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1. Jurisdiction 
  

        1.2    Natural Resources Conservation Board (NRCB) Jurisdiction 

The NRCB Act established a Board to “… provide for an impartial process to review 
projects that will or may affect natural resources of Alberta in order to determine 
whether, in the Board’s opinion, the projects are in the public interest, having regard to 
the social and economic effects of the projects and the effects of the projects on the 
environment. 

The types of projects that are subject to review, as set out in the NRCB Act, include 
recreational or tourism projects for which an EIA has been ordered by Minister of the 
Environment. Three Sisters was directed to prepare an EIA by Alberta Environment on 
August 30, 1990, and therefore the proposed project, exclusive of the previously 
approved Golf Course C and "Canmore 75” parcel, is a reviewable project subject to the 
jurisdiction of the NRCB. 

The Board has jurisdiction only to determine whether the proposed development that is 
the subject of the Application is in the public interest. It does not have jurisdiction to 
act as an ongoing regulator of the operations of the project, if it is approved. 

11.1.3 Economic Effects of the Proposed Project and Alternative Scenarios 

“With respect to no development in Wind Valley, the Board recognizes that such a 
development could be primarily a residential expansion of the Town, which would not 
be expected to be subject to review by the NRCB.’ 

**Guide to Natural Resources Conservation Board Process (12/15/99) 

Identification of a Reviewable Project (pages 4-5) 

The Natural Resources Conservation Board Act and the Alberta Environmental 
Protection and Enhancement Act (AEPEA) establishes that the projects identified below 
must receive NRCB approval before starting: …… 
• Tourism projects to construct one or more facilities for recreational purposes that 

are expected to attract more than 250,000 visitors per year and are immediately 
adjacent to an ecological reserve, a natural area or wilderness area under the 
Wilderness Areas, Ecological Reserves and Natural Areas Act. These projects also 
require an EIA Report under the AEPEA. 

2.The Plan 
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2.2.2. The Proposed Development 

“Three Sisters expects to provide a broad range of land uses with a mixed development 
of resort, convention, commercial, and residential facilities, but the long term focus of 
the whole development is described as being two fold, residential and resort.” 

“…according to the Applicant, 74 percent of the entire Three Sisters property will remain 
green as either natural forest, golf course, or planted grass in residential” 

“At build out, some 15,000 persons……………., along with an additional 2,425 hotel rooms, 
and 6,085 housing units, including 700 staff housing units” 

“ the overall plan is described as conceptual in nature.” 

“The Tower Mountain resort” (Wind Valley and east end of Bow Valley) ……………reaching 
over 2,000 rooms at build out. Total space for hotel, restaurant, convention, retail and 
other attractions at build out is estimated at 111,500 square metres (m2). Two golf 
courses would be associated with this part of the plan, one of which would be located 
partly in Wind Valley, and a wide range of housing would also be provided.” 

“The other major focus would be the Stewart Creek community centre which is planned 
to accommodate community and neighborhood retail outlets and services. ….. is shown as 
Pod 30 in Figure 1-3. Three Sisters stated that hotel accommodation is not planned for 
this site, but alternative tourism accommodations would be considered. The centre was 
described as being the focus of modest and lower cost residential housing……………. Total 
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commercial space to build out is estimated at 21,800 m2. Two golf courses would also be 
associated with this general location”. 

“ It was stated that low and modest cost housing would make up 60 percent of all 
proposed 
 residential units.” 

2.3.6   Socio- Economic Effects 

“The applicant described the details of the various elements of the proposed 
development, showing how 50 percent of the housing units are likely to be available at 
relatively low cost, either with less than 50 foot lots, or as multi family, condominium 
and apartment units. An additional 30 percent are expected to be in the mid-price range 
and 20 percent in the higher price range. The applicant proposes to provide staff housing 
for at least 50 percent of the direct resort employees close to the resort location.” 

“A number of specific commitments were also made……..and undertook on behalf of the 
company to bear any capital costs of the Towns infrastructure that are attributable to the 
project and not covered by provincial assistance.” 

“The applicant also proposed to reserve a portion of revenues in a sinking fund to be used 
for cultural activity, the arts and recreation in the community”. 

“ Finally, Three Sisters undertook to ensure a balanced supply of affordable housing to 
assist Canmore with this recognized need”. 

13.1 Overall Conclusions 

“If the project proceeded as proposed, but with no development in Wind Valley, 
beneficial economic effects would likely be reduced by about three-quarters.” 

“A similar project with no development in Wind Valley but a larger hotel 
development elsewhere in the Bow Valley would likely have economic impacts of 
about one-half of those associated with the proposal’ 

11.1.2.2 Residential 

“… would be intended for full-time use. Three Sisters implied that this would be about 70 
percent of the total houses planned as part of the project”. 

