In

d
oor R

ecreation
 A

rea is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.7.4
Th

e p
u

rp
ose of th

e M
u

n
icip

al R
eserve lan

d
 d

ed
ication

 w
ith

in
 th

e In
d

oor 
R

ecreation
 D

istrict sh
all b

e to accom
m

od
ate a recreation

 cen
tre or fi

eld
 

h
ou

se

n
/a

Th
e In

d
oor R

ecreation
 A

rea is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.7.5
A

 p
u

b
lic-p

rivate p
artn

ersh
ip

 m
ay b

e p
u

rsu
ed

 to b
u

ild
 an

 in
d

oor 
recreation

 facility an
d

 m
ay in

corp
orate su

ch
 tow

n
 n

eed
s as com

m
u

n
ity 

m
eetin

g
 sp

aces, a m
u

lti-u
se fi

eld
 h

ou
se, a lib

rary, a p
erform

in
g

 arts 
sp

ace, an
 in

d
oor aq

u
atic cen

tre or oth
er u

ses as id
en

tifi
ed

 in
 th

e Tow
n

 of 
C

an
m

ore R
ecreation

 M
aster P

lan
 or th

e A
rts &

 C
u

ltu
ral M

aster P
lan

.

n
/a

Th
e In

d
oor R

ecreation
 A

rea is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.7.6
Th

e In
d

oor R
ecreation

 area w
ill b

e easily accessib
le b

y w
alkin

g
, 

b
ikin

g
 an

d
 tran

sit. R
ed

u
ced

 veh
icle p

arkin
g

 req
u

irem
en

ts sh
ou

ld
 b

e 
con

sid
ered

 for th
e In

d
oor R

ecreation
 area.

n
/a

Th
e In

d
oor R

ecreation
 A

rea is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.7.7
P

ed
estrian

 lin
kag

es b
etw

een
 b

u
ild

in
g

s an
d

 ad
jacen

t op
en

 sp
ace 

sh
ou

ld
 b

e p
rioritized

 w
h

en
 d

esig
n

in
g

 key facilities w
ith

in
 th

is d
istrict. 

Th
e org

an
ization

 of site elem
en

ts sh
ou

ld
 m

in
im

ize con
flicts b

etw
een

 
su

stain
ab

le tran
sp

ortation
 m

od
es an

d
 veh

icles.

n
/a

Th
e In

d
oor R

ecreation
 A

rea is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.

5.7.8
P

ick-u
p

/d
rop

-off location
s an

d
 p

arkin
g

 areas sh
ou

ld
 b

e d
esig

n
ed

 to 
m

in
im

ize th
eir im

p
act on

 th
e ad

jacen
t p

u
b

lic realm
.

n
/a

Th
e In

d
oor R

ecreation
 A

rea is n
ot w

ith
in

 th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e A

rea.
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lig
n

m
e

n
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H
o

w
?

5.8
B

on
u

sin
g

 Toolkit

5.8.1
Th

e FA
R

 ou
tlin

ed
 in

 Tab
le 2 sh

all ap
p

ly to all p
arcels w

ith
in

 th
e P

lan
 

A
rea as ou

tlin
ed

 in
 M

ap
 9.

yes
A

s p
er p

olicy 5.8.5 b
on

u
sin

g
 in

cen
tive w

ill b
e im

p
lem

en
ted

 w
ith

in
 th

e Lan
d

 U
se 

B
ylaw

. It w
as d

eterm
in

ed
 d

u
rin

g
 p

rep
aration

 for th
e C

on
cep

tu
al Sch

em
e th

at 
u

se of U
P

H
 to m

easu
re area d

en
sity p

rovid
es th

e Tow
n

 w
ith

 m
ore con

trol over 
im

p
lem

en
tation

 th
an

 th
at of FA

R
. H

eig
h

ts h
ave b

een
 p

rop
osed

 in
 alig

n
m

en
t 

w
ith

 th
e A

SP
.  U

P
H

 h
as b

een
 u

tilized
 in

 b
oth

 th
e B

on
u

sin
g

 an
d

 G
en

eral O
verlay 

an
d

 as a con
trol for u

n
it cou

n
t in

 th
e R

3 TSM
V

 an
d

 R
4

 TSM
V

 Lan
d

 U
se d

istricts. 

5.8.2
Th

e m
axim

u
m

 FA
R

 sh
all on

ly b
e ach

ieved
 b

y in
clu

d
in

g
 on

e or m
ore 

b
on

u
sin

g
 item

s listed
 in

 Tab
le 3 for Tow

n
 con

sid
eration

 at D
evelop

m
en

t 
P

erm
it.

yes
M

axim
u

m
 u

n
its can

 b
e ach

ieved
 th

rou
g

h
 b

on
u

sin
g

 in
cen

tives assessed
 an

d
 

ap
p

roved
 b

y th
e Tow

n
 at th

e d
evelop

m
en

t p
erm

it stag
e. A

 b
on

u
sin

g
 calcu

lator 
h

as b
een

 p
rovid

ed
 for con

sisten
t assessm

en
t of th

e D
en

sity B
on

u
sin

g
 O

verlay. 

5.8.3
To b

e elig
ib

le for th
e FA

R
 b

on
u

s, th
e ap

p
lican

t sh
all d

em
on

strate 
m

eetin
g

 req
u

irem
en

ts ou
tlin

ed
 in

 Tab
le 3 to th

e satisfaction
 of th

e Tow
n

 
of C

an
m

ore.

yes
Th

e ap
p

lican
t w

ill d
em

on
strate at th

e tim
e of d

evelop
m

en
t p

erm
it th

at th
ey 

h
ave m

et th
e req

u
irem

en
ts of th

e D
en

isty B
on

u
sin

g
 O

verlay in
 ord

er to b
e 

elig
ib

le for th
e u

n
it b

on
u

s.

5.8.4
To p

articip
ate in

 th
e art b

on
u

s in
cen

tive, D
evelop

ers are en
cou

rag
ed

 to 
en

g
ag

e an
 exp

erien
ced

 art con
su

ltan
t to coord

in
ate th

eir art p
rocess. 

Su
ch

 con
su

ltan
ts are en

cou
rag

ed
 to b

e resp
on

sib
le for th

e p
rep

aration
 

of art p
lan

s an
d

 th
e coord

in
ation

 of artist selection
 an

d
 artw

ork 
fab

rication
, in

stallation
 an

d
 d

ocu
m

en
tation

yes
D

evelop
ers elig

ib
ility for th

e art b
on

u
s in

cen
tive w

ill b
e d

eterm
in

ed
 at th

e 
D

evelop
m

en
t P

erm
it Stag

e.

5.8.5
Th

e B
on

u
sin

g
 In

cen
tive sh

all b
e im

p
lem

en
ted

 w
ith

in
 Lan

d
 U

se B
ylaw

 at 
C

on
cep

tu
al Sch

em
e.

yes
A

 D
en

sity B
on

u
sin

g
 O

verlay h
as b

een
 d

evelop
ed

 for in
clu

sion
 in

 th
e Lan

d
 U

se 
B

ylaw
 th

at reflects an
d

 exp
an

d
s on

 th
e d

irection
 p

rovid
ed

 in
 Tab

le 2 an
d

 3 of th
e 

A
SP

. U
P

H
 h

as b
een

 u
tilized

 to d
eterm

in
e m

in
im

u
m

 an
d

 m
axim

u
m

 d
en

sity.

5.8.6
Tab

le 2 an
d

 Tab
le 3 m

ay b
e su

p
ersed

ed
 th

rou
g

h
 th

e ad
op

tion
 of lan

d
 

u
se b

ylaw
 an

d
 sh

all n
ot req

u
ire an

 am
en

d
m

en
t to th

is A
SP

.
yes

Th
e lan

d
 u

se b
ylaw

 w
ill b

e am
en

d
ed

 at th
e con

cep
tu

al sch
em

e an
d

 lan
d

 u
se 

stag
e to in

clu
d

e th
e p

rop
osed

 D
en

isty B
on

u
sin

g
 O

verlay w
h

ich
 u

tilizes U
P

H
 as 

op
p

osed
 to FA

R
. 

5.8.7
R

elaxation
s to setb

acks an
d

 h
eig

h
ts at D

evelop
m

en
t P

erm
it stag

e 
sh

ou
ld

 b
e con

sid
ered

 to allow
 for th

e b
on

u
s p

rog
ram

 to w
ork effectively.

yes
E

xistin
g

 lan
d

 u
se d

istricts h
ave b

een
 ad

ap
ted

 to facilitate d
evelop

m
en

t w
ith

in
 

TSM
V

 in
clu

d
ed

 setb
acks an

d
 b

u
ild

in
g

 h
eig

h
t. If relaxation

s are req
u

ired
 th

ey w
ill 

b
e req

u
ested

 at D
evelop

m
en

t P
erm

it stag
e.

5.8.8
Th

e b
ase FA

R
 for each

 d
istrict w

ith
in

 th
e Lan

d
 U

se C
on

cep
t sh

all b
e 50

%
 

of th
e m

axim
u

m
 FA

R
.

yes
Th

e 30
0

0
 b

ase u
n

it cou
n

t an
d

 th
e 50

0
0

 m
axim

u
m

 w
as ch

osen
 as a m

ore 
effective w

ay to con
trol for u

n
it cou

n
ts th

an
 FA

R
.  

5.8.9
Th

e m
axim

u
m

 G
ross Floor A

rea (G
FA

) w
ith

 b
on

u
sin

g
 in

 each
 

d
istrict sh

ou
ld

 b
e: 

a. 415,0
0

0
 m

2 in
 th

e R
esid

en
tial area; 

b
. 160,0

0
0

 m
2 in

 th
e M

ed
iu

m
 D

en
sity R

esid
en

tial area; 
c. 10

0,0
0

0
 m

2 in
 th

e V
illag

e C
en

tre; 
d

. 28,0
0

0
 m

2 in
 th

e V
illag

e C
en

tre H
otel area; 

e. 29,0
0

0
 m

2 in
 th

e In
n

ovation
 D

istrict; 
f. 25,0

0
0

 m
2 in

 th
e In

d
oor R

ecreation
 A

rea; an
d

 
g

. 27,0
0

0
 m

2 in
 th

e Sp
a an

d
 H

otel D
istrict.

yes
Th

e b
on

u
sin

g
 calcu

lator ou
tlin

es th
at w

e w
ill n

ot exceed
 th

e 50
0

0
 u

n
its. Th

e 
b

on
u

s calcu
lator h

as b
een

 altered
 to u

tilize U
P

H
 (as op

p
osed

 to FA
R

) as it is a 
m

ore effective w
ay to con

trol u
n

it cou
n

ts
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5.8.10
Th

e FA
R

 B
on

u
sin

g
 tab

le (Tab
le 2) sh

all b
e con

fi
rm

ed
 at C

on
cep

tu
al 

Sch
em

e to en
su

re th
at th

e FA
R

s are alig
n

ed
 w

ith
 p

arcel size g
iven

 th
at 

E
n

viron
m

en
tal R

eserve allocation
 is u

n
kn

ow
n

.

yes
P

h
ase 1 u

tilizes U
P

H
 as op

p
osed

 to FA
R

 to calcu
late b

on
u

sin
g

 d
en

sity as th
is 

g
ives th

e Tow
n

 b
etter con

trol over p
rop

osed
 u

n
it cou

n
ts an

d
 in

cen
tives.

5.8.11
A

n
 A

d
m

in
istrative an

d
 D

evelop
er review

 of th
e B

on
u

sin
g

 In
cen

tive 
sh

ou
ld

 occu
r an

n
u

ally to en
su

re b
on

u
sab

le item
s rem

ain
 relevan

t.
yes

A
 review

 of th
e b

on
u

sin
g

 in
cen

tive w
ill b

e com
p

leted
 an

n
u

ally b
y ad

m
in

istration
 

an
d

 d
evelop

ers. O
n

ce estab
lish

ed
, it m

ig
h

t b
e m

ore p
ru

d
en

t to review
 at each

 
tim

e a n
ew

 C
on

cep
tu

al Sch
em

e is p
rop

osed
.  

6
M

u
n

icip
al P

arks &
 O

p
en

 Sp
ace

6.1
M

u
n

icip
al P

arks &
 O

p
en

 Sp
ace G

en
eral P

olicy

6.1.1
Th

e d
ed

ication
 of M

u
n

icip
al R

eserve w
ill p

rim
arily b

e focu
sed

 on
 

creatin
g

 a larg
e m

u
n

icip
al p

ark located
 w

ith
in

 th
e eastern

 p
ortion

 of th
e 

P
lan

 A
rea as in

d
icated

 on
 M

ap
 12.

yes
M

R
 w

ith
in

 P
h

ase 1 rep
resen

ts th
e fi

rst p
ortion

 of th
e p

lan
n

ed
 m

u
n

icip
al p

ark an
d

 
op

en
 sp

ace w
ith

in
 th

e A
SP

.

6.1.2
D

ed
ication

 of M
u

n
icip

al R
eserve w

ill occu
r in

 p
h

ases an
d

 w
ill b

e 
p

rovid
ed

 to th
e Tow

n
 at Su

b
d

ivision
yes

Th
e P

h
ase 1 C

on
cep

tu
al Sch

em
e h

as id
en

tifi
ed

 M
R

 associated
 w

ith
 th

e 
A

SP
 C

on
cep

t P
lan

. Th
ese lan

d
s w

ill b
e p

rovid
ed

 to th
e Tow

n
 at th

e tim
e of 

su
b

d
ivision

.  

6.1.3
A

ll d
evelop

m
en

t w
ith

in
 th

e P
lan

 A
rea w

ill con
sid

er an
d

 com
p

ly w
ith

 
m

itig
ation

 strateg
ies ou

tlin
ed

 in
 Tab

le 50
 of th

e E
IS an

d
 an

y ad
ap

tive 
m

an
ag

em
en

t im
p

lem
en

ted
 as a resu

lt of m
on

itorin
g

.

yes
Th

is C
on

cep
tu

al Sch
em

e su
b

m
ission

s alig
n

s w
ith

 th
e recom

m
en

d
ation

s fou
n

d
 in

 

Tab
le 50

 of th
e Th

ree Sisters V
illag

e E
IS. See A

P
P

E
N

D
IX

 IV
.

6.1.4
U

n
d

erm
in

in
g

 con
sid

eration
s for op

en
 sp

aces, M
u

n
icip

al R
eserve area of 

p
rivate recreation

 areas sh
all b

e u
n

d
ertaken

 for th
e p

u
rp

ose or p
u

b
lic 

safety of ou
td

oor recreation
 u

se.

yes
Th

e P
h

ase 1 C
on

cep
tu

al Sch
em

e alig
n

s to th
e U

n
d

erm
in

in
g

 R
eview

 reg
u

lation
 

an
d

 G
u

id
elin

es.  P
lease also refer to th

e U
n

d
erm

in
in

g
 R

ep
ort su

b
m

itted
 u

n
d

er 
sep

arate cover.

6.1.5
A

 cen
tralized

 m
u

lti-fu
n

ction
al p

laza sh
all b

e in
corp

orated
 in

to 
th

e d
esig

n
 of th

e V
illag

e C
en

tre as p
art of th

e M
u

n
icip

al R
eserve 

con
trib

u
tion

 to allow
 for season

al am
en

ities, p
u

b
lic art, p

assive an
d

 
active sp

aces, cu
ltu

ral sp
aces an

d
 even

t p
rog

ram
m

in
g

 to p
rom

ote year-
rou

n
d

 vib
ran

cy.

N
/A

Th
e V

illag
e C

en
tre is n

ot w
ith

in
 th

e P
h

ase 1 C
on

cep
tu

al Sch
em

e area.

6.1.6
It is en

cou
rag

ed
 th

at op
en

 sp
aces b

e d
esig

n
ed

 to accom
m

od
ate 

com
m

u
n

ity g
ath

erin
g

.
yes

Th
e E

n
try Featu

re area d
escrib

es in
 th

e C
on

cep
tu

al Sch
em

e p
rovid

es a 
g

ath
erin

g
 area allow

in
g

 for com
m

u
n

ity g
ath

erin
g

. P
h

ase 1’s recreation
al 

offerin
g

s en
cou

rag
e locals an

d
 g

u
ests to g

ath
er an

d
 recreate in

 op
en

 sp
aces 

as an
 altern

ative to th
e w

ild
life corrid

or. Th
e p

ark an
d

 op
en

 sp
aces en

cou
rag

e 
con

n
ectivity an

d
 g

ath
erin

g
.  Th

e tree fort p
ark an

d
 th

e b
ike p

u
m

p
 track all 

p
rovid

e d
ifferen

t w
ay in

 w
h

ich
 locals an

d
 g

u
ests to con

n
ect w

ith
in

 P
h

ase 1.  

6.1.7
P

u
b

lic op
en

 sp
aces sh

ou
ld

 b
e d

esig
n

ed
 to p

rovid
e a variety of 

op
p

ortu
n

ities su
ch

 th
at p

eop
le of all ag

es an
d

 ab
ilities h

ave an
 

op
p

ortu
n

ity to p
articip

ate in
 p

h
ysical activity.

yes
P

h
ase 1 of Th

ree Sisters V
illag

e in
clu

d
es a m

u
lti-m

od
al tran

sp
ortation

 n
etw

ork 
th

at con
sid

ers access for u
sers of all ag

es, ab
ilities an

d
 m

od
es. R

esid
en

ts w
ill 

h
ave op

p
ortu

n
ities to w

alk, cycle an
d

 access a tran
sit n

etw
ork. C

ollector R
oad

 
A

 in
clu

d
es an

 all access su
stain

ab
le m

od
es con

n
ection

 th
ou

g
h

 P
h

ase 1.  O
th

er 
p

ath
w

ays also p
rovid

e su
stain

ab
le tran

sp
ortaiton

 con
n

ection
s an

d
 allow

 for a 
variety of recreation

al op
p

ortu
n

ites to occu
r w

ith
in

 th
e P

h
ase 1 area.  
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6.1.8
D

eferred
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s w
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 Th
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M

ou
n
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 V

illag
e sh

ou
ld

 b
e u

sed
 w

ith
in

 th
e P

lan
 A

rea.
yes

D
eferred

 R
eserve C

aveat (D
R

C
) w

ill b
e u

sed
  w

ith
in

 P
h

ase 1 to facilitate ad
d

ition
al 

d
ed

ication
 of M

u
n

icip
al R

eserve lan
d

s. Th
e last rem

ain
in

g
 D

R
C

 (after th
e M

R
 

R
econ

ciliation
 A

g
reem

en
t is sig

n
ed

 b
etw

een
 TSM

V
P

L an
d

 th
e Tow

n
) is reg

istered
 

w
ith

in
 th

e Sm
ith

 C
reek A

SP
 area (D

R
C

 0
0

1185759) an
d

 h
as a valu

e of 16.365 
acres. Th

e A
SP

 ackn
ow

led
g

es th
at th

ere w
ill b

e an
 excess of M

u
n

icip
al R

eserve 
d

ed
ication

 w
ith

in
 th

e P
lan

 A
rea an

d
 th

at th
e D

R
C

 w
ill b

e u
sed

 to accom
m

od
ate 

th
e M

u
n

icip
al R

eserve d
ed

ication
. G

iven
 th

at th
e req

u
ired

 M
u

n
icip

al R
eserve 

d
ed

ication
 for th

is p
h

ase is 2.9 h
a (7.18 ac), th

e excess 11.4
8 acres w

ill red
u

ce th
e 

16.365 acres D
R

C
 0

0
1185759 to 4

.885 acres at th
e tim

e of su
b

d
ivision

. 

