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Dear Mayor Borrowman and councillors – 

Please accept this second written submission as accompaniment to my verbal presentation. 

Thank you for taking the time to hear from me today, and the hundreds of others who have come forward to speak. 

My name is Adam Linnard and I am opposed to bylaws 2021-05 and 2021-06. I was born and raised in Canmore and 
have spent most of my life here. I rent. Councillors, I grew up with some of your kids, some of your siblings, and with 
Three Sisters development controversies.  

I have a degree and professional background in international community development, and a Master’s in Environmental 
Studies with a focus on protected areas and environmental justice. For the past 15 years or so my work has been to 
support the most vulnerable members of human communities while meeting the needs of local ecosystems. 

Like many, I have been awed by the presenters through these many days of public hearing. The breadth and depth of 
knowledge on so many subjects is staggering, and the love that people feel for this place is remarkable.  

I’m glad that so many presenters have found their ideal community in Canmore. That is a precious thing. But I feel the 
need to emphasize that Canmore today is not a perfect place. We are not starting from an ideal community – and a 
development plan of this scale has to recognize that and go as far as possible to fix what needs fixing. 

Mayor and councillors, you are already aware of my perspective on wildlife corridors because I have presented to all of 
you on that subject in the past. Many others have demonstrated the inadequacies of the corridors approved by Alberta 
Environment and Parks. Instead, I want to add a perspective to the affordability question that I feel has been lacking: 
equity and justice, particularly along lines of race and class.  

Inadequacy of Density 
Density is an insufficient planning tool for increasing affordability, yet it seems to be the only mechanism readily 
available to the Town of Canmore, and appears to be the primary means through which the proposed ASPs would 
attempt to provide 20% affordable housing.  

As an illustration, I live near the hospital, where my family and I have been very fortunate to rent half of an old house. 
The basement and the garage are rented separately. Our rent is reasonable by Canmore standards, largely because 
we’re not paying for luxury amenities – or even a laundry machine. Even so, the small houses all around us – literally, all 
around us – are being replaced by four-plexes on the basis that higher densities will increase affordability.  

Instead, each unit in the neighbouring four-plex has sold for over $1 million and the owner has applied for, and been 
granted, an exception permitting them to operate as nightly vacation rentals. These homes are designed to suit the 
needs of short-term visitors, not families, and they are priced far beyond the realities of the labour market in our 
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community – hence their sale signs declaring “tourist home potential” and “luxury duplex.” No doubt, one day, our 
current home will go the same way, leaving me, my partner, and our two children in a permanent condition of precarity. 
  
I use my own example because I cannot speak for others, but I feel the need to stress that this did not suddenly become 
a problem for Canmore when it became a problem for me. I am not on the edges of vulnerability, broadly speaking. I’m 
an able-bodied White male professional with two advanced degrees working locally in my field, with the safety net of 
intergenerational wealth – which I will discuss further shortly. My partner has four advanced degrees and is a leader in 
her field of research. We are not the standard by which affordability should be measured. Still, we cannot afford to live 
here – and are, in fact, threatened by the densification process allegedly meant to support us. 
  
It has been my experience also that official, government-supported affordable housing in this community has often 
been filled by the standard-bearers of middle-class mythology elsewhere: teachers, nurses, firefighters, office 
administrators, HR professionals. If these are the demographics targeted by affordable housing then we must agree that 
at the very least 80% of the new housing would be patently unaffordable, reserved for the leisure class. 
  
The Injustice of Housing Security 
Though there are always exceptions, it seems to me that there are essentially three ways to find security in Canmore: 1) 
have access to fairly substantial intergenerational wealth to support a home purchase; 2) acquire your wealth elsewhere 
and move here as an amenity migrant; or 3) have the fortuitous timing to access a government-supported affordable 
housing project during the brief period units are available. I want to briefly discuss the first two and some of the 
significant issues of justice attached to them. I’m going to use some US data as well as Canadian, recognizing that data in 
Canada is scarce but the trends in both countries are a lot more similar than we would like to admit. [1] 
  
Intergenerational Wealth 
Intergenerational wealth is one of the most pervasive means through which power is retained in the hands of 
historically powerful demographics (read: White people), and one of the biggest holes in the idea that wealth, 
opportunity, and lifestyle perks like living where you want to live are some form of meritocracy.  
  