“Three Sisters suggested that approximately 30 percent of the housing units of its project 
would be intended as weekend or holiday homes…” 
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11.1.3 Economic Effects of the Proposed Project and Alternative Scenarios 

“The Board did not receive an economic impact assessment for a project other than that 
proposed by Three Sisters.”  

11.2.4 Housing 

“It also said that the zoning and density of housing would be mixed, with about 50 
percent being relatively low-cost apartments, condominiums, multi-family units and 
single-family units on lots less than 50 feet in width. Three Sisters estimated that perhaps 
30 percent of the total residences in its project might become second or recreational 
homes to part-time residents of the area.” 

“… It stated a willingness to sell some land at less than market value for affordable 
housing purposes, and to provide for some low-cost housing in a development 
agreement.” 

11.3Financial Effects on the Town of Canmore 

“It stated that it would provide the portion of such infrastructure costs that were related 
to its project and were not covered by a grant from the Province.” 

“It committed to provide any necessary front end capital costs not provided by the 
Province…”  

3. NRCB and Planning Process 

7.1 Public Interest 

“In order to achieve a measure of equity for the proponent, the Board believes that 
any approval it might issue should give the Applicant a reasonable degree of certainty 
of use but at the same time not usurp the powers of the municipal planning 
authorities. The Board has no desire to see the interests of residents and stakeholders 
thwarted by sterilizing the effectiveness of the public process in local planning.” 

7.3 Co-ordinated Approach 

“The Board believes it is appropriate to address in any approval of the Three Sisters 
project the overall structure of the development, including sequencing or phasing of 
the project, land uses, general location of open spaces, minimum densities, general 
location of major transportation routes and public utilities, constraints due to 
undermining or coal bed methane, constraints due to environmental or social effects, 
location of wildlife corridors and location of buffer zones”…… 
“The Board is satisfied that such an approval would not denude the Town of its 
authority under the Planning Act, nor would it preclude the effectiveness of public 
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participation processes in the Town, owing to the need for both the approval of the 
Board and the approval of the Town before the project can proceed”. 

13.1 Overall Conclusions  

“The Board would provide flexibility in the approval to allow such redesign, subject to 
it being acceptable to the Town, and also to Alberta Forestry, Lands and Wildlife with 
respect to the provision of Wildlife corridors.” 

“Again the Board must make it clear that it does not have an application before it for 
a project with an expanded hotel component in the Bow Valley and therefore could 
not approve it….In the Boards view, if an expanded hotel development in the Bow 
Valley were proposed, and if the Town of Canmore were to conclude that the 
development was appropriate, making such a proposal reviewable under the NRCB 
legislation might not be necessary.” 

“The Board wishes to provide a degree of certainty to the Applicant regarding its 
approval of the general plans, but it recognizes a need for flexibility. Accordingly, it 
would condition the approval to allow changes to the details of timing and land uses 
and other services, if such changes were acceptable to the Town.” 

4. The Approval / Conditions 

Appendix C – Approval No. 3 

1. …”including the undertakings of the applicant, is approved, subject to the terms 
and        conditions herein contained.” 

3. "The design of the project in the area immediately north of the boundary referred 
to in   clause 2, may be changed with the approval of the Town of Canmore, 
provided that the changes are satisfactory to Albert Forestry, Lands and Wildlife 
with respect to the provision of wildlife corridors.” 

4. “The phasing of the project, the land uses and related population densities, as 
proposed by Three Sisters for the Bow Valley portion of the project, are approved, 
but the detailed timing and the specific land uses and population densities may be 
changed with the approval of the Town of Canmore.”  

5. “The location of community services, transportation routes and public utilities, as 
proposed by Three Sisters for the Bow Valley portion of the project are approved, 
but the locations and design details may be changed with the approval of the Town 
of Canmore.” 

14. “Three Sisters shall incorporate into its detailed design, provision for wildlife 
movement corridors in as undeveloped state as possible, and prepare a wildlife 
aversive conditioning plan, both satisfactory to Alberta Forestry, Lands and 
Wildlife.” 

Appendix D – Board Recommendations 
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Recommendations to Alberta Forestry, Lands and Wildlife 

• “It is recommended to Alberta Forestry, Lands and Wildlife that locations for 
wildlife movement corridors be legally designated and that in determining their 
locations and widths, primary corridors should not be narrower than 350 m except 
in unusual circumstances, that widths and locations be reviewed with the full 
range of species that may make use of them in mind, that corridors be located to 
allow movement across adjacent properties, that measures such as bundling road, 
utility line and pathway crossing be adopted, and that corridors correspond with 
known movement routes of animals.” 
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