6.1.9
O

p
en

 Sp
ace areas, in

clu
d

in
g

 th
e R

esort R
ecreation

 A
m

en
ity A

rea, w
ill 

con
n

ect to oth
er trails located

 w
ith

in
 th

e P
lan

 A
rea for access b

y th
e 

p
u

b
lic.

yes
Th

e trails an
d

 p
ath

w
ays in

 TSV
 p

rovid
e trail an

d
 p

ath
w

ays op
tion

s th
at con

n
ect 

resid
en

ts to th
e g

reater n
etw

ork w
h

ich
 w

ill con
n

ect in
to th

e R
esort R

ecreation
 

A
m

en
ity A

rea on
ce th

e area is in
itiated

 th
rou

g
h

 P
h

asin
g

.  

6.1.10
Th

e p
lan

n
in

g
 an

d
 d

esig
n

 of recreation
al an

d
 cu

ltu
ral facilities to b

e 
located

 w
ith

in
 M

u
n

icip
al R

eserve area w
ill b

e d
eterm

in
ed

 at Su
b

d
ivision

yes
A

rch
itectu

ral G
u

id
elin

es w
ill b

e su
b

m
itted

 at Su
b

d
ivision

 stag
e w

ith
 b

u
ild

in
g

 
form

 an
d

 m
aterials d

etailed
 at th

e D
evelop

m
en

t P
erm

it stag
e. U

rb
an

 d
esig

n
 

w
ill com

p
ly w

ith
 th

e A
SP

 an
d

 th
e su

b
m

itted
 U

rb
an

 D
esig

n
 &

 A
rch

itectu
ral 

G
u

id
elin

es.

6.1.11
O

ff-leash
 d

og
 p

arks w
ill b

e p
rovid

ed
 in

 strateg
ic location

s con
sid

erin
g

 
con

ven
ien

ce an
d

 accessib
ility.

n
/a

P
h

ase 1 d
oes n

ot con
tain

 an
 off-leash

 d
og

 p
ark as th

e H
u

b
m

an
 off leash

 p
ark is 

located
 w

ith
in

 50
0

 m
etres. 

6.1.12
O

ff-leash
 d

og
 p

arks w
ill b

e fen
ced

 an
d

 sh
ou

ld
 b

e d
esig

n
ed

 to m
in

im
ize 

con
flict b

etw
een

 off-leash
 d

og
s an

d
 oth

er recreation
al u

ses.
n

/a
P

h
ase 1 d

oes n
ot con

tain
 an

 off-leash
 d

og
 p

ark as th
e H

u
b

m
an

 off leash
 p

ark is 
located

 w
ith

in
 50

0
 m

etres. 

6.1.13
R

ecreation
al facilities sh

ou
ld

 b
e located

 w
ith

in
 a ten

-m
in

u
te w

alk from
 

resid
en

tial d
evelop

m
en

ts, p
rovid

e op
tion

s for ch
ild

ren
 of varyin

g
 ag

es 
an

d
 d

esig
n

ed
 in

 collab
oration

 w
ith

 th
e Tow

n
 of C

an
m

ore.

yes
P

h
ase 1 p

rop
oses tw

o (2) com
m

u
n

ity p
arks an

d
 tw

o (2) reg
ion

al p
arks. D

etailed
 

D
esig

n
 w

ill occu
r after su

b
d

ivision
 ap

p
roval.

6.1.14
Steep

 creek h
azard

 m
itig

ation
 w

ork for Th
ree Sisters C

reek sh
ou

ld
 b

e 
con

sid
ered

 an
d

 in
corp

orated
 ap

p
rop

riately in
to op

en
 sp

ace con
cep

ts 
an

d
 take in

to accou
n

t b
oth

 steep
 creek m

itig
ation

s, E
IS m

itig
ation

s an
d

 
p

oten
tial recreation

 op
p

ortu
n

ities

yes
Th

is C
on

cep
tu

al Sch
em

e is in
 alig

n
m

en
t w

ith
 th

e Th
ree Sisters C

reek: Steep
 

C
reek H

azard
 &

 M
itig

ation
 rep

ort an
d

 th
e m

itig
ation

 w
ork is in

corp
orated

 in
to 

th
e d

esig
n

ation
 of M

R
 an

d
 E

R
 areas. 

6.1.15
Th

e steep
 creek m

itig
ation

 zon
e sh

ou
ld

 p
rim

arily b
e d

esig
n

ated
 

as E
n

viron
m

en
tal R

eserve. H
ow

ever, w
h

ere p
ath

w
ay, access an

d
 

recreation
al am

en
ities can

 b
e safely p

rovid
ed

, th
ose areas w

ill b
e 

d
esig

n
ated

 as M
u

n
icip

al R
eserve.

yes
Th

e m
ajority of E

R
 d

esig
n

ation
s w

ith
in

 P
h

ase 1 relates to flood
p

lain
 for Th

ree 
Sisters C

reek. Th
e flood

p
lain

 in
clu

d
es d

iversion
 b

erm
s for steep

 creek w
orkin

g
s. 

Su
b

stan
tial p

ath
w

ays an
d

 recreation
 offerin

g
s occu

r w
ith

in
 th

e M
R

 areas. 

6.1.16
A

 m
ix of am

en
ities su

ch
 as off-leash

 d
og

 p
arks an

d
 p

layg
rou

n
d

s w
ill b

e 
p

rovid
ed

 via M
u

n
icip

al R
eserve or via a title tran

sferred
 to th

e Tow
n

 w
ith

 
a coven

an
t en

su
rin

g
 th

e recreation
al u

se of th
e lan

d
 in

 p
erp

etu
ity.

yes
M

u
n

icip
al R

eserve titles w
ill b

e tran
sferred

 to th
e Tow

n
 at su

b
d

ivision
 stag

e w
ith

 
a reg

istered
 coven

an
t en

su
rin

g
 th

e p
rotection

 of th
ese lan

d
s for th

e p
u

rp
ose of 

recreation
.

6.2
A

llocation
 an

d
 C

red
it for M

u
n

icip
al R

eserve Lan
d

s

6.2.1
U

p
 to a m

axim
u

m
 10

%
 M

u
n

icip
al R

eserve sh
all b

e d
esig

n
ated

 p
er 

p
roject p

h
ase, exclu

sive of an
y D

eferred
 R

eserve C
aveats th

e D
evelop

er 
ch

ooses to u
tilize in

 th
e area.

yes
P

h
ase 1 allocates 28%

 of th
e total area as M

u
n

icip
al R

eserve. M
R

 p
rovision

 in
 

excess of th
e 10

%
 w

ill b
e cred

ited
 to th

e rem
ain

in
g

 D
R

C
 0

0
1185759 w

ith
in

 th
e 

Sm
ith

 C
reek A

SP

6.2.2
If m

ore th
an

 th
e req

u
ired

 of M
u

n
icip

al R
eserve is d

ed
icated

 w
ith

in
 a 

p
articu

lar p
h

ase, a cred
it w

ill b
e ap

p
lied

 to th
e su

b
seq

u
en

t p
h

ase.
yes

P
h

ase 1 con
tain

s an
 excess of M

R
. C

red
it w

ill b
e ap

p
lied

 to red
u

ce th
e rem

ain
in

g
 

D
R

C
.
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6.2.3
O

u
tstan

d
in

g
 D

eferred
 R

eserve C
aveats sh

ou
ld

 b
e red

u
ced

 as a p
rim

ary 
tool, or a cred

it w
ill b

e ap
p

lied
 to a fu

tu
re p

h
ase at th

e selection
 of th

e 
D

evelop
er.

yes
Th

e excess d
ed

ication
 w

ill b
e ap

p
lied

 to D
R

C
 0

0
118579 w

ith
in

 th
e Sm

ith
 C

reek 
A

SP
, red

u
cin

g
 th

e D
R

C
 at su

b
d

ivision
.

6.2.4
Tow

n
 of C

an
m

ore p
olicy P

D
-0

11 “Th
ree Sisters M

R
” ap

p
lies to th

e lan
d

s 
w

ith
in

 th
is A

rea Stru
ctu

re P
lan

. W
h

ere a con
flict b

etw
een

 th
e tw

o 
d

ocu
m

en
ts exists, th

e p
olicies w

ith
in

 th
is A

SP
 sh

all ap
p

ly.

yes
P

h
ase 1 alig

n
s to th

e A
SP

 p
olicy an

d
 n

o con
flicts w

ith
 Tow

n
 of C

an
m

ore p
olicy 

P
D

-0
11 h

ave b
een

 id
en

tifi
ed

.  

6.2.5
M

u
n

icip
al R

eserve sh
ou

ld
 b

e cred
ited

 for 10
0

%
 of th

e area of lan
d

 th
at 

allow
s for p

u
b

lic access an
d

 n
earb

y p
u

b
licly accessib

le lan
d

s availab
le 

for p
assive p

u
b

lic u
se or aesth

etic 
con

sid
eration

s for th
e p

u
rp

ose of: 
a. P

arks an
d

 sp
ortin

g
 fi

eld
s; 

b
. Sep

arated
 w

alkw
ays, trails an

d
 p

ath
w

ays; 
c. H

ard
scap

ed
 p

lazas an
d

 am
p

h
ith

eatres; 
d

. Lan
d

 for th
e p

u
rp

oses of m
u

n
icip

al cu
ltu

ral, com
m

u
n

ity or recreation
 

facilities; 
e. O

th
er su

ch
 facilities m

u
tu

ally ag
reeab

le to th
e D

evelop
er an

d
 th

e 
Tow

n
; an

d
 

f. W
h

ere th
ere is clear p

u
b

lic access g
ran

ted
 to an

 area in
 p

erp
etu

ity 
(su

ch
 as a p

laza w
ith

in
 a road

 rig
h

t-of-w
ay) or via a p

u
b

lic access 
ag

reem
en

t sig
n

ed
 b

etw
een

 th
e D

evelop
er an

d
 th

e Tow
n

.

yes
M

u
n

icip
al cred

it is an
ticip

ated
 for th

e en
tirety of th

e area of th
e M

R
 d

ed
ication

 in
 

alig
n

m
en

t w
ith

 A
SP

 p
olicy.

6.2.6
W

h
ere u

tility facilities or u
n

d
erg

rou
n

d
 vau

lts su
ch

 as lift station
s or 

w
ater p

u
m

p
 h

ou
ses (P

u
b

lic U
tility Lots) are located

, th
e area req

u
ired

 b
y 

th
ese facilities sh

ou
ld

 n
ot b

e cou
n

ted
 

tow
ard

s M
u

n
icip

al R
eserve. H

ow
ever: 

a. W
h

ere u
tilities are located

 b
en

eath
 an

 area th
at is form

ally an
d

 
p

rog
ram

m
atically a p

ark, th
at area sh

ou
ld

 b
e cou

n
ted

 tow
ard

s 
M

u
n

icip
al R

eserve; 
b

. W
h

ere storm
w

ater p
on

d
s are u

sed
 for recreation

al activities su
ch

 
as skatin

g
, b

room
b

all an
d

 h
ockey in

 w
in

ter or n
on

-m
otorized

 b
oatin

g
 

in
 su

m
m

er; th
e area d

ed
icated

 to storm
w

ater sh
ou

ld
 b

e cred
ited

 as 
M

u
n

icip
al R

eserve; an
d

 
c. D

ry p
on

d
 facilities th

at can
 b

e u
sed

 as sp
orts fi

eld
s or a p

ark sh
ou

ld
 b

e 
con

sid
ered

 as M
u

n
icip

al R
eserve.

yes
M

u
n

icip
al cred

it is an
ticip

ated
 for th

e en
tirety of th

e area of th
e M

R
 d

ed
ication

 
in

 alig
n

m
en

t w
ith

 A
SP

 p
olicy. P

U
L h

ave n
ot b

een
 in

clu
d

ed
 in

 th
e p

rop
osed

 M
R

 
area.  

6.3
M

u
n

icip
al Services an

d
 Facilities

6.3.1
M

u
n

icip
al R

eserve lan
d

s an
d

 con
cep

tu
ally located

 services an
d

 facilities 
are ou

tlin
ed

 in
 M

ap
 12.

yes
P

h
ase 1 alig

n
s w

ith
 th

e O
p

en
 Sp

ace lan
d

s ou
tlin

ed
 in

 M
ap

 12

6.3.2
M

u
n

icip
al services an

d
 facilities w

ill b
e located

 an
d

 fu
n

d
ed

 in
 alig

n
m

en
t 

w
ith

 P
art 3 of th

e M
u

n
icip

al G
overn

m
en

t A
ct (M

G
A

).
yes

Th
e C

on
cep

tu
al Sch

em
e, in

frastru
ctu

re p
rop

osed
 to su

p
p

ort th
e ap

p
lication

 area 
an

d
 th

e p
rop

osed
 M

R
 an

d
 E

R
 d

ed
ication

s alig
n

 to th
e M

G
A

.  
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b
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6.3.3
M

u
n

icip
al services an

d
 facilities located

 on
 M

u
n

icip
al R

eserve lan
d

 m
ay 

in
clu

d
e: 

a. R
ecreation

 facilities, b
aseb

all d
iam

on
d

s, soccer fi
eld

s, p
ickle b

all 
cou

rts, p
layg

rou
n

d
s, off-leash

 d
og

 p
arks, ru

n
n

in
g

 an
d

 b
icycle trails, a 

m
u

n
icip

al service yard
 or oth

er recreation
 or com

m
u

n
ity facilities

yes
P

h
ase 1 con

tain
s tw

o (2) p
layg

rou
n

d
s, a b

icycle skills an
d

 p
u

m
p

 track, form
al 

p
ath

w
ays an

d
 m

ou
n

tain
 b

ike trails.

6.3.4
D

ecision
s on

 th
e d

esig
n

 an
d

 con
stru

ction
 of th

e am
en

ities an
d

 th
eir 

location
 w

ill b
e d

eterm
in

ed
 at Su

b
d

ivision
.

yes
C

on
cep

tu
al location

s h
ave b

een
 p

rovid
ed

 at C
on

cep
tu

al Sch
em

e.  Fin
alization

 
of th

e exact location
 an

d
 orien

tation
 of th

e facilities w
ill b

e fi
n

alized
 d

u
rin

g
 th

e 
d

etailed
 d

esig
n

 stag
e.

6.4
R

esort R
ecreation

 A
m

en
ity A

rea

6.4
.1

Th
e R

esort R
ecreation

 A
m

en
ity A

rea sh
all b

e g
en

erally accom
m

od
ated

 
w

ith
in

 th
e op

en
 sp

ace area after d
esig

n
ation

 of M
u

n
icip

al R
eserve, 

E
n

viron
m

en
tal R

eserve an
d

 Steep
 C

reek m
itig

ation
 w

ork as 
con

cep
tu

ally illu
strated

 on
 M

ap
 12.

n
/a

Th
e R

esort R
ecreation

 A
m

en
ity A

rea is n
ot located

 w
ith

in
 P

h
ase 1.

6.4
.2

A
ctivity H

u
b

s sh
ou

ld
 b

e located
 w

ith
in

 th
e R

esort R
ecreation

 A
m

en
ity 

A
rea p

rovid
in

g
 an

 op
p

ortu
n

ity for resid
en

ts an
d

 visitors to recreate 
ou

tsid
e of areas d

evoted
 to w

ild
life.

n
/a

Th
e R

esort R
ecreation

 A
m

en
ity A

rea is n
ot located

 w
ith

in
 P

h
ase 1.

6.4
.3

A
ctivity H

u
b

s w
ill occu

p
y u

p
 to 4

0
%

 of th
e R

esort R
ecreation

 A
m

en
ity 

A
rea.

n
/a

Th
e R

esort R
ecreation

 A
m

en
ity A

rea is n
ot located

 w
ith

in
 P

h
ase 1.

6.4
.4

A
ctivity H

u
b

s sh
ou

ld
 b

e con
n

ected
 via a n

etw
ork of p

ath
w

ays for 
w

alkin
g

, cyclin
g

 an
d

 oth
er form

s of recreation
 w

ith
in

 th
e R

esort 
R

ecreation
 A

m
en

ity A
rea

n
/a

Th
e R

esort R
ecreation

 A
m

en
ity A

rea is n
ot located

 w
ith

in
 P

h
ase 1.

6.4
.5

Th
e p

rim
ary u

ses w
ith

in
 th

e A
ctivity H

u
b

s sh
ou

ld
 b

e focu
sed

 on
 ou

td
oor 

recreation
al p

u
rsu

its an
d

 in
clu

d
e p

rivate an
d

/ or p
u

b
lic am

en
ities su

ch
 

as an
 ou

td
oor clim

b
in

g
 w

all, cam
p

g
rou

n
d

, a b
icycle p

u
m

p
 track, trails, 

rop
es cou

rse, skatin
g

, sn
ow

sh
oein

g
, kayakin

g
, can

oein
g

 an
d

 zip
-lin

es.

n
/a

Th
e R

esort R
ecreation

 A
m

en
ity A

rea is n
ot located

 w
ith

in
 P

h
ase 1.

