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Sault Ste. Marie Housing Corporation

BOARD MEETING AGENDA
Sault Ste. Marie Housing Corporation
Thursday, February 19, 2026

CALL TO ORDER

LAND ACKNOWLEDGEMENT

| acknowledge, with respect, that we are in Robinson-Huron Treaty
territory, that the land on which we are gathered is the traditional territory of
the Anishinaabe and known as Baawating. Baawating is the home of
Garden River First Nation, Batchewana First Nation, and the Historic Sault
Ste. Marie Metis Council.

APPROVAL OF AGENDA

Resolution #26-012
Moved By: S. Digasparro
Seconded By: L. Vezeau- Allen

“BE IT RESOLVED THAT the Agenda for the February 19, 2026, Sault Ste.
Marie Housing Corporation Board meeting be approved aspresented.”

DECLARATIONS OF PECUNIARYINTEREST

APPROVAL OF PREVIOUS MINUTES

Resolution #26-013
Moved By: M. Mageran
Seconded By: A. Caputo

“BE IT RESOLVED THAT the Minutes from the Sault Ste. Marie Housing
Corporation Board meeting dated_ January 22, 2026 be adopted as recorded.”




6.3

6.1

6.2

6. MANAGER’S REPORTS

CORPORATE SERVICES

Resolution #26-014
Moved By: S. Digasparro
Seconded By: M. Mageran

“BE IT RESOLVED that the Sault Ste. Marie Housing Corporation
(SSMHC) accept $564,883.25 from the District of Sault Ste. Marie Social
Services Administration Board (DSSMSSAB) to cover the 2025 deficit in
snow removal costs.”

ADMINISTRATION

Resolution #26-015
Moved By:  S. Spina
Seconded By: M. Bruni

WHERAS the in late 2020 the sault Ste. Marie Housing Corporation purchased
49 St. Mary’s Drive as a full market building to generate net income and
positive financial returns,

AND WHEREAS the building’s value has increased significantly over the past
five years,

AND WHERAS the property also has a positive Bond valuation associated with
the property if paid that further compliments the buildings’ valuation;

THEREFORE BE IT RESOLVED that the Sault Ste. Marie Housing Corporation

Board approve the sale of 49 St Mary’s Drive to the Whitfield Group for
$10,317,000.”

INFASTRUCTURE & CAPITAL

Resolution #26-016
Moved By:  S. Digasparro
Seconded By: M. Bruni

BE IT RESOLVED that the Sault Ste. Marie Housing Corporation approve the
award of the construction contract for the 597 Douglas Street 4-plex project to BT
Construction Group in the amount of $907,706, excluding HST, and amend the
architectural agreement with IDEA Inc., to a revised upset limit of $129,870,
excluding HST.

FURTHER BE IT RESOLVED that SSMHC accepts up to $315,837.34 from the
DSSMSSAB levy stabilization reserves to be used toward the project



Resolution #26-017
Moved By:  S.Spina
Seconded By M. Mageran

6.4 BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation approve
the award of the construction contract for the 324 Sussex Road housing
renovations project to JL Builders in the amount of $425,505.70, excluding
HST, and that the construction contingency allowance be increased from
$50,000 to $64,000, resulting in a revised construction contract allocation of
up to $439,505.70.”

Resolution #26-018
Moved By: R. Zagordo
Seconded By L. Vezeau- Allen

6.5 BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation enter a
closed session for educational purposes.”

Resolution #26-019
Moved By: M. Bruni
Seconded By: A. Caputo

6.6 BE IT RESOLVED THAT the Sault Ste. Marie Housing now return to open
session.”

7. NEW BUSINESS

8. ADJOURNMENT

Resolution #25-020
Moved By: S. Digasparro
Seconded By: S. Spina

8.1 “BE IT RESOLVED THAT we do now adjourn.”
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BOARD MEETING MINUTES
Sault Ste. Marie Housing Corporation
Thursday, January 22, 2026

Attendance:
Stephanie Pagnucco Mike Nadeau Riley Barsanti
Angela Caputo Louie Bruni Joanne Pearson
Sonny Spina Dave Petersson Pam Patteri
Lisa Vezeau-Allen Kim Mitchell Tanya Ritter
Marchy Bruni Katie Kirkham
Shauna Digasparro Catherine Taddo
Melanie Mageran Crystal Wells

Regrets:Ron Zagordo, Antonio Borrelli
1. CALL TO ORDER
2. LAND ACKNOWLEDGEMENT

| acknowledge, with respect, that we are in Robinson-Huron Treaty territory,
that the land on which we are gathered is the traditional territory of the
Anishinaabe and known as Baawating. Baawating is the home of Garden
River First Nation, Batchewana First Nation, and the Historic Sault Ste.
Marie Metis Council.