Prejudicial lending practices, mortgage evaluations, and more blatant practices like redlining [2] have disproportionately 
prevented communities of colour from accruing the type of capital that builds intergenerational wealth – namely, 
property, particularly in areas where property values are expected to increase over time. Whether that is happening 
today in Canmore is not the argument I’m making, and is somewhat beside the point. These practices, wherever and 
whenever they occur, disproportionately keep people of colour from owning property. If your parents don’t own 
property, you are far less likely to afford property yourself.  
  
According to Forbes Magazine, the US national homeownership rate for Black families is 44%, compared to 73.7% for 
White families.[3] According to the Economic Policy Institute, two-thirds of the typical household’s wealth is derived from 
housing equity. One result is that, in the US, the median wealth for Black families is less than 10% the median wealth 
held by White families.[4] Again, these differences are derived from existing home ownership, not from earnings – 
although it should be noted that there is a significant race gap in earnings in Canada that is not attributable to 
immigration status or education and is especially stark for Black Canadians.[5]  
  
I want to state this plainly: A housing market that requires intergenerational wealth is a racist housing market.  
  
Amenity Migration 
Second: amenity migration. The most readily observed and felt impact of amenity migration is the economic 
displacement of working class residents by newcomers with the resources to outcompete in the real estate market – 
based on the fact that their income is divorced from local labour economies. That means people who are connected to 
the community through their residency and their labour are forced to leave. As at least one other speaker brought up, 
this is the premise of Bob Sandford’s book The Weekender Effect, which Councillor Comfort described, I believe, as 
essential reading for residents of the Bow Valley. 
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One of the less obvious impacts of amenity migration is that it removes the responsibility a locality would otherwise 
have to develop a diverse, sustainable, and appropriate local economy. Does a 20% allocation to commercial space 
address this question? What kind of livelihood could we expect from these commercial spaces embedded in vacation 
homes and resorts? Do the expected pay scales at these commercial facilities match our expected housing market? Or 
are we accepting that this town will only ever be for wealthy, overwhelmingly White, recreationalists and speculators 
who have acquired their money elsewhere? 
  
In Canmore, because we’ve committed to a service economy that doesn’t often pay enough for people to live here 
securely, we’ve also committed to a reliance on racialized migrant labour – a demographic that by definition lacks 
intergenerational wealth and the kind of income necessary to qualify as amenity migrants. We are telling those 
individuals who perform the service work required for this tourist economy – a huge proportion of the people of colour 
who live here – that this place is not for them. 
  
One common understanding of environmental justice is the exploration of disproportionate harm from environmental 
damage (i.e. pollution of land, air, and water) and disproportionate gain from environmental assets (i.e. parks and 
protected areas, recreation, viewscapes).[6] But it is also about disproportionate harm from environmental assets (i.e. 
parks and protected areas that forcibly remove Indigenous Peoples, like Banff National Park) and benefit from 
environmental damage (i.e. wealth derived from resource extraction and polluting industries.) Predictably, the 
“disproportionate” in all of these sentences follows lines of race, class, and ability.  
  
And here I would like to emphasize something: the lands we consider Canmore today were among those from which 
Indigenous Peoples were forcibly removed to create the “pristine” conditions necessary for the mythos of Banff 
National Park as a settler recreation destination. Those of us who have been here for a long time and face displacement 
through economic forces must also recognize that we are party to and beneficiaries of the ongoing displacement of 
Iyarhe Nakoda, Tsuut’ina, Blackfoot, Secwpemc and Ktunaxa Peoples from their territories.  
  
What we like to call “reconciliation” demands far more than attending ceremony; it calls for hard political and economic 
decisions that recognize Treaty Rights and Indigenous sovereignty. Elders Jaxson and Rollinmud, and Bill and John Snow, 
shook a lot of people in this community when they shared that these ASP proposals have been developed with a 
colonial mindset, with a disrespectful approach to Indigenous Peoples and Indigenous lands. This is where the rubber 
meets the road on reconciliation. 
  