6.4
.6

Facilities req
u

ired
 to su

p
p

ort u
ses w

ith
in

 th
e R

esort R
ecreation

 A
m

en
ity 

A
rea su

ch
 as b

ath
room

s, ch
an

g
e room

s an
d

 recep
tion

 areas, storag
e 

areas, g
ath

erin
g

 sp
aces, am

p
h

ith
eatres or oth

er recreation
al u

ses w
ill b

e 
p

erm
itted

.

n
/a

Th
e R

esort R
ecreation

 A
m

en
ity A

rea is n
ot located

 w
ith

in
 P

h
ase 1.

6.4
.7

B
u

ild
in

g
s an

d
 storag

e areas m
u

st b
e clad

 in
 m

aterials th
at alig

n
 w

ith
 

th
e m

ou
n

tain
 arch

itectu
re an

d
 d

esig
n

 of th
e area.

yes
Th

e R
esort R

ecreation
 A

m
en

ity A
rea is n

ot located
 w

ith
in

 P
h

ase 1.

6.4
.8

A
ctivity H

u
b

s w
ill b

e lan
d

scap
ed

 or fen
ced

 in
 su

ch
 a w

ay as to p
rovid

e a 
d

istin
ction

 b
etw

een
 p

u
b

lic op
en

 sp
ace an

d
 areas th

at m
ay req

u
ire a fee 

for th
e recreation

al u
se.

n
/a

Th
e R

esort R
ecreation

 A
m

en
ity A

rea is n
ot located

 w
ith

in
 P

h
ase 1.

6.4
.9

O
u

td
oor storag

e w
ill b

e allow
ed

 an
d

 m
u

st b
e screen

ed
 w

ith
 h

ig
h

-
q

u
ality lan

d
scap

in
g

 an
d

 kep
t in

 a clean
 an

d
 ord

erly m
an

n
er

yes
Th

e R
esort R

ecreation
 A

m
en

ity A
rea is n

ot located
 w

ith
in

 P
h

ase 1.

6.4
.10

A
n

 in
teg

rated
 w

ayfi
n

d
in

g
 system

 w
ill in

form
, ed

u
cate an

d
 d

irect visitors 
an

d
 resid

en
ts to th

e activities w
ith

in
 th

e R
esort R

ecreation
 A

m
en

ity 
A

rea, an
d

 w
ith

in
 th

e P
lan

 A
rea.

yes
Th

e R
esort R

ecreation
 A

m
en

ity A
rea is n

ot located
 w

ith
in

 P
h

ase 1.
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6.4
.11

Th
e Th

ree Sisters V
illag

e w
ayfi

n
d

in
g

 system
 w

ill com
p

ly w
ith

 th
e Tow

n
’s 

sig
n

ag
e stan

d
ard

s
yes

Th
e R

esort R
ecreation

 A
m

en
ity A

rea is n
ot located

 w
ith

in
 P

h
ase 1.

6.5
Trail N

etw
ork

6.5.1
A

 com
p

reh
en

sive p
ath

w
ay an

d
 trail n

etw
ork w

ill b
e d

evelop
ed

 in
 Th

ree 
Sisters V

illag
e to p

rovid
e recreation

 op
p

ortu
n

ities for activities su
ch

 as 
h

ikin
g

 an
d

 m
ou

n
tain

 b
ikin

g
 as w

ell as w
alkin

g
 an

d
 exp

lorin
g

.

yes
P

h
ase 1 con

tain
s a com

p
reh

en
sive p

ath
w

ay an
d

 trail n
etw

ork w
h

ich
 in

teg
rates 

w
ith

 th
e TSV

 A
SP

 area an
d

 n
eig

h
b

orin
g

 com
m

u
n

ities.

6.5.2
C

on
cep

tu
al on

site trail con
n

ection
s are ou

tlin
ed

 in
 M

ap
 15 an

d
 

con
cep

tu
al reg

ion
al an

d
 offsite con

n
ection

s are ou
tlin

ed
 in

 M
ap

 16.
yes

P
h

ase 1 alig
n

s an
d

 exp
an

d
s on

 con
n

ection
s ou

tlin
ed

 in
 M

ap
 15 an

d
 16.

6.5.3
Trail alig

n
m

en
t an

d
 d

esig
n

 sh
ou

ld
 facilitate a h

ierarch
y of trails th

at 
accom

m
od

ate a variety of d
iverse recreation

al n
eed

s.
yes

P
h

ase 1 ou
tlin

es a h
ierarch

y of trails. P
lease refer to D

R
A

W
IN

G
 7

 an
d

 

D
R

A
W

IN
G

 11 su
b

m
itted

 u
n

d
er sep

arate cover.  

6.5.4
Th

e trail n
etw

ork sh
ou

ld
 offer recreation

al or in
terp

retive exp
erien

ces 
th

at take ad
van

tag
e of local terrain

 (i.e. steep
er slop

es), n
atu

ral vistas 
an

d
 van

tag
e p

oin
ts w

ith
in

 op
en

 sp
ace areas.

yes
Th

e C
on

cep
tu

al Sch
em

e id
en

tifi
es th

e alig
n

m
en

ts of th
e p

ath
w

ay an
d

 trail 
n

etw
ork for P

h
ase 1. Th

e trail n
etw

ork takes ad
van

tag
e of th

e steep
 creek b

erm
 

m
itig

ation
 to allow

 for d
iverse recreation

al exp
erien

ces for th
e casu

al w
alker 

an
d

 cyclist an
d

 th
e m

ore active recreation
alists.  In

terp
retive exp

erien
ces w

ill b
e 

exam
in

ed
 at th

e d
etailed

 d
esig

n
 stag

e.  

6.5.5
Th

e p
ath

w
ay an

d
 trail n

etw
ork sh

all facilitate com
m

u
n

ity con
n

ectivity 
w

ith
in

 th
e P

lan
 A

rea. Th
e trail n

etw
ork sh

ou
ld

 offer trail op
tion

s to m
ove 

from
 on

e p
lace to th

e oth
er an

d
 b

e ap
p

rop
riately sig

n
ed

 to en
su

re easy 
access.

yes
Th

e p
ath

w
ay an

d
 trail n

etw
ork facilitates com

m
u

n
ity con

n
ectivity th

rou
g

h
 p

h
ase 

1 an
d

 to oth
er areas of C

an
m

ore.  P
lease refer to D

R
A

W
IN

G
 7

 an
d

 D
R

A
W

IN
G

 

11.

6.5.6
Trails sh

ou
ld

 b
e con

sisten
t w

ith
 th

e classifi
cation

 of trails ou
tlin

ed
 in

 th
e 

Tow
n

 of C
an

m
ore O

p
en

 Sp
aces an

d
 Trails P

lan
.

yes
Trail classifi

cation
 is con

sisten
t w

ith
 th

ose ou
tlin

ed
 in

 th
e Tow

n
 of C

an
m

ore O
p

en
 

Sp
aces an

d
 Trails P

lan
.

6.5.7
Trails in

 Th
ree Sisters V

illag
e sh

ou
ld

 con
sid

er th
e follow

in
g

 p
rin

cip
les: 

a. P
rovid

e trail loop
s an

d
 stacked

 loop
s of varyin

g
 len

g
th

; 
b

. Terrain
 m

ay b
e in

corp
orated

 in
to trail featu

res or d
esig

n
s su

ch
 as tig

h
t 

an
d

 op
en

 tu
rn

s, straig
h

t section
s an

d
 rollin

g
 h

ills; 
c. Trails sh

ou
ld

 b
e d

esig
n

ed
 to recog

n
ize ‘d

esire lin
es’ to keep

 u
sers on

 
d

esig
n

ated
 trails or to en

cou
rag

e ap
p

rop
riate u

se of d
esig

n
ated

 trails; 
an

d
 

d
. Trails sh

ou
ld

 b
e located

 on
 soils th

at are n
atu

rally resistan
t to erosion

 
or d

esig
n

ed
 an

d
 con

stru
cted

 to m
in

im
ize erosion

 w
ith

 ap
p

rop
riate 

m
ain

ten
an

ce.

yes
Th

ese exp
erien

ces h
ave b

een
 con

sid
ered

 in
 th

e d
esig

n
 of th

e p
ath

w
ay n

etw
ork 

for P
h

ase 1. P
lease refer to D

R
A

W
IN

G
 7

 an
d

 D
R

A
W

IN
G

 11.
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m

G
o

a
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b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

6.5.8
Trail lin

ks w
ill b

e p
rovid

ed
 from

 th
e P

lan
 A

rea trail system
 to existin

g
 

an
d

 fu
tu

re d
esig

n
ated

 P
rovin

cial trails in
 accord

an
ce w

ith
 th

e follow
in

g
: 

a. Th
e n

u
m

b
er an

d
 location

s of lin
ks w

ill d
ep

en
d

 on
 th

e existin
g

 
an

d
 fu

tu
re extern

al trail n
etw

ork. R
eg

ion
al trail con

n
ection

s th
at 

are cu
rren

tly d
esig

n
ated

 w
ill b

e u
sed

 an
d

 fu
tu

re trail alig
n

m
en

ts on
 

P
rovin

cial lan
d

s w
ill b

e su
b

ject to ap
p

roval from
 th

e relevan
t lan

d
 

m
an

ag
ers; 

b
. Sig

n
s w

ill b
e erected

 at all en
try p

oin
ts to th

e w
ild

life corrid
or 

in
form

in
g

 trail u
sers of th

e im
p

ortan
ce of th

e w
ild

life corrid
or, P

rovin
cial 

ru
les reg

ard
in

g
 con

d
u

ct an
d

 to h
ig

h
lig

h
t th

e req
u

irem
en

t to stay on
 

ap
p

roved
 P

rovin
cial trails an

d
 to keep

 p
ets leash

ed
; an

d
 

c. W
h

ere d
esig

n
ated

 trails ou
tsid

e th
e A

SP
 b

ou
n

d
ary d

o n
ot exist, 

en
cou

rag
e th

e com
p

letion
 or con

stru
ction

 of n
ew

 trails in
 collab

oration
 

w
ith

 ap
p

licab
le lan

d
 m

an
ag

ers w
h

ile w
orkin

g
 to en

su
re an

y 
u

n
d

erm
in

in
g

 con
strain

ts are con
sid

ered
. 

yes
Th

e in
ten

t is to p
rovid

e con
n

ection
s b

u
ild

 u
p

 to en
su

in
g

 th
at th

ese con
n

ection
s 

are p
rovid

ed
 over tim

e.  Th
e p

ath
w

ay con
n

ection
s focu

s on
 facilitatin

g
 th

e 
n

ecessary con
n

ection
s w

ith
in

 P
h

ase 1 th
at alig

n
s to th

is overall p
olicy.  P

lease 

refer to D
R

A
W

IN
G

 7
, an

d
 D

R
A

W
IN

G
 11. Sig

n
ag

e w
ill b

e d
etailed

 at th
e 

d
etailed

 d
esig

n
 stag

e.

6.6
O

p
en

 Sp
ace P

olicies R
elated

 to th
e W

ild
life C

orrid
or

6.6.1
P

u
b

lic p
ath

w
ays an

d
 trails m

ay b
e lit at n

ig
h

t. Lit p
ath

w
ays an

d
 

trails sh
ou

ld
 b

e su
b

ject to a lig
h

tin
g

 cu
rfew

 to red
u

ce th
e am

ou
n

t of 
illu

m
in

ation
, save en

erg
y an

d
 m

in
im

ize w
ild

life d
isru

p
tion

.

yes
Th

e Th
ree Sisters V

illag
e Lan

d
 U

se O
verlay estab

lish
es a lig

h
tin

g
 zon

e 0
 

p
erm

ittin
g

 arch
itectu

ral an
d

 d
ecorative lig

h
tin

g
 th

at alig
n

s w
ith

 d
ark sky 

stan
d

ard
s.  

6.6.2
P

ath
w

ays, trails, w
alkw

ays an
d

 oth
er recreation

 focu
sed

 am
en

ities 
w

ith
in

 th
e P

lan
 A

rea m
ay b

e lit. Tech
n

iq
u

es to en
su

re sen
sory 

d
istu

rb
an

ce to w
ild

life is m
in

im
ized

 m
ay in

clu
d

e: 
a. D

ow
n

w
ard

 castin
g

, fu
ll cu

t-off, exterior lig
h

tin
g

; 
b

. Low
er w

attag
e, tim

ers, d
im

m
ers an

d
 m

otion
 sen

sors on
 exterior 

lig
h

tin
g

; or 
c. B

u
ild

in
g

s sh
ou

ld
 in

corp
orate b

lin
d

s or cu
rtain

s on
 w

in
d

ow
s facin

g
 th

e 
w

ild
life corrid

or.

yes
Lig

h
tin

g
 w

ou
ld

 alig
n

 w
ith

 d
ark sky stan

d
ard

s to red
u

ce lig
h

t p
ollu

tion
 an

d
 

sen
sory d

istu
rb

an
ce.

6.6.3
Lan

d
scap

in
g

 on
 p

arcels on
 th

e p
erip

h
ery of th

e P
lan

 A
rea sh

ou
ld

 
in

corp
orate lig

h
t screen

in
g

 tech
n

iq
u

es an
d

 sh
ou

ld
 b

e d
esig

n
ed

 to lim
it 

lig
h

t from
 p

en
etratin

g
 th

e P
rovin

cially ap
p

roved
 W

ild
life C

orrid
or.

yes
Lig

h
tin

g
 w

ou
ld

 alig
n

 w
ith

 d
ark sky stan

d
ard

s an
d

 in
corp

orate lig
h

t screen
in

g
 to 

red
u

ce lig
h

t p
ollu

tion
.

7
Tran

sp
ortation

7.1
Tran

sp
ortation

 - G
en

eral P
olicy

7.1.1
A

 com
p

lete street n
etw

ork w
ith

in
 th

e P
lan

 A
rea sh

ou
ld

 b
e 

accom
m

od
ated

 in
 accord

an
ce w

ith
 M

ap
 13.

yes
Th

e P
h

ase 1 street n
etw

ork alig
n

s w
ith

 M
ap

 13 an
d

 id
en

tifi
ed

 a com
p

lete street 
n

etw
ork in

 alig
n

m
en

t w
ith

 th
e E

D
C

G
 an

d
 d

iscu
ssion

s at th
e A

SP
 stag

e.  

7.1.2
Street classifi

cation
s w

ill b
e d

eterm
in

ed
 at C

on
cep

tu
al Sch

em
e in

 
accord

an
ce w

ith
 a M

ob
ility A

ssessm
en

t, p
red

icted
 trip

 g
en

eration
 an

d
 

traffi
c volu

m
es.

yes
Th

e m
ob

ility assessm
en

t h
as id

en
tifi

ed
 tw

o (2) street classifi
cation

s; Local 

R
esid

en
tial an

d
 C

ollector. P
lease refer to M

ob
ility A

ssessm
en

t, D
R

A
W

IN
G

 9
, 

an
d

 D
R

A
W

IN
G

 10
.

7.1.3
W

h
ere th

e com
p

lete street n
etw

ork or m
u

lti-u
se p

ath
w

ays can
n

ot 
m

eet accessib
ility g

u
id

elin
es for all ag

es an
d

 ab
ilities, altern

ative 
tran

sp
ortation

 lin
kag

es w
ill b

e p
rovid

ed
 to th

at location
 w

ith
in

 th
e P

lan
 

A
rea.

yes
P

ath
w

ay g
rad

es h
ave b

een
 p

lan
n

ed
 to alig

n
 w

ith
 th

e E
D

C
G

 req
u

irem
en

ts. Th
e 

C
ollector R

oad
 A

 facilitates th
e p

rim
ary con

n
ection

 th
rou

g
h

 th
e Th

ree Sisters 
V

illag
e area th

at m
eets su

stain
ab

le tran
sp

ortation
 stan

d
ard

s.   
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8
2

Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

7.1.4
C

ollab
oration

 b
etw

een
 th

e Tow
n

 an
d

 Th
ree Sisters M

ou
n

tain
 V

illag
e 

w
ill b

e req
u

ired
 to d

evelop
 strateg

ies an
d

 in
itiatives to join

tly m
eet th

e 
m

u
lti-m

od
al targ

ets in
 alig

n
m

en
t w

ith
 Section

 11.3.

Th
e m

ob
ility assessm

en
t h

as id
en

tifi
ed

 tw
o (2) street classifi

cation
s; Local 

R
esid

en
tial an

d
 C

ollector. P
lease refer to M

ob
ility A

ssessm
en

t, D
R

A
W

IN
G

 9
, 

an
d

 D
R

A
W

IN
G

 10
. Section

 11.3 id
en

tifi
es a Tran

sp
ortation

 M
on

itorin
g

 P
rog

ram
 

w
h

ich
 is p

rop
osed

 w
ith

in
 th

e M
ob

ility A
ssessm

en
t.  N

o recom
m

en
d

ation
s for off-

site im
p

rovem
en

ts are b
ein

g
 p

rop
osed

 w
ith

in
 th

e M
ob

ility A
ssessm

en
t.   

7.1.5
In

tercep
t veh

icle an
d

 d
estin

ation
 b

icycle p
arkin

g
 areas sh

ou
ld

 b
e 

p
rovid

ed
 at ap

p
rop

riate location
s to effi

cien
tly serve b

u
t n

ot over-p
ark 

com
m

ercial d
istricts w

ith
in

 th
e P

lan
 A

rea in
 alig

n
m

en
t w

ith
 Section

 11.3.

n
/a

P
h

ase 1 is a resid
en

tial area. In
tercep

t veh
icle p

arkin
g

 d
oes n

ot occu
r w

ith
in

 th
is 

p
h

ase an
d

 b
icycle rack p

lacem
en

t w
ill b

e ad
d

ressed
 at th

e d
etailed

 d
esig

n
 an

d
 

d
evelop

m
en

t p
erm

it stag
es as n

ecessary an
d

 req
u

ired
.