3. ELECTION OF EXECUTIVE
Election to be conducted by the CEO.
1. Chairperson
2. Vice-Chairperson
3. Secretary
4. Treasurer

Resolution #26-001
Moved By: S. Digasparro
Seconded By: M. Bruni
CARRIED

3.1 “BE IT RESOLVED THAT the slate of officers in the positions of Chair, Vice Chair,
Secretary, and Treasurer for the 2026 SSM Housing Corporation positions be accepted as
elected



Chairperson —Stephanie Pagnucco

Vice-Chair —Angela Caputo

Secretary —Lisa Vezeau Allen

Treasurer —Sonny Spina

4.

4.1

6.

APPROVAL OF AGENDA

Resolution #26-002

Moved By: S. Digasparro
Seconded By: A. Caputo
CARRIED

“BE IT RESOLVED THAT the Agenda for the January 22, 2026, Sault Ste.
Marie Housing Corporation Board meeting be approved aspresented.”

DECLARATIONS OF PECUNIARYINTEREST

APPROVAL OF PREVIOUS MINUTES

Resolution #26-003
Moved By: M. Mageran
Seconded By: S. Spina
CARRIED

6.1 “BE IT RESOLVED THAT the Minutes from the Sault Ste. Marie Housing

7.

Corporation Board meeting dated_ December 10, 2025 be adopted as recorded.”

MANAGER’S REPORTS

CORPORATE SERVICES

Resolution #26-004
Moved By: A. Caputo
Seconded By: M. Bruni

CARRIED

7.1 “BEIT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC)
accept the 2025 snow removal cost update as information.”

OPERATIONS

Resolution #26-005

Moved By: S. Digasparro
Seconded By: M. Bruni
CARRIED



7.2 “BEIT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC)
increase market rent levels in its pre-2018 subsidized housing portfolio to
coincide with the current ministry-approved maximum income levels (Household
Income Limits-HILs) for the following unit types:

PRESENT MARKET RENT SUGGESTED
ATl (Heat Included) MARKET RENT llAASRENCS
Bachelor $ 800 $ 800 +$0
One (1) Bedroom $ 1,050 $ 1,150 +$ 100
Two (2) Bedroom $ 1,237 $1,312 +$75
Three (3) Bedroom $ 1,337 $ 1,400 +$63

Four (4) Bedroom $ 1,562 $1,625 +$63

Five (5) Bedroom $ 1,562 $ 1,625 +$63
Resolution #26-006
Moved By:  S. Spina
Seconded By: M. Mageran
CARRIED

7.3 “BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC)
accept the 2025-2026 Reaching Home allocation of $175,000 approved by the
District of Sault Ste. Marie Social Services Administration Board (DSSMSSAB) in
December 2025.”
Resolution #26-007
Moved By: M. Bruni
Seconded By: A. Caputo
CARRIED

7.4 “BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC)

expand the Affordable Home Ownership Program eligibility to include families
within the catchment area of the District of Sault Ste. Marie Social Services
Administration Board (DSSMSSAB).”

INFASTRUCTURE & CAPITAL

7.5

Resolution #26-008

Moved By:  S. Digasparro
Seconded By: M. Bruni
CARRIED

“BE IT RESOLVED THAT the Board approve an addendum to the existing
Rosedale feasibility study agreement to include Architectural & Engineering



Services for the Child Care Retrofit at 90 Chapple, increasing the total contract
price to $128,700 plus HST.”

Resolution #26-009
Moved By:  S.Spina
Seconded By: M. Mageran
CARRIED

7.6 "BE IT RESOLVED THAT the Sault Ste, Marie Housing Corporation (SSMHC) enter
closed session to for operational and labor relation purposes.”

Resolution #26-010
Moved By:  A. Caputo
Seconded By: M. Mageran
CARRIED

7.7 “BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC) now
return to open session.”

8. ADJOURNMENT

Resolution #25-011

Moved By: S. Digasparro
Seconded By: M. Bruni
CARRIED

8.1 “BEIT RESOLVED THAT we do now adjourn.”
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Sault Ste. Marie Housing Corporation
SSMHC BOARD REPORT
AUTHOR: David Petersson
DATE: February 19, 2026

RE: Snow Removal - 2025 Costs versus Budget

RECOMMENDATION

BE IT RESOLVED that the Sault Ste. Marie Housing Corporation (SSMHC) accept
$564,883.25 from the District of Sault Ste. Marie Social Services Administration Board
(DSSMSSAB) to cover the 2025 deficit in snow removal costs.

BACKGROUND INFORMATION

This past winter season (2024/2025) saw exceptionally high snow accumulation,
significantly above historical averages. The prolonged and intense snowfall events
required sustained snow clearing operations, which included not only snow clearing but
removal of accumulated snow in areas such as parking lots. This has contributed to
significant budget overruns in this line for 2025.

SUMMARY/OVERVIEW

The chart below summarizes the costs incurred over the past five years. You will notice
significant cost increases in 2024 and again in 2025. While this past winter may be
considered an anomaly, the current winter season is off to much the same, so
management will continue to monitor these costs throughout 2026. Additionally,
management will explore other cost savings measures in the hopes of controlling these
costs going forward using a global budgeting perspective.