A labour market that cannot support housing people locally is a classist and racist labour market. A housing market that 
requires wealth acquired elsewhere is an alien and colonial housing market. 
  
If our housing and labour markets can both be described as racist and classist, how should we describe Canmore as a 
whole? Canmore will never be a diverse, welcoming community without confronting the structural inequities that 
demand that the working class – disproportionately made up of people of colour – be grateful to live here precariously. 
  
I know that neither TSMV nor the Town of Canmore invented racism or economic inequality, and I believe that neither 
wants to participate in them – but we must acknowledge that we perpetuate and further entrench structural racism 
when we fail to pursue a local economy that pays people enough to live here, while also pursuing every potential 
avenue for building a local housing market that serves local labour. If housing and labour make sense to one another, 
then people can move here, stay here, and grow here, without already possessing the kind of wealth systematically 
denied to so many.  
  
That wouldn’t suddenly make Canmore an anti-racist eutopia, but we can’t claim to care about lofty ideas like justice 
and diversity if we don’t take the impacts of racism into account. 
  
I feel the need to state as well that the insinuated requirement that everyone read the ASP proposals in their entirety in 
order to be taken seriously at this hearing is likewise prejudicial along lines of class, race, and ability. The time necessary 
to read and analyze these documents and the specific familiarity with the technical language and planning context 
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present further filters that keep the most vulnerable in our community from sharing their perspective on a plan that 
could impact them most of all. 
  
In the strongest terms possible, I urge you to reject both the Village Centre and Smith Creek ASP proposals and commit 
to exploring every potential avenue for increasing this municipality’s capacity to effect housing stock, including pursuing 
changes in the Municipal Governance Act that would enable localities to enact policies guaranteeing housing 
affordability.  
  
I would further encourage you to pursue policies that disincentive second-home ownership, vacation rentals, and other 
forms of home ownership that are divorced from the local labour market, perhaps requiring Air BnB-type vacation 
rentals to charge no more per night than they could reasonably charge per night for a permanent rental.  
  
A development proposal of this scale, setting the framework of what’s possible for 80% of this community’s remaining 
developable land, needs to do more than mitigate the harms it is creating; it needs to substantially remedy the 
problems we already have, and those problems are varied and considerable. They require more creativity, more vision, 
and more guts than these ASPs provide and, frankly, more than we should expect ASPs from a developer or speculator 
to provide.  
  
Instead, I urge the Town of Canmore to commit to pursuing a policy framework in which we aren’t beholden to hoping 
for the best from a developer, but can instead meaningfully steer the future of our community, in real collaboration 
with the Indigenous stewards on whose lands we reside, and with a commitment to equity and sustainability. 
  
Thank you. 
 
 

[1]https://www.researchgate.net/publication/233008532_Black_Canadians_and_Black_Americans_Racial_income_inequality_in_co
mparative_perspective  
[2] “In the United States and Canada, redlining is the discriminatory and unethical practice of systematic denial of providing services, 
particularly financial services, to residents of certain neighborhoods or communities associated with a certain racial or ethnic group. 
The denial of services can be accomplished directly (e.g., prohibiting the granting of loans to a certain racial group) or indirectly 
(e.g., imposing higher interest rates for the borrowers from a certain racial group).” 
https://corporatefinanceinstitute.com/resources/knowledge/other/redlining/  
[3] https://www.forbes.com/sites/brendarichardson/2020/06/11/redlinings-legacy-of-inequality-low-homeownership-rates-less-
equity-for-black-households/?sh=4ed54e702a7c  
[4] https://www.epi.org/blog/the-racial-wealth-gap-how-african-americans-have-been-shortchanged-out-of-the-materials-to-build-
wealth/  
[5] Black men in Canada earn 66 cents for every dollar earned by White men, according to a report from the Canadian Centre for 
Policy Alternatives. https://www.policyalternatives.ca/publications/reports/canadas-colour-coded-income-inequality  
[6] Environmental justice: “any policy, practice or directive that differentially affects or disadvantages (where intended or 
unintended) individuals, groups or communities based on race.” – Robert Bullard 