7.1.6
If ab

ove-g
rad

e p
arkin

g
 stru

ctu
res are p

rop
osed

, th
ey sh

ou
ld

 b
e d

esig
n

ed
 

to in
teg

rate w
ith

 th
e b

u
ild

in
g

 an
d

 ob
scu

re th
e p

arkin
g

 stru
ctu

re b
y 

u
sin

g
 arch

itectu
ral treatm

en
ts th

at are sim
ilar to th

e b
u

ild
in

g
 façad

e.

n
/a

Th
is is a D

evelop
m

en
t P

erm
it item

 an
d

 d
oes n

ot ap
p

ly to th
is P

h
ase 1 C

on
cep

tu
al 

Sch
em

e su
b

m
ission

.  

7.1.7
Sn

ow
 storag

e w
ill b

e accom
m

od
ated

 p
rim

arily in
 lan

d
scap

ed
 areas, 

b
ou

levard
s, an

d
 fu

rn
ish

in
g

 zon
es w

ith
in

 th
e rig

h
ts-of-w

ay. A
d

d
ition

al 
areas for sn

ow
 storag

e sh
all b

e con
sid

ered
 at th

e C
on

cep
tu

al Sch
em

e 
stag

e w
ith

in
 th

e p
lan

n
in

g
 p

rocess.

yes
Sn

ow
 storag

e w
ill b

e accom
od

ated
 w

ith
in

 m
u

n
icip

al rig
h

t-of-w
ays.

7.2
Su

stain
ab

le Tran
sp

ortation
 N

etw
ork

7.2.1
P

ed
estrian

 con
n

ection
s sh

all b
e accom

m
od

ated
 th

rou
g

h
 a com

p
lete 

street an
d

 m
u

lti-u
se p

ath
w

ay n
etw

ork con
cep

tu
ally sh

ow
n

 in
 M

ap
 14

.
yes

P
h

ase 1 p
ed

estrian
 con

n
ection

s alig
n

 w
ith

 M
ap

 14
. R

efer to D
R

A
W

IN
G

 11.

7.2.2
B

icycle con
n

ection
s sh

all b
e accom

m
od

ated
 th

rou
g

h
 a com

p
lete street 

an
d

 m
u

lti-u
se p

ath
w

ay n
etw

ork con
cep

tu
ally sh

ow
n

 in
 M

ap
 15.

yes
P

h
ase 1 b

icycle con
n

ection
s alig

n
 w

ith
 M

ap
 14

. R
efer to D

R
A

W
IN

G
 11.

7.2.3
R

eg
ion

al an
d

 offsite b
icycle an

d
 m

u
lti-u

se p
ath

w
ay con

n
ection

s sh
ou

ld
 

b
e accom

m
od

ated
 as con

cep
tu

ally sh
ow

n
 in

 M
ap

 16.
yes

P
h

ase 1 in
teg

rates w
ith

 existin
g

 reg
ion

al an
d

 offsite b
icycle an

d
 m

u
lti-u

se 
p

ath
w

ay con
n

ection
s.

7.2.4
A

 tran
sit rou

te an
d

 stop
s w

ith
in

 th
e P

lan
 A

rea sh
ou

ld
 g

en
erally b

e 
accom

m
od

ated
 as con

cep
tu

ally sh
ow

n
 in

 M
ap

 17. Tran
sit rou

tin
g

 an
d

 
stop

 location
s w

ill b
e fi

n
alized

 at C
on

cep
tu

al Sch
em

e.

yes
A

 tran
sit rou

te an
d

 stop
s alig

n
 w

ith
 M

ap
 17 of th

e A
SP

 an
d

 in
 alig

n
m

en
t w

ith
 th

e 
P

h
ase 1 M

ob
ility A

ssessm
en

t. Tem
p

orary cu
l-d

e-sacs h
ave b

een
 p

rovid
ed

 at th
e 

term
in

ation
 of th

e P
h

ase 1 rou
te to p

rovid
e ad

eq
u

ate sp
ace for Tran

sit to tu
rn

 
arou

n
d

 if service is in
itiated

 b
efore th

e com
p

letion
 of TSV

 A
SP

 area in
 its en

tirety.

7.2.5
M

u
lti-m

od
al con

n
ection

s sh
all b

e accom
m

od
ated

 th
rou

g
h

 th
e overall 

tran
sp

ortation
 n

etw
ork as con

cep
tu

ally sh
ow

n
 on

 M
ap

 18.
yes

P
lease refer to D

R
A

W
IN

G
 11.

7.2.6
Th

e com
m

u
ter b

icycle n
etw

ork w
ill b

e in
teg

rated
 th

rou
g

h
 active 

tran
sp

ort zon
es w

ith
in

 th
e com

p
lete street n

etw
ork an

d
 on

 m
u

lti-u
se 

p
ath

w
ays to facilitate P

lan
 A

rea an
d

 offsite con
n

ection
s.

yes
P

lease refer to D
R

A
W

IN
G

 11.

7.2.7
P

rivate sh
u

ttle services m
ay b

e op
erated

 b
y tou

rism
 an

d
 h

otel p
artn

ers 
to resp

on
d

 to evolvin
g

 tran
sp

ortation
 d

em
an

d
s for visitors w

ith
in

 Th
ree 

Sisters V
illag

e.

n
/a

N
ot ap

p
licab

le to P
h

ase 1.

7.2.8
R

id
esh

are p
rog

ram
s w

ill b
e en

ab
led

 to op
erate w

ith
in

 th
e P

lan
 A

rea.
yes

Th
e tran

sp
ortation

 n
etw

ork en
ab

les rid
e sh

are. Th
is w

ou
ld

 b
e d

etailed
 d

u
rin

g
 

P
h

ase 3, 4
 an

d
 5.

7.2.9
M

issin
g

 lin
ks an

d
 im

p
rovem

en
ts ou

tsid
e of th

e P
lan

 A
rea w

ith
in

 th
e 

m
u

lti-u
se p

ath
w

ay n
etw

ork sh
all b

e ad
d

ressed
 th

rou
g

h
 a com

b
in

ation
 

of Tow
n

 d
irected

 im
p

rovem
en

ts an
d

 D
evelop

er in
itiated

 off-site 
im

p
rovem

en
ts in

 accord
an

ce w
ith

 Section
 11.3.

yes
N

o Tow
n

 or D
evelop

er off-site im
p

rovem
en

ts are id
en

tifi
ed

 w
ith

in
 th

e P
h

ase 1 
M

ob
ility A

ssessm
en

t.  
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Ite
m
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7.2.10
W

ayfi
n

d
in

g
 an

d
 in

form
ation

 system
 w

ill b
e p

rovid
ed

 con
sisten

t w
ith

 
Tow

n
 of C

an
m

ore stan
d

ard
s to g

u
id

e visitors to m
ajor d

estin
ation

s 
th

rou
g

h
 street, m

u
lti-u

se p
ath

w
ay an

d
 trail n

etw
orks.

yes
Th

ree Sisters V
illag

e h
as an

 estab
lish

ed
 w

ayfi
n

d
in

g
 system

 for p
ath

w
ays, 

exp
an

sion
 an

d
 im

p
rovem

en
ts to th

is w
ayfi

n
d

in
g

 w
ill com

p
ly w

ith
 Tow

n
 sig

n
ag

e 
stan

d
ard

s. Sig
n

ag
e an

d
 w

ayfi
n

d
in

g
 w

ill b
e d

etailed
 at th

e d
etailed

 d
esig

n
 stag

e 
or th

e d
evelop

m
en

t p
erm

it stag
e.  

8
H

ou
sin

g

8.1
A

fford
ab

le H
ou

sin
g

8.1.1
A

 m
in

im
u

m
 of 10

%
 of all resid

en
tial u

n
its, reg

ard
less of ten

u
re, w

ith
in

 
Th

ree Sisters V
illag

e sh
all b

e p
rovid

ed
 as afford

ab
le h

ou
sin

g
. R

esid
en

tial 
u

n
its for th

e p
u

rp
ose of th

is p
olicy, exclu

d
es tou

rist h
om

es, visitor 
accom

m
od

ation
 an

d
 em

p
loyee h

ou
sin

g
.

yes
Th

is p
olicy is im

p
lem

en
ted

 w
ith

in
 th

e Th
ree Sisters V

illag
e O

verlay req
u

irin
g

 all 
d

evelop
m

en
ts p

rovid
e 10

%
 of th

eir u
n

its to b
e afford

ab
le. 

8.1.2
A

t D
evelop

m
en

t P
erm

it su
b

m
ission

, p
rojects sh

all b
e in

cen
tivized

 for 
afford

ab
le h

ou
sin

g
 con

trib
u

tion
s th

rou
g

h
 th

e b
on

u
sin

g
 system

 ou
tlin

ed
 

in
 Section

 5.8 of th
is P

lan
.

yes
Th

e TSV
 B

on
u

sin
g

 O
verlay com

p
en

sates th
e d

evelop
er for th

e m
in

im
u

m
 10

%
 

of afford
ab

le h
ou

sin
g

 an
d

 th
en

 in
cen

tivizes d
evelop

ers to p
rovid

e ad
d

ition
al 

afford
ab

le h
ou

sin
g

 b
eyon

d
 th

e 10
%

. C
om

p
en

sation
 for th

e 10
%

 is p
rovid

ed
 at a 

low
er rate th

an
 h

ou
sin

g
 p

rovid
ed

 ab
ove th

e 10
%

 req
u

irem
en

t.

8.1.3
A

fford
ab

le h
ou

sin
g

 u
n

its m
ay b

e p
rovid

ed
 ou

tsid
e of th

e Th
ree Sisters 

V
illag

e P
lan

 A
rea to th

e m
u

tu
al satisfaction

 of th
e Tow

n
 an

d
 th

e 
A

p
p

lican
t

n
/a

To b
e d

eterm
in

ed
 at D

evelop
m

en
t P

erm
it su

b
m

ission
 

8.1.4
A

fford
ab

le h
ou

sin
g

 u
n

its sh
ou

ld
 m

eet th
e Tow

n
 of C

an
m

ore’s A
fford

ab
le 

H
ou

sin
g

 G
u

id
elin

es.
yes

To b
e d

eterm
in

ed
 at D

evelop
m

en
t P

erm
it su

b
m

ission
 

8.1.5
A

t th
e sole d

iscretion
 of th

e Tow
n

 of C
an

m
ore, b

u
ild

ers m
ay p

rovid
e 

d
evelop

m
en

t lan
d

s or cash
-in

-lieu
 for afford

ab
le h

ou
sin

g
 u

n
its.

n
/a

A
ssessm

en
t of d

evelop
m

en
t lan

d
s w

ill occu
r at th

e D
evelop

m
en

t P
erm

it stag
e 

8.1.6
A

fford
ab

le h
ou

sin
g

 u
n

its m
u

st b
e acq

u
ired

 b
y C

C
H

 or an
oth

er ag
en

cy 
w

ith
in

 12 m
on

th
s from

 b
u

ild
in

g
 occu

p
an

cy oth
erw

ise, th
e D

evelop
er is 

ab
le to m

arket th
e u

n
it for sale at m

arket p
rices

n
/a

To b
e im

p
lem

en
ted

 at D
evelop

m
en

t P
erm

it su
b

m
ission

 an
d

 b
eyon

d
.  

8.2
M

arket R
en

tal

8.2.1
C

on
cu

rren
t p

rocessin
g

 of Lan
d

 U
se R

ed
esig

n
ation

 an
d

 D
evelop

m
en

t 
P

erm
it ap

p
lication

s to exp
ed

iate th
e ap

p
rovals p

rocess for m
arket ren

tal 
d

evelop
m

en
ts m

ay b
e u

n
d

ertaken
.

n
/a

Lan
d

 U
se R

ed
esig

n
ation

 for P
h

ase 1 w
ill h

ap
p

en
 con

cu
rren

tly w
ith

 th
e 

C
on

cep
tu

al Sch
em

e. 

8.2.2
C

om
m

itm
en

ts related
 to in

creasin
g

 th
e su

p
p

ly of ren
tal h

ou
sin

g
 w

ith
in

 
th

e P
lan

 A
rea are ou

tlin
ed

 in
 Section

 11.4
.

yes
Th

e C
on

cep
tu

al Sch
em

e alig
n

s w
ith

 section
 11.4

 g
iven

 Th
ree Sisters V

illag
e m

u
st 

m
eet th

e E
m

p
loyee H

ou
sin

g
 com

m
itm

en
t p

rior to P
h

ase 3.  

8.3
E

m
p

loyee H
ou

sin
g

8.3.1
For visitor accom

m
od

ation
 u

ses w
ith

in
 th

e P
lan

 A
rea, sh

all b
e req

u
ired

 
to p

rovid
e th

e follow
in

g
 em

p
loyee h

ou
sin

g
 u

n
its: 

a. For visitor accom
m

od
ation

 d
evelop

m
en

ts 
< 60

 u
n

its: 1 b
ed

room
 / 10

 u
n

its; 
b

. For visitor accom
m

od
ation

 d
evelop

m
en

ts 
60

 - 10
0

 u
n

its: 1 b
ed

room
 / 8 u

n
its; an

d
 

c. For visitor accom
m

od
ation

 d
evelop

m
en

ts 
> 10

0
 u

n
its: 1 b

ed
room

 / 6 u
n

its.

n
/a

To b
e d

eterm
in

ed
 at D

evelop
m

en
t P

erm
it su

b
m

ission
 for V

isitor A
ccom

m
od

ation
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8
4

Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

8.3.2
A

 m
axim

u
m

 of 6 em
p

loyee h
ou

sin
g

 b
ed

room
s w

ith
 a sh

ared
 access 

b
ath

room
 an

d
 kitch

en
 facilities w

ill b
e con

sid
ered

 th
e eq

u
ivalen

t of on
e 

u
n

it

n
/a

To b
e d

eterm
in

ed
 at D

evelop
m

en
t P

erm
it su

b
m

ission
 

8.3.3
C

om
m

itm
en

ts related
 to in

creasin
g

 th
e su

p
p

ly of em
p

loyee h
ou

sin
g

 
w

ith
in

 th
e P

lan
 A

rea are ou
tlin

ed
 in

 Section
 11.4

.
yes

Th
e C

on
cep

tu
al Sch

em
e alig

n
s w

ith
 section

 11.4

8.3.4
A

n
y fu

tu
re em

p
loyee h

ou
sin

g
 req

u
irem

en
ts ad

op
ted

 b
y C

ou
n

cil th
at 

ap
p

lies u
n

iform
ly to all n

ew
 com

m
ercial d

evelop
m

en
t th

rou
g

h
ou

t th
e 

Tow
n

 sh
all su

p
ersed

e oth
er req

u
irem

en
ts con

tain
ed

 w
ith

in
 th

is A
SP

.

yes
Th

e Tow
n

 h
as n

ot ad
op

ted
 em

p
loyee h

ou
sin

g
 req

u
irem

en
ts th

at m
eet th

is p
olicy

8.4
E

n
try-Level H

ou
sin

g

8.4
.1

Strateg
ies to m

eet th
e E

LH
 req

u
irem

en
ts an

d
 ach

ieve attain
ab

le m
arket 

h
ou

sin
g

 m
ay in

clu
d

e: 
a. Focu

s on
 m

issin
g

 b
u

ild
in

g
 form

s like tow
n

h
om

es, stacked
 tow

n
h

om
es 

an
d

 ap
artm

en
ts; 

b
. P

rovid
in

g
 a variety of u

n
it floor areas to accom

m
od

ate b
oth

 
sm

aller an
d

 larg
er h

ou
seh

old
s an

d
 fam

ilies b
ased

 on
 th

e n
u

m
b

er of 
b

ed
room

s p
rovid

ed
; 

c. M
od

est am
en

ities th
at red

u
ce costs of con

d
om

in
iu

m
 or m

ain
ten

an
ce 

fees an
d

 ad
d

ress b
asic livin

g
 n

eed
s; 

d
. Sh

ared
 facilities su

ch
 as lau

n
d

ry, in
d

oor w
orksp

aces an
d

 p
arkin

g
 to 

ach
ieve m

axim
u

m
 effi

cien
cy of sp

ace; 
e. B

u
ild

in
g

s d
esig

n
ed

 w
ith

 stan
d

ard
ized

 u
n

it con
stru

ction
 an

d
 m

od
est 

q
u

ality fi
n

ish
es; 

f. M
ain

tain
in

g
 m

ou
n

tain
 tow

n
 arch

itectu
ral ch

aracter th
rou

g
h

 
m

ateriality; an
d

 
g

. Low
 m

ain
ten

an
ce, n

atu
ralized

 lan
d

scap
in

g
 m

aterials an
d

 p
lan

ts th
at 

d
o n

ot req
u

ire irrig
ation

.

yes
Th

ree Sisters V
illag

e P
h

ase 1 th
rou

g
h

 th
e ad

op
ted

 of th
e p

rop
osed

 lan
d

 u
se 

d
istricts en

ab
les th

e creation
 of sm

aller b
u

ilt form
s like tow

n
h

om
es, stacked

 
tow

n
h

om
es an

d
 ap

artm
en

ts in
 a variety of sizes. O

th
er elem

en
ts listed

 m
u

st b
e 

assessed
 at th

e tim
e of D

evelop
m

en
t P

erm
it su

b
m

ission
.  

8.4
.2

Sm
aller m

ore com
p

act u
n

its can
 b

e m
ore attain

ab
le in

 a free m
arket 

settin
g

. U
n

its m
ay b

e en
cou

rag
ed

 to b
e w

ith
in

 th
e follow

in
g

 size ran
g

es: 
a. A

p
artm

en
ts: a total g

ross floor area in
 th

e ran
g

e of 28m
2 to 93m

2; 
b

. Stacked
 Tow

n
h

om
es: a total g

ross floor area in
 th

e ran
g

e of 83 m
2 to 

14
9 m

2; an
d

 
c. Tow

n
h

om
es: a total g

ross floor area in
 th

e ran
g

e of 139 m
2 to 177 m

2.

n
/a

Th
ree Sisters V

illag
e P

h
ase 1 th

rou
g

h
 th

e ad
op

ted
 of th

e p
rop

osed
 lan

d
 u

se 
d

istricts en
ab

les th
e creation

 of sm
aller b

u
ilt form

s like tow
n

h
om

es, stacked
 

tow
n

h
om

es an
d

 ap
artm

en
ts in

 a variety of sizes. O
th

er elem
en

ts listed
 m

u
st b

e 
assessed

 at th
e tim

e of D
evelop

m
en

t P
erm

it su
b

m
ission

.  

8.5
A

ccessory D
w

ellin
g

 U
n

its

8.5.1
A

D
U

s sh
all b

e en
ab

led
 in

 all sem
i-d

etach
ed

 an
d

 tow
n

h
ou

se u
n

its in
 

Th
ree Sisters V

illag
e.

yes
A

D
U

’s are a p
erm

itted
 u

se in
 th

e p
rop

osed
 R

3 TSM
V

 an
d

 R
4

 TSM
V

 D
istricts.
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8
5

Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

8.5.2
W

h
ere an

 A
D

U
 is allow

ed
 an

d
 n

ot con
stru

cted
 at th

e in
itial 

d
evelop

m
en

t p
erm

it stag
e, d

w
ellin

g
s are en

cou
rag

ed
 to b

e con
stru

cted
 

as ‘su
ite read

y’. Th
e m

in
im

u
m

 ‘su
ite read

y’ req
u

irem
en

ts in
clu

d
e: 

a. A
 m

in
im

u
m

 ceilin
g

 h
eig

h
t of 1.95 m

etres; 
b

. A
 d

irect exit from
 th

e secon
d

ary su
ites to th

e ou
td

oors w
ith

 th
e ab

ility 
to p

rovid
e lockab

le fi
re rated

 d
oors b

etw
een

 th
e p

rim
ary d

w
ellin

g
 an

d
 

th
e secon

d
ary su

ite; 
c. Fire p

rotected
 w

alls an
d

 ceilin
g

 b
etw

een
 th

e secon
d

ary su
ite an

d
 th

e 
m

ain
 d

w
ellin

g
 u

n
it; 

d
. C

on
fi

g
u

red
 to accom

m
od

ate in
d

ep
en

d
en

t h
eatin

g
 an

d
 ven

tilation
 

system
s; an

d
 

e. R
ou

g
h

ed
 in

 u
tility con

n
ection

s, su
ch

 as p
lu

m
b

in
g

 an
d

 electrical for 
fu

tu
re in

stallation
 of a kitch

en
 an

d
 w

ash
room

s.

n
/a

P
olicy w

ill b
e com

p
lied

 w
ith

 at th
e tim

e of D
evelop

m
en

t P
erm

it ap
p

roval.  

8.5.3
N

o ad
d

ition
al p

arkin
g

 w
ill b

e req
u

ired
 for u

n
its w

ith
 an

 A
D

U
, In

ten
t if 

located
 w

ith
in

 350
 m

etres of a tran
sit stop

.
n

/a
P

olicy w
ill b

e com
p

lied
 w

ith
 at th

e tim
e of D

evelop
m

en
t P

erm
it ap

p
roval.  

9
U

tility In
frastru

ctu
re

9.1
U

tility In
frastru

ctu
re - G

en
eral P

olicy

9.1.1
D

evelop
m

en
t w

ith
in

 th
e P

lan
 A

rea sh
all b

e serviced
 w

ith
 m

u
n

icip
al 

w
ater, san

itary sew
er an

d
 storm

w
ater u

tilities
yes

P
h

ase 1 m
u

n
icip

al w
ater, san

itary sew
er an

d
 storm

w
ater u

tilities are in
 alig

n
m

en
t 

w
ith

 th
e A

SP
.

9.1.2
Th

e alig
n

m
en

t an
d

 cap
acity of w

ater d
istrib

u
tion

 an
d

 feed
er m

ain
s, 

san
itary sew

er feed
er m

ain
s an

d
 tru

n
ks sh

all b
e b

ased
 on

 u
tility 

servicin
g

 req
u

ired
 for Th

ree Sisters V
illag

e.

yes
See Th

ree Sisters V
illag

e Servicin
g

 R
ep

ort.

9.1.3
U

tility rig
h

ts-of-w
ay, easem

en
ts an

d
 p

u
b

lic u
tility lots sh

all b
e p

rovid
ed

 
to accom

m
od

ate m
u

n
icip

al u
tilities, w

h
ere ap

p
rop

riate an
d

 in
 

accord
an

ce w
ith

 Section
 662 of th

e M
u

n
icip

al G
overn

m
en

t A
ct (M

G
A

)

yes
U

tility rig
h

ts-of-w
ay, easem

en
ts an

d
 p

u
b

lic u
tility lots h

ave b
een

 n
oted

 on
 th

e 

P
h

ase 1 C
on

cep
tu

al Sch
em

e P
lan

 an
d

 D
R

A
W

IN
G

 18
. Th

ese can
 b

e refi
n

ed
 at 

th
e tim

e of su
b

d
ivision

 an
d

 d
etailed

 d
esig

n
.  

9.1.4
U

tility an
d

 road
 rig

h
ts-of-w

ay, easem
en

ts an
d

 p
u

b
lic u

tility lots m
ay 

exten
d

 p
ast th

e b
ou

n
d

ary of a cu
rren

t Su
b

d
ivision

 ap
p

lication
 area in

to 
oth

er areas of th
e A

SP
.

n
/a

U
tility rig

h
ts-of-w

ay, easem
en

ts an
d

 p
u

b
lic u

tility lots h
ave b

een
 n

oted
 on

 th
e 

P
h

ase 1 C
on

cep
tu

al Sch
em

e P
lan

 an
d

 D
R

A
W

IN
G

 18
.Th

ese can
 b

e refi
n

ed
 at th

e 
tim

e of su
b

d
ivision

 an
d

 d
etailed

 d
esig

n
.  

9.1.5
U

tility lin
e assig

n
m

en
ts w

ill b
e d

eterm
in

ed
 at Su

b
d

ivision
 an

d
 sh

ou
ld

 
g

en
erally con

form
 to th

e road
 n

etw
ork to m

in
im

ize lan
d

 d
istu

rb
an

ce.
n

/a
To occu

r at d
etailed

 d
esig

n
 stag

e an
d

 it w
ill u

tilize th
e p

rop
osed

 road
 n

etw
ork, 

rig
h

ts-of-w
ay or easem

en
ts as m

u
ch

 as p
ossib

le.

9.2
W

ater D
istrib

u
tion

9.2.1
Th

e P
lan

 A
rea sh

all b
e serviced

 w
ith

 an
 ap

p
roved

 p
otab

le w
ater service. 

M
ap

 19 sh
ow

s th
e con

cep
tu

al layou
t of th

e m
ajor com

p
on

en
ts of th

e 
w

ater d
istrib

u
tion

 system
, w

h
ich

 g
en

erally follow
s th

e p
rop

osed
 road

 
n

etw
ork.

yes
P

otab
le w

ater service h
as b

een
 d

esig
n

ed
 in

 alig
n

m
en

t w
ith

 D
R

A
W

IN
G

 16
.
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8
6

Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

9.2.2
M

ore d
etailed

 an
alysis to con

fi
rm

 th
e estim

ate w
ater d

em
an

d
 

req
u

irem
en

ts sh
all b

e u
n

d
ertaken

 at th
e Su

b
d

ivision
 ap

p
lication

 stag
e. 

Th
is an

alysis w
ill con

sid
er th

e size an
d

 cap
acity of th

e w
ater d

istrib
u

tion
 

system
, P

ressu
re R

ed
u

cin
g

 Valve (P
R

V
) an

d
 b

ooster p
u

m
p

 location
s 

an
d

 an
y req

u
ired

 u
p

g
rad

es to th
e Tow

n
 of C

an
m

ore’s w
ater su

p
p

ly an
d

 
d

istrib
u

tion
 system

. Som
e u

p
g

rad
es sh

ou
ld

 b
e accom

m
od

ated
 th

rou
g

h
 

th
e u

se of off-site levies.

n
/a

D
etailed

 an
alysis w

ill occu
r at su

b
d

ivision
 stag

e.

9.3
San

itary Sew
er

9.3.1
M

ajor com
p

on
en

ts of th
e san

itary sew
er system

 are sh
ow

n
 con

cep
tu

ally 
on

 M
ap

 20.
yes

San
itary sew

er h
as b

een
 d

esig
n

ed
 in

 alig
n

m
en

t w
ith

 D
R

A
W

IN
G

 16
.

D
evelop

m
en

t w
ith

in
 th

e P
lan

 A
rea sh

ou
ld

 b
e con

n
ected

 to th
e 

m
u

n
icip

al san
itary sew

er system
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e p
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 b
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 b
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 b
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e storm
w

ater m
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 d
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s d
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 b
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e p

rep
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e d
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e p
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 d
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 d
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 d
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e p

rop
osed

 storm
w

ater g
ravity m

ain
s, overlan

d
 d
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e d
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 d
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 d
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e reg

ion
 to ap

p
rop

riately service th
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e su

b
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e p
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 b
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 m
m

 of rain
 cap

tu
re of a storm

 even
t.

9.4
.10

O
il/g

rit sep
arators m

ay b
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 m
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e p
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e d
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e d
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e p
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b
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 d
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e stan
d

s m
ay n

ot b
e su

itab
le d

u
e to b

low
d

ow
n

 an
d

 
FireSm

art con
sid

eration
s

yes
P

rog
ram

m
in

g
 of th

e m
u

n
icip

al reserve h
as b

een
 d

esig
n

ed
 to in

corp
orate an

d
 

w
ork w

ith
 th

e existin
g

 en
viron

m
en

t. Th
e tree fort is a d

esig
n

 th
at can

 w
ork w

ith
 

th
e existin

g
 tree cover. Th

e slop
e ad

ap
tive p

layg
rou

n
d

 can
 also u

se existin
g

 
g

rad
es to retain

 th
e m

ou
n

tain
ou

s lan
d

scap
e.  

10.3.11
In

form
al n

atu
ralistic p

lan
tin

g
 sh

ou
ld

 b
e u

sed
 ad

jacen
t to w

ild
life 

corrid
ors, h

ab
itat p

atch
es, rip

arian
 corrid

ors an
d

 streetscap
es w

ith
 

n
atu

ralized
 p

lan
t sch

em
es.

yes
D

etailed
 lan

d
scap

e p
lan

n
in

g
 for m

u
n

icip
al reserve w

ill b
e su

p
p

lied
 at th

e tim
e 

of su
b

d
ivision

 d
u

rin
g

 th
e d

etailed
 d

esig
n

 stag
e. Lan

d
scap

in
g

 w
ill b

e p
rop

osed
 in

 
alig

n
m

en
t w

ith
 req

u
ired

 steep
 creek m

itig
ation

 an
d

 oth
er con

strain
ts id

en
tifi

ed
 

for th
e site.  

10.3.12
W

ild
Sm

art an
d

 FireSm
art p

lan
tin

g
 p

rin
cip

les sh
all b

e in
corp

orated
.

yes
P

lease see W
ild

fi
re R

isk A
ssessm

en
t.  

10.3.13
For p

rog
ram

m
ed

 ou
td

oor sp
aces, b

oth
 su

n
n

y an
d

 sh
ad

ed
 areas sh

ou
ld

 
b

e p
rovid

ed
.

yes
A

 com
p

reh
en

sive op
en

 sp
ace p

lan
 for P

h
ase 1 h

as b
een

 d
evelop

ed
 an

d
 is 

in
clu

d
ed

 in
 th

e C
on

cep
tu

al Sch
em

e p
ackag

e 

10.3.14
P

lan
t m

aterial, b
erm

s an
d

 h
ard

 lan
d

scap
e elem

en
ts sh

ou
ld

 b
e u

sed
 to 

offer p
rivacy screen

in
g

 b
etw

een
 resid

en
ts as w

ell as to screen
 view

s to 
service areas, su

rface p
arkin

g
, p

arkin
g

 stru
ctu

res an
d

 u
tilities.

n
/a

Lan
d

scap
in

g
 p

lan
s w

ill b
e su

b
m

itted
 at d

etailed
 d

esig
n

 an
d

 th
e d

evelop
m

en
t 

p
erm

it stag
e.  

10.3.15
Site variation

 an
d

 g
rad

in
g

 req
u

ired
 to ach

ieve slop
e-ad

ap
tive 

d
evelop

m
en

t an
d

 arch
itectu

re sh
ou

ld
 b

e taken
 u

p
 w

ith
 terraced

 
lan

d
scap

in
g

, u
tilize retain

in
g

 w
alls w

ith
 p

lan
ted

 areas or th
rou

g
h

 th
e 

u
se of p

lan
ted

 b
eam

in
g

.

n
/a

O
p

en
 sp

ace in
corp

orates p
lan

s to u
se an

d
 retain

 existin
g

 n
atu

ral featu
res.  

R
eq

u
irem

en
ts to ach

ieve slop
e-ad

ap
tive d

evelop
m

en
t an

d
 arch

itectu
re w

ill b
e 

fu
lfi

lled
 at D

evelop
m

en
t P

erm
it stag

e an
d

 w
ill in

clu
d

e g
rad

in
g

 an
d

 lan
d

scap
in

g
 

p
lan

s.

10.4
W

ild
life an

d
 H

u
m

an
-U

se M
an

ag
em

en
t

10.4
.1

P
rovin

cial w
ild

life m
ovem

en
t corrid

ors are id
en

tifi
ed

 on
 M

ap
 5

n
/a

A
ckn

ow
led

g
ed

 

10.4
.2

Th
e P

rovin
ce is resp

on
sib

le to m
ain

tain
 an

d
 m

an
ag

e w
ild

life corrid
ors, 

in
clu

d
in

g
 an

y n
ecessary en

forcem
en

t.
n

/a
A

ckn
ow

led
g

ed
 

10.4
.3

Th
e req

u
irem

en
ts an

d
 resp

on
sib

ilities for lon
g

-term
 m

an
ag

em
en

t of 
th

e w
ild

life corrid
ors ad

jacen
t to th

e P
lan

 A
rea sh

all b
e g

overn
ed

 b
y 

th
e relevan

t p
rovision

s an
d

 d
efi

n
ition

s of th
e W

ild
life A

ct an
d

/or oth
er 

relevan
t p

rovin
cial reg

u
latory d

ocu
m

en
ts.

A
ckn

ow
led

g
ed

 

10.4
.4

Th
e p

rovin
cial w

ild
life corrid

or d
ecision

 sh
all b

e resp
ected

 as ou
tlin

ed
 in

 
A

p
p

en
d

ix A
.1.

n
/a

A
ckn

ow
led

g
ed

 

10.4
.5

It sh
all b

e th
e resp

on
sib

ility of th
e ap

p
lican

t to en
su

re com
p

lian
ce w

ith
 

all p
rovin

cial req
u

irem
en

ts an
d

 seek th
e ap

p
rop

riate ap
p

rovals.
yes

A
ll n

ecessary ap
p

rovals w
ill b

e ob
tain

ed
.  
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Ite
m

G
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a
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b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

10.4
.6

Th
e p

rim
ary m

itig
ation

s ou
tlin

ed
 w

ith
in

 th
e E

IS are: 
a. E

d
u

cation
; 

b
. A

ttractan
t m

an
ag

em
en

t; 
c. C

reatin
g

 a sp
ace for recreation

 w
ith

in
 th

e P
lan

 A
rea; an

d
 

d
. A

 w
ild

life fen
ce. 

yes
A

ckn
ow

led
g

ed
 

10.4
.7

To ad
d

ress u
n

certain
ty in

 th
e effi

cacy of th
e m

itig
ation

s ou
tlin

ed
 w

ith
in

 
th

e Th
ree Sisters V

illag
e E

IS, a M
on

itorin
g

 an
d

 A
d

ap
tive M

an
ag

em
en

t 
P

lan
 is req

u
ired

. Fu
rth

er d
etails are p

rovid
ed

 in
 Section

 11.1.

See M
on

itorin
g

 an
d

 A
d

ap
tive M

an
ag

em
en

t P
lan

. Th
e P

rovin
ce h

as accep
ted

 th
is 

p
lan

 to th
e exten

t of th
eir P

rovin
cial ju

risd
iction

 an
d

 th
eir g

overn
an

ce of th
e 

w
ild

life corrid
or.  

10.4
.8

M
on

itorin
g

 w
ill b

e u
sed

 to d
eterm

in
e w

h
eth

er an
y ad

ap
tation

 to th
e 

m
itig

ation
 is req

u
ired

.
See M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
.  Th

e P
rovin

ce w
ill lead

 th
is w

ork 
w

ith
 TSM

V
P

L.   

10.4
.9

Th
e Tow

n
 an

d
 Th

ree Sisters M
ou

n
tain

 V
illag

e sh
all con

tin
u

e to w
ork w

ith
 

ad
jacen

t ju
risd

iction
s an

d
 g

overn
m

en
t ag

en
cies to coop

eratively p
rotect 

an
d

 m
ain

tain
 th

e fu
n

ction
ality of w

ild
life corrid

ors (e.g
. m

on
itorin

g
, 

en
forcem

en
t an

d
 ed

u
cation

 in
itiatives).

Th
e P

rovin
ce is th

e sole au
th

ority on
 w

ild
life corrid

ors.  TSM
V

P
L an

d
 th

e Tow
n

 
w

ill w
ork tog

eth
er w

ith
 th

e P
rovin

ce as req
u

ired
 b

y th
e M

on
itorin

g
 an

d
 A

d
ap

tive 
M

an
ag

em
en

t P
lan

 an
d

 w
ith

 reg
ard

s to th
eir com

m
itm

en
ts to w

ild
life / h

u
m

an
 

in
teraction

 ed
u

cation
.    

10.4
.10

Th
ree Sisters M

ou
n

tain
 V

illag
e or th

eir d
esig

n
ate, alon

g
 w

ith
 th

e 
P

rovin
ce an

d
 th

e Tow
n

 of C
an

m
ore w

ill w
ork tog

eth
er to ad

d
ress issu

es 
related

 to W
ild

life an
d

 H
u

m
an

-U
se M

an
ag

em
en

t reg
ard

in
g

 w
ild

life 
corrid

ors as ou
tlin

ed
 in

 A
p

p
en

d
ix A

.1.

Th
e P

rovin
ce w

ill take a lead
 on

 th
e M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
 

com
p

lian
ce u

sin
g

 th
e M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
 (M

A
M

P
) an

d
 

th
e Fen

ce D
esig

n
 R

ep
ort. TSM

V
P

L h
as com

m
en

ced
 m

on
itorin

g
 an

d
 w

ill execu
te 

th
e p

lan
 as req

u
ired

.  A
n

y m
itig

ation
s w

ill b
e d

iscu
ssed

 w
ith

 th
e P

rovin
ce.  Th

e 
P

rovin
ce w

ill w
ork w

ith
 TSM

V
P

L an
d

 th
e Tow

n
 w

h
en

 req
u

ired
.  

10.4
.11

Th
ree Sisters M

ou
n

tain
 V

illag
e or th

eir d
esig

n
ate, sh

all p
articip

ate 
as a m

em
b

er of th
e Tech

n
ical W

orkin
g

 G
rou

p
 for Im

p
rovin

g
 H

u
m

an
-

W
ild

life C
oexisten

ce in
 th

e B
ow

 Valley to d
evelop

 an
d

 su
p

p
ort in

itiatives 
reg

ard
in

g
 w

ild
life con

flict an
d

 co-existen
ce (or sim

ilar).

Th
e P

rovin
ce h

as taken
 a lead

 role on
 th

is m
atter an

d
 d

oes n
ot req

u
ire TSM

V
P

L 
m

em
b

ersh
ip

 on
 th

is com
m

ittee. Th
e P

rovin
ce w

ill lead
 w

h
en

 th
ere is a m

atter to 
d

iscu
ss th

at in
volved

 TSM
V

P
L.   

10.4
.12

Th
e Tow

n
 an

d
 Th

ree Sisters M
ou

n
tain

 V
illag

e w
ill w

ork tog
eth

er to 
u

p
d

ate attractan
t m

an
ag

em
en

t b
ylaw

s if an
d

 w
h

en
 req

u
ired

.
A

n
 u

p
d

ate is n
ot cu

rren
tly id

en
tifi

ed
 or req

u
ired

.  

10.4
.13

Th
e Tow

n
 of C

an
m

ore sh
all w

ork w
ith

 relevan
t stakeh

old
ers, in

clu
d

in
g

 
th

e D
evelop

er an
d

 resid
en

ts, to ap
p

ly an
d

 en
force attractan

t 
m

an
ag

em
en

t tech
n

iq
u

es as id
en

tifi
ed

 in
 th

e Th
ree Sisters M

ou
n

tain
 

V
illag

e E
IS an

d
/or Tow

n
 b

ylaw
s ap

p
licab

le th
rou

g
h

ou
t C

an
m

ore.

Th
e Tow

n
 is con

tin
u

in
g

 to look for w
ays to im

p
rove attractan

t m
an

ag
em

en
t. Th

e 
M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
 w

ill id
en

tify an
y fu

rth
er action

s th
at 

w
ou

ld
 b

e req
u

ired
.   

10.4
.14

B
u

ild
ers an

d
 b

u
sin

esses op
eratin

g
 w

ith
in

 th
e P

lan
 A

rea sh
ou

ld
 

in
corp

orate B
ow

 Valley W
ild

Sm
art con

servation
 strateg

ies in
to th

eir 
op

eratin
g

 g
u

id
elin

es to ed
u

cate em
p

loyees an
d

 visitors w
ith

in
 th

e P
lan

 
A

rea

yes
TSM

V
 alig

n
s to B

ow
 Valley W

ild
Sm

art an
d

 is in
corp

oratin
g

 th
ese p

rin
cip

les an
d

 
ed

u
cation

 item
s w

ith
in

 th
eir d

evelop
m

en
t.  Sig

n
ag

e an
d

 oth
er elem

en
ts w

ill b
e 

p
rop

osed
 at th

e d
etailed

 d
esig

n
 stag

e.  

10.5
W

ild
life Fen

ce 

10.5.1
A

 w
ild

life fen
ce sh

all b
e erected

 alon
g

 th
e p

erim
eter of th

e P
lan

 A
rea 

an
d

 east th
rou

g
h

 Stew
art C

reek G
olf C

ou
rse to th

e w
est sid

e of th
e 

Stew
art C

reek A
cross Valley C

orrid
or in

 accord
an

ce w
ith

 th
e Th

ree 
Sisters V

illag
e E

IS.

yes
See Fen

ce D
esig

n
 R

ep
ort an

d
 D

R
A

W
IN

G
 2

 for th
e p

rop
osed

 w
ild

life exclu
sion

 
fen

ce.  
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G
o

a
ls, O

b
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e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

10.5.2
Th

e Tow
n

 of C
an

m
ore sh

all m
ain

tain
 th

e w
ild

life fen
ce. Tim

in
g

 of w
h

en
 

th
e Tow

n
 w

ill take over th
e m

an
ag

em
en

t of th
is p

iece of in
frastru

ctu
re is 

ad
d

ressed
 in

 Section
 11.1.

Th
e P

rovin
ce w

ill m
ain

tain
 th

e w
ild

life fen
ce.  

10.5.3
A

ccess p
oin

ts to P
rovin

cially d
esig

n
ated

 trails ab
ove th

e A
lon

g
 Valley 

W
ild

life C
orrid

or m
ay b

e facilitated
 th

rou
g

h
 clearly d

esig
n

ated
 an

d
 

P
rovin

cially ap
p

roved
 g

ated
 en

try p
oin

ts. G
ates an

d
 sig

n
s w

ill b
e u

sed
 to 

d
em

arcate th
e corrid

or at access p
oin

t location
s to th

e sole satisfaction
 

of th
e P

rovin
ce.

yes
Th

e P
rovin

ce h
as accep

ted
 th

e Fen
ce D

esig
n

 R
ep

ort an
d

 th
e M

on
itorin

g
 an

d
 

A
d

ap
tive M

an
ag

em
en

t P
lan

.  

10.5.4
A

d
ap

tive m
an

ag
em

en
t w

ill b
e im

p
lem

en
ted

 if m
on

itorin
g

 of m
itig

ation
 

in
d

icates th
at ch

an
g

es to p
rop

osed
 m

itig
ation

 
ou

tlin
ed

 w
ith

in
 th

e Th
ree Sisters V

illag
e E

IS are req
u

ired
. 

A
d

ju
stm

en
ts to fu

tu
re m

itig
ation

 th
at m

ay b
e ap

p
lied

, if req
u

ired
, at 

fu
tu

re p
lan

n
in

g
 stag

es or d
evelop

m
en

t p
h

ases in
clu

d
e: 

a. W
orkin

g
 w

ith
 th

e P
rovin

ce to close trails w
ith

in
 th

e w
ild

life corrid
or; 

b
. W

orkin
g

 w
ith

 th
e P

rovin
ce an

d
 Tow

n
 to in

crease en
forcem

en
t or 

ch
an

g
e th

e m
eth

od
olog

y of h
ow

 
en

forcem
en

t is con
d

u
cted

;  
c. A

d
ju

stm
en

ts to d
esig

n
 elem

en
ts th

at cou
ld

 in
flu

en
ce sen

sory 
d

istu
rb

an
ce (e.g

. lig
h

tin
g

, n
oise red

u
ction

 an
d

 
op

eratin
g

 h
ou

rs); 
d

. W
orkin

g
 w

ith
 th

e Tow
n

 to m
ake ad

ju
stm

en
ts to th

e recreation
al 

am
en

ities offered
 w

ith
in

 th
e P

lan
 A

rea; 
e. W

orkin
g

 w
ith

 th
e P

rovin
ce, Tow

n
 an

d
 oth

er relevan
t ag

en
cies to 

in
crease an

d
/or u

p
d

atin
g

 w
ild

life ed
u

cation
 

m
eth

od
s an

d
 m

aterials; an
d

 
f. A

d
ju

stin
g

 th
e fen

ce d
esig

n
.

yes
See M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
.   Th

e p
rovin

ce h
as accep

ted
 th

e 
M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
.  

10.5.5
A

d
ap

tive M
an

ag
em

en
t d

oes n
ot ap

p
ly to th

e overall u
n

it cou
n

t, 
con

cep
tu

al road
 n

etw
ork an

d
 b

u
ild

in
g

 form
s b

u
t m

ay ap
p

ly to th
e 

reorg
an

ization
 of th

ese elem
en

ts w
ith

in
 th

e P
lan

 A
rea w

ith
ou

t req
u

irin
g

 
an

 A
SP

 am
en

d
m

en
t. Som

e an
ch

or elem
en

ts like th
e V

illag
e C

en
tre an

d
 

th
e In

n
ovation

 D
istrict cap

italize on
 top

og
rap

h
ic an

d
 g

eolog
ical featu

res 
an

d
 sh

ou
ld

 rem
ain

 w
h

ere p
rop

osed
.

Yes
See M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
.   

10.5.6
A

fter all oth
er ad

ap
tive m

an
ag

em
en

t op
tion

s are exh
au

sted
, if th

e fen
ce 

p
roves to b

e an
 in

effective m
itig

ation
 for th

e effects of th
e d

evelop
m

en
t 

as d
escrib

ed
 in

 th
e Th

ree Sisters V
illag

e E
IS th

en
, th

e location
 an

d
/

or u
se of th

e w
ild

life fen
ce as a m

itig
ation

 m
ay b

e recon
sid

ered
. a. If 

m
ovem

en
t or rem

oval of th
e w

ild
life fen

ce is req
u

ired
, th

e D
evelop

er 
sh

all b
e resp

on
sib

le for th
e cost; an

d
 b

. If m
ovem

en
t of th

e fen
ce is 

req
u

ired
, an

y g
ross acres of ad

d
ition

al lan
d

s ren
d

ered
 u

n
d

evelop
ab

le as 
a resu

lt of fen
ce m

ovem
en

t sh
all b

e su
b

ject to Section
 664

.2 of th
e M

G
A

.

yes
See Fen

ce R
ep

ort. P
rovin

ce is n
ow

 resp
on

sib
le for th

e fen
ce.  Th

is is P
h

ase 1 an
d

 
g

iven
 it is in

 th
e early stag

es of th
e C

S ap
p

lication
, ad

ap
tive m

an
ag

em
en

t h
as yet 

to b
e em

p
loyed

. 
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10.6
P

reserve an
d

 M
an

ag
e W

ater R
esou

rces

10.6.1
U

se th
e P

rovin
cial g

u
id

elin
es “Step

p
in

g
 B

ack from
 th

e W
ater: A

 
B

en
efi

cial M
an

ag
em

en
t P

ractices G
u

id
e for N

ew
 D

evelop
m

en
t N

ear 
W

ater B
od

ies in
 A

lb
erta’s Settled

 R
eg

ion
” as a g

u
id

elin
e for th

e 
id

en
tifi

cation
 of retain

ed
 w

etlan
d

s an
d

 rip
arian

 areas an
d

 d
evelop

m
en

t 
of m

an
ag

em
en

t op
tion

s to d
eterm

in
e w

aterb
od

y setb
ack d

istan
ces.

yes
P

rovin
cial g

u
id

elin
es an

d
 C

an
m

ore B
ylaw

s h
ave b

een
 u

sed
 for th

e creek 
setb

acks.  

10.6.2
W

h
ere a n

atu
ral w

etlan
d

 w
ill n

ot b
e retain

ed
, com

p
en

sation
 w

ill occu
r 

in
 accord

an
ce w

ith
 th

e W
ater A

ct an
d

 th
e A

lb
erta W

etlan
d

 P
olicy.

yes
W

ater A
ct ap

p
rovals w

ill p
roceed

 at th
e tim

e of su
b

d
ivision

 ap
p

roval.  

11
Im

p
lem

en
tation

11.1
E

n
viron

m
en

tal Im
p

act Statem
en

t

11.1.1
Th

e w
ild

life fen
ce associated

 w
ith

 th
e P

lan
 A

rea w
ill b

e erected
 in

 its 
en

tirety as ou
tlin

ed
 w

ith
in

 th
e Th

ree Sisters V
illag

e E
IS. 

a. Th
e w

ild
life fen

ce con
stru

ction
 sh

all b
e in

itiated
 at th

e tim
e of 

con
stru

ction
 of th

e fi
rst P

h
ase of d

evelop
m

en
t w

ith
in

 th
e P

lan
 A

rea;  
b

. A
 p

rofession
al w

ild
life b

iolog
ist w

ill u
n

d
ertake th

e fi
n

al d
esig

n
 of th

e 
w

ild
life fen

ce, in
clu

d
in

g
 d

esig
n

 at creek crossin
g

s, fen
ce en

d
s, ou

tlin
e 

p
erform

an
ce p

aram
eters (con

stru
ction

 an
d

 p
erform

an
ce as a p

iece 
w

ith
in

 a su
ite of m

itig
ation

s) an
d

 evalu
ate th

e d
esig

n
 to con

fi
rm

 th
at it 

is con
sisten

t w
ith

 th
e p

rin
cip

les d
escrib

ed
 in

 th
e E

IS; an
d

 
c. Th

e w
ild

life fen
ce d

esig
n

 w
ill b

alan
ce A

SP
 ob

jectives w
h

en
 

con
sid

erin
g

 th
e d

esig
n

 of fen
ce g

ates alon
g

 m
u

lti-u
se p

ath
w

ays (e.g
. 

su
stain

ab
le tran

sp
ortation

). 

yes
See Fen

ce R
ep

ort an
d

 D
R

A
W

IN
G

 2
 of th

e W
ild

life E
xclu

sion
 Fen

ce for p
h

ase 1 
alig

n
m

en
t.  

11.1.2
Th

e M
on

itorin
g

 an
d

 A
d

ap
tive M

an
ag

em
en

t P
lan

 for Th
ree Sisters 

M
ou

n
tain

 V
illag

e sh
all b

e d
evelop

ed
 p

rior to th
e fi

rst C
on

cep
tu

al 
Sch

em
e ap

p
roval in

 accord
an

ce w
ith

 th
e Th

ree Sisters V
illag

e E
IS in

 
accord

an
ce w

ith
 th

e follow
in

g
 p

aram
eters: 

a. Th
e M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
 sh

all focu
s on

 th
e 

p
oten

tial effects of th
e p

roject; 
b

. Th
e A

d
ap

tive M
an

ag
em

en
t P

lan
 creates a m

ech
an

ism
 to evalu

ate 
if an

d
 w

h
en

 an
 ad

d
ition

al action
 m

ay b
e req

u
ired

 in
 resp

on
se to 

m
on

itorin
g

; 
c. M

on
itorin

g
 sh

all evalu
ate th

e p
erform

an
ce of th

e m
itig

ation
s as 

ou
tlin

ed
 in

 th
e Th

ree Sisters V
illag

e E
IS; 

d
. Th

e A
d

ap
tive M

an
ag

em
en

t P
lan

 w
ill set th

resh
old

s for p
erform

an
ce 

of th
e m

itig
ation

s an
d

 in
clu

d
e settin

g
 p

erform
an

ce p
aram

eters for th
e 

w
ild

life fen
ce; an

d
 

e. Th
e th

resh
old

s d
efi

n
ed

 to rep
resen

t m
itig

ation
 effi

cacy sh
all b

e d
raw

n
 

from
 th

e con
clu

sion
s of th

e Th
ree Sisters V

illag
e E

IS

yes
See th

e M
on

itorin
g

 an
d

 A
d

ap
tive M

an
ag

em
en

t P
lan

 su
b

m
itted

 u
n

d
er sep

arate 
cover.
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H
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w
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11.1.3
Th

e Tow
n

 of C
an

m
ore sh

all take over m
ain

ten
an

ce of th
e w

ild
life fen

ce 
w

h
en

 th
e p

erform
an

ce p
aram

eters ou
tlin

ed
 w

ith
in

 th
e M

on
itorin

g
 

an
d

 A
d

ap
tive M

an
ag

em
en

t P
lan

 are m
et or w

h
en

 th
e last area of lan

d
 

is su
b

d
ivid

ed
 an

d
 tran

sferred
 to th

e Tow
n

 th
rou

g
h

 th
e C

on
stru

ction
 

C
om

p
letion

 C
ertifi

cate (C
C

C
) an

d
 Fin

al A
ccep

tan
ce C

ertifi
cate (FA

C
) 

p
rocess at su

b
d

ivision
.

Th
e P

rovin
ce w

ill b
e takin

g
 on

 th
is resp

on
sib

ility.  

11.1.4
A

t su
b

d
ivision

, a m
ech

an
ism

 to p
rovid

e th
e Tow

n
 of C

an
m

ore access to 
m

ain
tain

 th
e fen

ce sh
all b

e d
eterm

in
ed

.
n

/a
Th

e P
rovin

ce w
ill b

e takin
g

 on
 th

is resp
on

sib
ility.  

11.1.5
P

rior to th
e fi

rst C
on

cep
tu

al Sch
em

e ap
p

roval, th
e Tow

n
, P

rovin
ce 

an
d

 Th
ree Sisters M

ou
n

tain
 V

illag
e sh

all estab
lish

 a m
ech

an
ism

 to 
coord

in
ate cross-ju

risd
iction

al m
atters reg

ard
in

g
 th

e im
p

lem
en

tation
 

of th
e m

itig
ation

s d
efi

n
ed

 in
 th

e Th
ree Sisters V

illag
e E

IS as d
iscu

ssed
 in

 
A

p
p

en
d

ix A
.1.

Th
e P

rovin
ce w

ill b
e takin

g
 on

 a lead
ersh

ip
 role as to w

h
en

 coord
in

ation
 

m
eetin

g
s are req

u
ired

 b
etw

een
 th

e Tow
n

, th
e P

rovin
ce an

d
 TSM

V
P

L.  

11.1.6
C

oord
in

ation
 of cross-ju

risd
iction

al m
atters b

etw
een

 th
e p

rovin
ce, th

e 
Tow

n
 of C

an
m

ore an
d

 Th
ree Sisters M

ou
n

tain
 V

illag
e w

ill focu
s on

: 
a. Th

e d
esig

n
 an

d
 con

stru
ction

 of th
e w

ild
life fen

ce; 
b

. A
n

y p
rop

osed
 ad

ap
tation

s in
 resp

on
se to m

on
itorin

g
 d

ata; 
c. E

n
forcem

en
t; 

d
. E

stab
lish

m
en

t of n
ew

 trails, location
 of g

ates, closin
g

 of u
n

san
ction

ed
 

trails or settin
g

 n
ew

 restriction
s w

ith
in

 th
e w

ild
life corrid

or; 
e. M

atters related
 to h

u
m

an
-w

ild
life co-existen

ce; an
d

 
f. C

on
sid

er in
p

u
t from

 th
e Tech

n
ical W

orkin
g

 G
rou

p
 for Im

p
rovin

g
 

H
u

m
an

-W
ild

life C
o-existen

ce (or sim
ilar).

Th
e P

rovin
ce w

ill b
e takin

g
 on

 a lead
ersh

ip
 role as to w

h
en

 coord
in

ation
 

m
eetin

g
s are req

u
ired

 b
etw

een
 th

e Tow
n

, th
e P

rovin
ce an

d
 TSM

V
P

L.  

11.1.7
Th

e A
d

ap
tive M

an
ag

em
en

t P
lan

 an
d

 an
y p

rop
osed

 ad
ap

tation
s sh

all 
con

sid
er th

e m
u

lti-m
od

al ob
jectives for th

e P
lan

 A
rea p

rior to closu
re of 

an
y key lin

kag
es from

 th
is P

lan
 to oth

er areas of C
an

m
ore.

n
/a

See th
e M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
 an

d
 Fen

ce D
esig

n
 R

ep
ort. 

B
oth

 alig
n

 w
ith

 th
is p

rin
cip

le.   

11.1.8
M

on
itorin

g
 sh

all com
m

en
ce p

rior to con
stru

ction
 w

ith
in

 th
e fi

rst 
C

on
cep

tu
al Sch

em
e area. M

on
itorin

g
 w

ill con
clu

d
e w

h
en

 th
e last area of 

lan
d

 is su
b

d
ivid

ed
 an

d
 th

e D
evelop

er h
as in

corp
orated

 an
y ad

ap
tation

s 
th

at m
ay b

e req
u

ired
 to th

e sole satisfaction
 of th

e P
rovin

ce.

Yes
See th

e M
on

itorin
g

 an
d

 A
d

ap
tive M

an
ag

em
en

t P
lan

 an
d

 Fen
ce D

esig
n

 R
ep

ort. 
B

oth
 alig

n
 w

ith
 th

is p
rin

cip
le.  M

on
itorin

g
 p

rog
ram

 com
m

en
ced

 in
 Sep

tem
b

er 
20

22.  

11.1.9
A

fter d
evelop

m
en

t com
p

letion
, th

e P
rovin

ce or th
e Tow

n
 m

ay ch
oose to 

con
tin

u
e m

on
itorin

g
 w

ild
life corrid

ors at th
eir d

iscretion
.

n
/a

See th
e M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan

11.1.10
Th

e Tow
n

 sh
all w

ork w
ith

 th
e P

rovin
ce to u

n
d

ertake an
 ed

u
cation

 
an

d
 en

forcem
en

t cam
p

aig
n

 over th
e fi

rst fi
ve years th

at th
e fen

ce is in
 

p
lace. Th

is w
ill m

axim
ize effi

cacy of fen
cin

g
 an

d
 ed

u
cation

 in
 ach

ievin
g

 
com

p
lian

ce w
ith

 trail u
se, off-leash

 d
og

 u
se an

d
 season

al closu
re 

reg
u

lation
s w

ith
in

 w
ild

life corrid
ors. Th

ree Sisters M
ou

n
tain

 V
illag

e w
ill 

con
trib

u
te to ed

u
cation

 efforts.

Th
e P

rovin
ce an

d
 TSM

V
 are w

orkin
g

 tog
eth

er on
 th

e im
p

lem
en

tation
 of th

e 
fen

ce an
d

 th
e M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
.  E

d
u

cation
al 

cam
p

aig
n

s w
ill b

e d
evelop

ed
 w

ith
 th

e P
rovin

ce. Th
e P

rovin
ce w

ill b
e m

an
ag

in
g

 
th

e w
ild

life corrid
or an

d
 th

e fen
ce.  

11.2
C

on
cep

tu
al Sch

em
e an

d
 Lan

d
 U

se A
m

en
d

m
en

ts
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

11.2.1
Th

e m
ap

s an
d

 p
olicy d

escrib
ed

 in
 th

is P
lan

 sh
all b

e affected
 b

y 
am

en
d

m
en

t to th
e Tow

n
 of C

an
m

ore Lan
d

 U
se B

ylaw
 th

rou
g

h
 th

e 
red

esig
n

ation
 of th

e lan
d

s.

yes
Th

e con
cep

tu
al sch

em
e is b

ein
g

 su
b

m
itted

 for con
cu

rren
t lan

d
 u

se 
red

esig
n

ation
.  

11.2.2
Th

e p
olicy con

tain
ed

 w
ith

in
 th

is d
ocu

m
en

t sh
all su

p
ersed

e an
y 

in
terp

retation
 d

erived
 from

 g
rap

h
ic im

ag
es (i.e. p

h
otos, illu

stration
s an

d
 

ren
d

erin
g

s) w
ith

in
 th

is d
ocu

m
en

t. Im
ag

es are m
ean

t to b
e illu

strative 
on

ly.

yes
Im

ag
es are in

ten
d

ed
 for con

cep
tu

al p
u

rp
oses an

d
 reflect th

e vision
 of th

e 
con

cep
tu

al sch
em

e. A
fter su

b
d

ivision
 ap

p
roval, d

etailed
 d

esig
n

 d
raw

in
g

s w
ill b

e 
d

evelop
ed

.  D
evelop

m
en

t p
erm

its w
ill b

e su
b

m
itted

 to d
eterm

in
e arch

itectu
re 

an
d

 b
u

ild
in

g
 p

lacem
en

t for each
 m

u
lti-resid

en
tial p

arcel. 

11.2.3
C

on
cep

tu
al Sch

em
e an

d
 Lan

d
 U

se R
ed

esig
n

ation
s w

ill b
e d

on
e 

con
cu

rren
tly.

yes
A

 con
cep

tu
al sch

em
e an

d
 lan

d
 u

se red
esig

n
ation

 is b
ein

g
 su

b
m

itted
 

con
cu

rren
tly. 

11.2.4
C

on
cep

tu
al Sch

em
e areas sh

ou
ld

 g
en

erally alig
n

 to th
e p

h
ases 

id
en

tifi
ed

 in
 M

ap
 22, u

n
less oth

erw
ise sp

ecifi
ed

 in
 p

olicy.
yes

P
h

ase 1 alig
n

s w
ith

 M
ap

 22 of th
e A

SP
. 

11.2.5
Stan

d
ard

 lan
d

 u
se d

istricts con
tain

ed
 w

ith
in

 C
an

m
ore’s Lan

d
 U

se B
ylaw

 
sh

ou
ld

 b
e u

sed
 w

h
ere ap

p
rop

riate.
yes

TSV
 p

rop
oses tw

o (2) n
ew

 stan
d

ard
 lan

d
 u

se d
istricts to b

e ad
op

ted
 in

to th
e 

C
an

m
ore Lan

d
 U

se B
ylaw

. 

11.2.6
D

irect C
on

trol Lan
d

 U
se d

istricts sh
ou

ld
 on

ly b
e u

sed
 in

 accord
an

ce w
ith

 
th

e ru
les ou

tlin
ed

 w
ith

in
 C

an
m

ore’s Lan
d

 U
se B

ylaw
yes

TSV
 p

rop
oses tw

o (2) n
ew

 stan
d

ard
 lan

d
 u

se d
istricts to b

e ad
op

ted
 in

to th
e 

C
an

m
ore Lan

d
 U

se B
ylaw

. 

11.2.7
Fu

tu
re lan

d
 u

se red
esig

n
ation

s w
ith

in
 th

e P
lan

 A
rea sh

all b
e m

ad
e 

w
ith

 resp
ect to th

e d
irection

 ou
tlin

ed
 w

ith
in

 th
is A

SP
. Th

e d
irection

 
con

tain
ed

 w
ith

in
 th

is A
SP

 sh
all b

e th
e p

rim
ary con

sid
eration

 w
ith

 
resp

ect to fu
tu

re p
lan

n
in

g
 ap

p
rovals.

yes
TSV

 C
on

cep
tu

al Sch
em

e an
d

 lan
d

 u
se red

esig
n

ation
 ap

p
lication

 alig
n

s to th
e 

p
olicy w

ith
in

 th
e A

SP
.  

11.2.8
C

on
cep

tu
al Sch

em
es sh

all p
rovid

e Lan
d

 U
se ap

p
roval for ap

p
roxim

ately 
5 years of p

rop
osed

 b
u

ild
ou

t an
d

 can
 con

tain
 m

u
ltip

le p
h

ases in
ten

d
ed

 
for Su

b
d

ivision

yes
Th

e p
rop

osed
 C

S area en
com

p
asses a 3 year lan

d
 su

p
p

ly.  

11.2.9
Su

b
d

ivision
 ap

p
lication

s sh
ou

ld
 accou

n
t for ap

p
roxim

ately 3 years of 
d

evelop
ab

le lan
d

 su
p

p
ly

yes
Th

e p
rop

osed
 C

S area en
com

p
asses a 3 year lan

d
 su

p
p

ly.  

11.3
Tran

sp
ortation

11.3.1
Th

e Tow
n

 of C
an

m
ore sh

all estab
lish

 a p
rog

ram
 for d

ata collection
 an

d
 

traffi
c m

on
itorin

g
 to assess if travel b

eh
avior an

d
 traffi

c volu
m

es are 
alig

n
ed

 w
ith

 lon
g

 term
 m

ob
ility ob

jectives.

yes
R

efer to m
ob

ility assessm
en

t w
h

ere on
e is d

escrib
ed

 an
d

 p
rop

osed
 

11.3.2
Th

e Tow
n

 of C
an

m
ore w

ill w
ork w

ith
 Th

ree Sisters M
ou

n
tain

 V
illag

e to 
d

eterm
in

e th
e tran

sp
ortation

 m
on

itorin
g

 p
rog

ram
 associated

 for th
e 

d
evelop

m
en

t at th
e tim

e of C
on

cep
tu

al Sch
em

e.

yes
R

efer to m
ob

ility assessm
en

t w
h

ere on
e is d

escrib
ed

 an
d

 p
rop

osed
 

11.3.3
Th

ree Sisters M
ou

n
tain

 V
illag

e sh
all fu

n
d

 th
e cap

ital cost of a m
axim

u
m

 
of th

ree m
on

itorin
g

 station
s related

 to th
e d

evelop
m

en
t an

d
 th

e 
Tow

n
 w

ill op
erate th

e p
rog

ram
. In

itial con
trib

u
tion

 of th
e cap

ital is 
exp

ected
 in

 20
21, w

ith
 fu

rth
er in

vestm
en

t as road
s an

d
 in

tersection
s are 

com
p

leted
 in

 fu
tu

re p
h

ases

yes
R

efer to m
ob

ility assessm
en

t w
h

ere on
e is d

escrib
ed

 an
d

 p
rop

osed
 

11.3.4
Th

e Tow
n

 of C
an

m
ore sh

all b
e resp

on
sib

le for op
eration

al m
ain

ten
an

ce 
of a com

p
lete street an

d
 m

u
lti-u

se p
ath

w
ay n

etw
ork in

 a m
an

n
er th

at 
w

ill en
cou

rag
e year-rou

n
d

 w
alkin

g
, b

ikin
g

 an
d

 tran
sit u

se.

yes
R

oad
s an

d
 M

u
n

icip
al R

eserve an
d

 p
ath

w
ays th

at are w
ith

in
 th

e R
esort 

R
ecreation

 A
m

en
ity A

rea (R
R

A
A

) via a p
u

b
lic access easem

en
t w

ill b
e released

 to 
th

e Tow
n

 d
u

rin
g

 th
e n

orm
al cou

rse of C
C

C
 an

d
 FA

C
.  
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

11.3.5
Th

e D
evelop

er sh
all p

rovid
e a M

ob
ility A

ssessm
en

t at each
 C

on
cep

tu
al 

Sch
em

e p
h

ase to assess existin
g

 m
u

lti-m
od

al p
erform

an
ce w

ith
in

 th
e 

P
lan

 A
rea ag

ain
st th

e in
ten

d
ed

 targ
ets w

ith
in

 th
e TIA

. A
 sin

g
le M

ob
ility 

A
ssessm

en
t sh

ou
ld

 b
e con

sid
ered

 for P
h

ase 2a an
d

 2b
.

yes
R

efer to m
ob

ility assessm
en

t

11.3.6
M

ob
ility A

ssessm
en

ts sh
ou

ld
 d

em
on

strate th
e follow

in
g

: 
a. P

red
icted

 road
 volu

m
es; 

b
. P

rovid
e an

 assessm
en

t on
 h

ow
 th

e d
evelop

m
en

t is p
erform

in
g

 
ag

ain
st th

e in
ten

d
ed

 m
od

al-sp
lit ob

jectives; 
c. O

n
-site an

d
 off-site in

frastru
ctu

re, tran
sit freq

u
en

cy an
d

 service an
d

 
in

itiatives n
eed

ed
 to su

p
p

ort m
od

al-sh
ift an

d
 level of service targ

ets;  
d

. E
valu

ate trig
g

ers an
d

 tim
in

g
 for off-site in

frastru
ctu

re im
p

rovem
en

ts; 
an

d
 

e. O
u

tlin
e th

e resp
on

sib
ility for costs m

ech
an

ism
s for collectin

g
 th

ose 
costs an

d
 im

p
lem

en
tation

. 

yes
R

efer to m
ob

ility assessm
en

t

11.3.7
W

h
ere a M

ob
ility A

ssessm
en

t in
d

icates th
at: 

a. Th
e d

evelop
m

en
t is p

erform
in

g
 as p

red
icted

 or b
etter, th

e p
red

icted
 

in
frastru

ctu
re w

ith
in

 th
e TIA

 m
ay b

e d
elayed

; or 
b

. Th
e d

evelop
m

en
t is n

ot p
erform

in
g

 as in
ten

d
ed

 (i.e. level of service 
an

d
 cap

acity) th
e n

eed
 for in

frastru
ctu

re im
p

rovem
en

ts or oth
er 

m
itig

ation
s m

ay n
eed

 to b
e com

p
leted

 ah
ead

 of sch
ed

u
le or n

ew
 

m
itig

ation
s ap

p
lied

. 

n
/a

D
evelop

m
en

t m
u

st b
e b

u
ilt ou

t to alig
n

 to th
is p

olicy.  

11.3.8
Th

e recom
m

en
d

ation
 of th

e M
ob

ility A
ssessm

en
t sh

all b
e u

n
d

ertaken
 in

 
a m

an
n

er th
at p

roactively en
su

res th
at th

e level of service an
d

 cap
acity 

targ
ets are m

et.

yes
N

o im
p

rovem
en

ts id
en

tifi
ed

 for P
h

ase 1 w
ith

in
 th

e M
ob

ility A
ssessm

en
t.  

11.3.9
Th

e M
ob

ility A
ssessm

en
t m

ay ad
ju

st th
e m

od
e sh

are targ
ets b

ased
 on

 
th

e C
on

cep
tu

al Sch
em

e p
h

ase, th
e lan

d
 u

ses p
rop

osed
, th

e p
rog

ress of 
th

e d
evelop

m
en

t an
d

 d
ata collected

.

yes
N

o im
p

rovem
en

ts id
en

tifi
ed

 for P
h

ase 1 w
ith

in
 th

e M
ob

ility A
ssessm

en
t.  

11.3.10
In

frastru
ctu

re im
p

rovem
en

ts p
red

icted
 for Th

ree Sisters M
ou

n
tain

 
V

illag
e an

d
 th

e D
evelop

er’s an
d

 Tow
n

’s con
trib

u
tion

s to th
ose 

im
p

rovem
en

ts are id
en

tifi
ed

 w
ith

in
 th

e TIA
 in

 A
p

p
en

d
ix C

.1. A
 m

ap
 is 

p
rovid

ed
 in

 A
p

p
en

d
ix A

.4
.

N
o im

p
rovem

en
ts id

en
tifi

ed
 for P

h
ase 1 w

ith
in

 th
e M

ob
ility A

ssessm
en

t.  

11.3.11
In

tercep
t p

arkin
g

 occu
p

an
cy w

ill b
e m

on
itored

 an
d

 m
easu

red
 to 

evalu
ate p

arkin
g

 d
em

an
d

 over tim
e. It m

ay resu
lt in

 ad
ju

stm
en

ts to 
p

arkin
g

 location
, cost an

d
 su

p
p

ly b
ased

 on
 d

ata g
ath

ered
.

n
/a

Sh
ared

 p
arkin

g
 strateg

y is n
ot req

u
ired

 u
n

til P
h

ase 3.  

11.3.12
A

 com
b

in
ed

 Sh
ared

 P
arkin

g
 Strateg

y for th
e In

n
ovation

 an
d

 V
illag

e 
C

en
tre D

istricts sh
ou

ld
 b

e su
b

m
itted

 as a p
art of th

e P
h

ase 3 C
on

cep
tu

al 
Sch

em
e.

n
/a

Sh
ared

 p
arkin

g
 strateg

y is n
ot req

u
ired

 u
n

til P
h

ase 3.  
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

11.3.13
Th

e Sh
ared

 P
arkin

g
 Strateg

y sh
ou

ld
 exam

in
e com

b
in

ed
 p

arkin
g

 
d

em
an

d
 takin

g
 in

to con
sid

eration
 tow

n
 w

id
e m

od
al sp

lit targ
ets, 

op
p

ortu
n

ities to w
ork w

ith
 existin

g
 or fu

tu
re b

u
sin

esses, accessib
ility, 

d
aily, h

ou
rly an

d
 season

al variation
s an

d
 location

 of su
p

p
ly. Th

e 
ob

jective b
ein

g
 to p

rovid
e th

e d
esired

 level of p
arkin

g
 in

 th
e m

ost 
effi

cien
t m

an
n

er p
ossib

le w
h

ile m
in

im
izin

g
 th

e p
h

ysical im
p

acts, 
con

stru
ction

 an
d

 op
eratin

g
 cost for all u

sers an
d

 m
ay in

clu
d

e: 
a. P

arkin
g

 recom
m

en
d

ation
s sp

ecifi
c to th

e lan
d

s b
ein

g
 assessed

; 
b

. R
ecom

m
en

d
ation

s on
 p

arkin
g

 req
u

irem
en

ts b
y u

se for th
e area; 

c. D
ay visitor p

arkin
g

 strateg
ies for p

oten
tial in

tercep
t p

arkin
g

 w
ith

in
 

an
d

/or ou
tsid

e th
e P

lan
 A

rea; 
d

. O
th

er tran
sp

ortation
 d

em
an

d
 m

an
ag

em
en

t strateg
ies 

alig
n

ed
 to th

e p
olicies con

tain
ed

 w
ith

in
 th

e P
lan

 A
rea; an

d
 

e. C
on

sid
er oth

er p
arkin

g
 m

an
ag

em
en

t strateg
ies ou

tlin
ed

 in
 th

e Tow
n

 
of C

an
m

ore’s In
teg

rated
 P

arkin
g

 M
an

ag
em

en
t P

lan
.

yes
Sh

ared
 p

arkin
g

 strateg
y is n

ot req
u

ired
 u

n
til P

h
ase 3.  

11.3.14
Th

e Tow
n

 an
d

 Th
ree Sisters M

ou
n

tain
 V

illag
e w

ill en
ter in

to d
iscu

ssion
s 

to join
tly d

evelop
 an

d
 m

an
ag

e th
e in

tercep
t p

arkin
g

 area id
en

tifi
ed

 in
 

location
 3 on

 M
ap

 23 (A
p

p
en

d
ix A

.4
). Th

e 
in

tercep
t p

arkin
g

 area cou
ld

 b
e u

sed
 to accom

m
od

ate: 
a. M

eet-u
p

 area for p
eop

le to car-p
ool to d

estin
ation

s w
ith

in
 

an
d

 ou
tsid

e th
e P

lan
 A

rea; 
b

. Tran
sit p

ark an
d

 rid
e to d

estin
ation

s w
ith

in
 p

rovin
cial an

d
 fed

eral 
p

arks; 
c. Tran

sit p
ark an

d
 rid

e to d
estin

ation
 w

ith
in

 th
e P

lan
 A

rea an
d

 Tow
n

 of 
C

an
m

ore; 
d

. O
vern

ig
h

t an
d

 oversized
 veh

icle p
arkin

g
 for th

e P
lan

 A
rea; 

e. V
isitor cen

tre an
d

 w
ash

room
s; 

f. Tran
sit tim

ed
 an

d
 tran

sfer p
oin

t an
d

 tu
rn

-arou
n

d
; 

g
. E

ven
t p

arkin
g

 an
d

 overflow
; 

h
. A

 p
oten

tial fi
reh

all site; an
d

 
i. A

rea su
rp

lu
s to th

e op
eration

al n
eed

s for in
tercep

t p
arkin

g
 m

ay b
e 

d
evelop

ed

n
/a

D
iscu

ssion
s w

ith
 th

e Tow
n

 on
 th

e Tran
sit H

u
b

 h
ave alread

y occu
rred

 an
d

 a 
p

relim
in

ary d
esig

n
 con

tem
p

lated
.   Fu

rth
er d

iscu
ssion

s w
ill b

e req
u

ired
 w

h
en

 
com

m
ercial p

h
ases are p

rop
osed

 an
d

 th
e M

ob
ility A

ssessm
en

t req
u

ires.  

11.4
A

fford
ab

le H
ou

sin
g

11.4
.1

A
 m

in
im

u
m

 of 20
0

 m
arket ren

tal u
n

its sh
all b

e d
evelop

ed
 w

ith
in

 Th
ree 

Sisters M
ou

n
tain

 V
illag

e. a. P
rior to P

h
ase 3 w

ith
in

 th
e P

lan
 A

rea, a 
m

in
im

u
m

 of 10
0

 m
arket ren

tal u
n

its w
ill b

e con
stru

cted
; an

d
 b

. P
rior to 

P
h

ase 5 w
ith

in
 th

e P
lan

 A
rea, a m

in
im

u
m

 of an
 ad

d
ition

al 10
0

 m
arket 

ren
tal u

n
its w

ill b
e con

stru
cted

.

yes
P

h
ase 1 m

ay h
ave ren

tal u
n

its p
rop

osed
 w

ith
in

 it. M
arket ren

tal u
n

its m
u

st b
e 

b
u

ilt p
rior to P

h
ase 3 an

d
 m

ay b
e con

stru
cted

 an
yw

h
ere w

ith
in

 Th
ree Sisters 

M
ou

n
tain

 V
illag

e.    

11.4
.2

A
 m

in
im

u
m

 of 375 E
m

p
loyee H

ou
sin

g
 b

ed
s sh

all b
e d

evelop
ed

 w
ith

in
 

Th
ree Sisters M

ou
n

tain
 V

illag
e. a. P

rior to P
h

ase 3 w
ith

in
 th

e P
lan

 A
rea, 

20
0

 E
m

p
loyee H

ou
sin

g
 b

ed
s w

ill b
e con

stru
cted

; an
d

 b
. P

rior to P
h

ase 5 
w

ith
in

 th
e P

lan
 A

rea, an
 ad

d
ition

al 150
 E

m
p

loyee H
ou

sin
g

 b
ed

s w
ill b

e 
con

stru
cted

.

yes
E

m
p

loyee H
ou

sin
g

 is listed
 as a u

se in
 th

e TSV
 C

on
cep

tu
al Sch

em
e p

rop
osed

 R
3 

TSM
V

 an
d

 R
4

 TSM
V

 D
istricts.  E

m
p

loyee H
ou

sin
g

 m
ay b

e p
rop

osed
 an

yw
h

ere 
w

ith
in

 th
e TSM

V
 com

m
u

n
ity to satisfy th

is req
u

irem
en

t an
d

 on
ly h

as to b
e b

u
ilt 

p
rior to P

h
ase 3.  
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Ite
m

G
o

a
ls, O

b
je

ctiv
e

s &
 P

o
licie

s
A

lig
n

m
e

n
t

H
o

w
?

11.5
Steep

 C
reek M

itig
ation

11.5.1
M

itig
ation

 w
ill b

e d
esig

n
ed

 in
 d

etail at C
on

cep
t Sch

em
e an

d
 th

rou
g

h
 

d
etailed

 risk an
alysis b

ased
 on

 lan
d

 u
se an

d
 b

u
ild

in
g

 typ
es fi

n
alized

 at 
th

at tim
e.

yes
Steep

 C
reek m

itig
ation

 h
as b

een
 d

esig
n

 an
d

 su
b

m
itted

 w
ith

 th
e TSV

 C
on

cep
tu

al 
Sch

em
e. 

11.5.2
U

p
on

 com
p

letion
 of all offsite m

itig
ation

 req
u

irem
en

ts (ou
tsid

e of 
p

rivate d
evelop

m
en

t p
arcels th

at w
ill b

e b
u

ilt u
p

on
), th

e h
azard

 zon
es 

of th
e Lan

d
 U

se B
ylaw

 w
ill b

e u
p

d
ated

 in
 accord

an
ce w

ith
 Tow

n
 p

olicies, 
at th

e tim
e of con

stru
ction

 of th
e su

b
d

ivision
.

n
/a

To b
e com

p
leted

 at su
b

d
ivision

 stag
e

11.5.3
C

ost sh
arin

g
 related

 to steep
 creek m

itig
ation

s b
etw

een
 th

e D
evelop

er 
an

d
 th

e Tow
n

 w
ill b

e d
eterm

in
ed

 in
 alig

n
m

en
t w

ith
 th

e accep
ted

 cost 
sh

arin
g

 rep
ort

n
/a

To b
e n

eg
otiated

 at th
e su

b
d

ivision
 stag

e

11.5.4
M

itig
ation

s sh
all b

e con
stru

cted
 p

rior to th
e com

m
en

cem
en

t of 
con

stru
ction

 of each
 su

b
d

ivision
 w

ith
in

 th
e A

SP
.

n
/a

To b
e com

p
leted

 at su
b

d
ivision

 stag
e

11.6
G

row
th

 an
d

 P
h

asin
g

11.6.1
Th

e con
cep

tu
al p

h
asin

g
 p

lan
 for Th

ree Sisters V
illag

e is id
en

tifi
ed

 on
 

M
ap

 22.
yes

Th
e con

cep
tu

al sch
em

e is for P
h

ase 1 of TSV
 as id

en
tifi

ed
 in

 M
ap

 22 of th
e A

SP
. 

11.6.2
P

h
ases in

 th
is A

SP
 m

ay overlap
 or com

m
en

ce con
cu

rren
tly w

ith
 p

h
ases 

in
 oth

er Th
ree Sisters M

ou
n

tain
 V

illag
e A

SP
 P

lan
 A

reas, if th
ey are in

 
alig

n
m

en
t w

ith
 p

olicy.

n
/a

11.6.3
P

h
ases to accom

m
od

ate com
m

ercial d
evelop

m
en

t w
ith

in
 th

e In
d

oor 
R

ecreation
, V

illag
e C

en
tre or In

n
ovation

 D
istrict A

reas m
ay com

m
en

ce 
earlier th

an
 w

h
at is ou

tlin
ed

 in
 M

ap
 23, p

rovid
in

g
 th

e req
u

irem
en

ts 
id

en
tifi

ed
 w

ith
in

 th
e E

IS are satisfi
ed

.

n
/a

P
h

ase 1 is b
ein

g
 p

rop
osed

.  

11.6.4
P

rior to p
roceed

in
g

 w
ith

 P
h

ase 5, th
e V

illag
e C

en
tre sh

all b
e g

en
erally 

com
p

lete.
n

/a

11.6.5
D

evelop
m

en
t w

ith
in

 th
is A

SP
 sh

all occu
r in

 a seq
u

en
ce th

at reflects th
e 

availab
ility of th

e req
u

ired
 u

tility in
frastru

ctu
re an

d
 road

w
ays an

d
 in

 
accord

an
ce w

ith
 th

is A
SP

yes
P

h
ase 1 con

tain
s on

e (1) of th
e tw

o (2) veh
icu

lar access p
oin

ts from
 Th

ree Sisters 
P

arkw
ay. 

11.6.6
D

evelop
m

en
t of fu

tu
re p

h
ases w

ill p
roceed

 in
 accord

an
ce w

ith
 th

e 
M

on
itorin

g
 an

d
 A

d
ap

tive M
an

ag
em

en
t P

lan
 in

 accord
an

ce w
ith

 th
e E

IS
yes

TSV
 C

on
cep

tu
al Sch

em
e com

p
lies w

ith
 th

e recom
m

en
d

ation
s from

 th
e E

IS 

(P
lease see A

P
P

E
N

D
IX

 IV
 E

IS alig
n

m
en

t tab
le)

11.6.7
Th

e R
esort R

ecreation
 A

rea sh
ou

ld
 b

e d
evelop

ed
 in

 alig
n

m
en

t w
ith

 th
e 

d
evelop

m
en

t p
h

ases on
 M

ap
 22.

n
/a

A
rea n

ot con
tain

ed
 w

ith
in

 P
h

ase 1
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A
p

p
en

d
ix IV

 

Three S
isters V

illage P
hase 1 C

onceptual S
chem

e and
 Land

 use R
esignation Three S

isters V
illage E

IS
 C

om
pliance Table

V
E

C
/O

th
e

r 

W
ild

life
 

S
p

e
cie

s

S
e

rio
u

s 

R
isk

(a
) 

Id
e

n
tifi

e
d

 

U
n

d
e

r 

E
x
istin

g
 

C
o

n
d

itio
n

s

P
re

-m
itig

a
tio

n
 

E
n

v
iro

n
m

e
n

ta
l 

C
o

n
se

q
u

e
n

ce

P
ro

p
o

se
d

 M
itig

a
tio

n

P
o

st-m
itig

a
te

d
 

E
n

v
iro

n
m

e
n

ta
l 

C
o

n
se

q
u

e
n

ce

D
o

e
s th

e
 

C
o

n
ce

p
tu

a
l 

S
ch

e
m

e
 

co
m

p
ly

 w
ith

 

th
e

 E
IS

?

H
o

w
 d

o
e

s th
e

 C
o

n
ce

p
tu

a
l S

ch
e

m
e

 

co
m

p
ly

 w
ith

 th
e

 E
n

v
iro

n
m

e
n

ta
l 

Im
p

a
ct S

ta
te

m
e

n
t?

G
rizzly B

ear
Yes

H
ig

h
• 

A
void

 clearin
g

 w
h

ere feasib
le d

u
rin

g
 th

e m
ig

ratory b
ird

 
n

estin
g

 season
 (A

p
ril 11 to A

u
g

u
st 23); if clearin

g
 is req

u
ired

 
d

u
rin

g
 th

is p
eriod

 p
erform

 n
est sw

eep
 (P

re-con
stru

ction
: 

D
evelop

er an
d

 B
u

ild
er)

• 
C

on
d

u
ct n

est sw
eep

s if clearin
g

 occu
rs b

etw
een

 M
arch

 1 an
d

 
A

p
ril 30

 to p
rotect active ow

l n
ests in

 accord
an

ce w
ith

 th
e 

A
lb

erta W
ild

life A
ct (P

re-con
stru

ction
: D

evelop
er an
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www.wsp.com

BGC Engineering Inc.
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LEGEND

SCOPE BOUNDARY

4.10m ACTIVE TRANSPORT

3.5m ASPHALT PATHWAY

2.30m SIDE WALK

1.5m GRANULAR PATH

EXISTING ASPHALT
(TO BE UPGRADED TO EDCG STANDARDS)

0.3 - 1.0m MTB SINGLE-TRACK

EXISTING ASPHALT
(TO REMAIN)

LEGEND

TOTAL AREA 29.07 Ha / 71.83 Ac

ED (ER) 3.80 Ha / 9.38 Ac

NET DEVELOPABLE 25.27 Ha / 62.45 Ac

R3 TSMV d50 b74 11.15 Ha / 27.55 Ac

R4 TSMV d68 b110 2.26 Ha / 5.58 Ac

PD (MR) 6.53 Ha / 16.14 Ac

PD (PUL) 1.91 Ha / 4.72 Ac

ROAD 3.42 Ha / 8.46 Ac

44.1

8.9

25.8

7.6

13.6

100.0 (% NET DEVELOPABLE)

ART NODE
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PROPOSED LAND USE PLAN
PHASE 1

DWG 04 1

WSP Canada Inc.
3300 - 237 4th Ave SW, Calgary, AB T2P 4K3
T 403.243.8380
www.wsp.com

BGC Engineering Inc.
#500 1000 Center Street, Calgary, AB  T2E 7W6
T 403.250.5185

LAND USE AREA BREAKDOWN

TOTAL AREA 29.07 Ha / 71.83 Ac

ED (ENVIRONMENTAL DISTRICT) 3.86 Ha / 9.53 Ac

PD (PUBLIC USE DISTRICT) 9.50 Ha / 23.49 Ac

R3 TSMV d50 b74 13.31 Ha / 32.89 Ac

R4 TSMV d68 b110 2.50 Ha / 6.17 Ac

KEY MAP

KEY MAP - BERM DETAIL

ED

PD

STEEP CREEK BERM
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NOTES:
1. ALL DIMENSIONS ARE IN METRES UNLESS OTHERWISE NOTED.
2. THIS DRAWING MUST BE READ IN CONJUNCTION WITH BGC'S REPORT TITLED “THREE SISTERS  CREEK PHASE 1 DETAILED MITIGATION DESIGN",  AND DATED JULY 2023.
3. BASE TOPOGRAPHIC DATA BASED ON LIDAR PROVIDED BY AIRBORNE IMAGING, DATED SEPTEMBER 10 AND 11, 2015. CONTOUR INTERVAL IS 1.0 m.
4. COORDINATE SYSTEM IS NAD83 3TM ZONE 114. VERTICAL DATUM IS CGVD28.
5. EXISTING ALTALINK AND UTILITY RIGHTS OF WAY, TRAILS, PATHS, ROADS, CREEKS,  PROPERTY LINES, AND OTHER INFRASTRUCTURE, AS PROVIDED BY CLIENT, ARE BASED ON SURVEY DATA COLLECTED BY

MCELHANNEY IN FEBRUARY 2023.
6. TSV PHASE 1 AND PROPOSED FUTURE PROPERTY LINES AND ROADS PROVIDED BY CLIENT ON APRIL 28, 2023 BASED ON LAYOUT COMPLETED BY WSP.
7. APPROXIMATE BEDROCK EXPOSURE LOCATION DATA DIGITIZED BASED ON FIELD OBSERVATIONS COLLECTED ALONG THE THREE SISTERS CREEK CHANNEL DURING THE BGC SITE VISIT ON OCTOBER 31, 2022.
8. EXISTING PATHS AND TRAILS EAST OF THREE SISTERS CREEK SKETCHED BY BGC BASED ON LOCAL KNOWLEDGE.
9. UNLESS BGC AGREES OTHERWISE IN WRITING, THIS DRAWING SHALL NOT BE MODIFIED OR USED FOR ANY PURPOSE OTHER THAN THE PURPOSE FOR WHICH BGC GENERATED IT. BGC SHALL HAVE NO LIABILITY

FOR ANY DAMAGES OR LOSS ARISING IN ANY WAY FROM ANY USE OR MODIFICATION OF THIS DOCUMENT NOT AUTHORIZED BY BGC. ANY USE OF OR RELIANCE UPON THIS DOCUMENT OR ITS CONTENT BY THIRD
PARTIES SHALL BE AT SUCH THIRD PARTIES' SOLE RISK.

LEGEND

BOREHOLE (WOOD, MAY 20, 2021)

EXISTING TRAILS

UTILITY RIGHT OF WAY

ALTALINK RIGHT OF WAY

EXISTING PROPERTY LINE

EXISTING ROAD

EXISTING MONITORING WELL

EXISTING MANHOLE

APPROXIMATE BEDROCK EXPOSURE
LOCATIONS (NOTE 6)

THREE SISTERS CREEK

LIMITS OF PROPOSED FILL

EXISTING ROAD

TEST PIT

STOCKPILE FOOTPRINT

TSV PHASE 1 ROADS, LOTS, ETC.
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SCOPE BOUNDARY

4.10m ACTIVE TRANSPORT

3.5m ASPHALT PATHWAY

2.30m SIDE WALK

1.5m GRANULAR PATH

EXISTING ASPHALT
(TO BE UPGRADED TO EDCG STANDARDS)

0.3 - 1.0m MTB SINGLE-TRACK

EXISTING ASPHALT
(TO REMAIN)

LEGEND

*NOTE: EXTENT AND SIZE OF THE DOG PARK WILL BE DETERMINED AT THE DETAILED DESIGN STAGE.

WSP Canada Inc.
3300 - 237 4th Ave SW, Calgary, AB T2P 4K3
T 403.243.8380
www.wsp.com
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