In previous budget years, management has been able to manage any budget pressures
within our full SSMHC approved budget. A public RFP was issued for snow clearing
services and a new contract was signed with rates significantly higher than historical
averages for reasons such as: insurance rates, higher fuel costs and higher
maintenance costs.

STRATEGIC PLAN IMPACT
The investment in snow plough operations directly supports the area of Service
Excellence under the pillar of Service Delivery.



RE: Snow Removal - 2025 Costs versus Budget
Page 2
DATE:February 19, 2026

FINANCIAL IMPLICATIONS

As of year ended December 31, 2025, the snow removal costs amounted to
$1,139,883.25 which represented $564,883.25 over budget. Significant snowfall during
the 2025 winter has contributed to this variance, and all outstanding invoices for the 2025
season have now been received and processed. As a result, management recommends
utilizing strategic reserves to fully offset the year end deficit.

SSMHC Snow Removal Summary
Actual Under (Over)
Expense Budget

2001 235,000.00 190,817.59 44,182.41

Year Budget

2022 160,000.00 260,732.75  (100,732.75)
2023 210,000.00 254,572.22 (44,572.22)
2024 575,000.00 615,420.19 (40,420.19)

2025 575,000.00 1,139,883.25  (564,883.25)

The balance in the DSSMSSAB Levy Stabilization reserves at December 31%t, 2025 is
$8,947,228.40 after factoring in all amounts utilized and known commitments. It does not
include any 2025 year end surplus as this amount will be determined at the conclusion of
the annual audit. Any surplus, which consolidates both the SSMHC and the DSSAB is
rolled up into this account annually.

CONCLUSION.

The snow budget has come under significant pressure due to exceptionally above
average snowfall over the past two winters. These conditions necessitated increased
clearing and removal frequency. While these costs are unavoidable and driven by
weather conditions, they highlight the need for continued contingency planning and
adjusting budget forecasting models for future budget years.

Respectfully submitted,
,, r,’/l, Z
'

David Petersson
Chief Financial Officer
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AUTHOR: Mike Nadeau
DATE: February 19, 2026

RE: 49 St. Mary’s River Drive

RECOMMENDATION

WHERAS the in late 2020 the sault Ste. Marie Housing Corporation purchased 49 St.
Mary's Drive as a full market building to generate net income and positive financial
returns,

AND WHEREAS the building’s value has increased significantly over the past five years,

AND WHERAS the property also has a positive Bond valuation associated with the
property if paid that further compliments the buildings’ valuation;

THEREFORE BE IT RESOLVED that the Sault Ste. Marie Housing Corporation Board
approve the sale of 49 St Mary’s Drive to the Whitfield Group for $10,317,000.

BACKGROUND INFORMATION

On October 15, 2020 the SSMHC board approved the purchase of 49 St. Mary’s Drive
for $6.25M to be used as a full market rental property to generate revenue, as a strategy
to offset operational costs. The building has 102 units that rent at full market rate and
have no operating subsidy attached or associated with the tenancy. Purchasing market
buildings as a means to increase revenue was a new strategy for the board. Property
management and associated administrative costs were absorbed from existing staff
compliment. Historically, the SSMHC allocated $120,000 in positive income from the
property to offset the local municipal levy on an annual basis.

In 2024 the SSMHC board and management began exploring the potential of selling the
property due to significant property valuation that had occurred in the market. There is
also a positive Bond valuation attached to this property, if debt is reduced before the 30-
year borrowing term, which also made early divestment more attractive.

After receiving confidential valuations from multiple realty firms, on June 19, 2025 the
Board directed management to list the property with Colliers Int. for $11,640,000. Colliers
advised that based on market conditions at the time, they believed the property to be
optimistically valued between $11M - $11.6M and realistically between $10M-11M.



RE: 49 St. Mary’s Drive

Page 2
DATE: June 19, 2025

The property was formally listed in September for $11,640,000, with a 2.5% commission.
and multiple potential buyers signed confidential agreements and received property
valuation packages (income streams, asset condition, etc). There were multiple offers on
the property; however, most were below the board threshold and not entertained.

SUMMARY/OVERVIEW

On November 19" the board directed the CEO to sign a conditional offer with a purchaser
for $10,317,000. The new offer had many conditions to be fulfilled and expired at 5pm
on January 2026. Management provided all required documentation as requested and
received notice before the deadline that the buyer was waving all conditions and the deal
would close within 90 days.

The income earned from this property will allow the SSMHC to make strategic
investments in the future aimed at further increasing net operating revenue and invest in
strategic growth areas. Additionally, divesting this asset also allows existing staff to focus
on core operational efficiencies; reducing tenant arrears, increasing building efficiency,
property management, etc. Management will come back with investment plan for
approval in the coming months with recommendations on how the board can generate
additional income that exceeds the historical returns.

FINANCIAL IMPLICATIONS
There are significant net positive financial outcomes associated with divesting this asset.

The building historically generated a positive cash flow annually and last year $120,000
of revenue was utilized to offset the municipal levy.

On January 19, 2026 TD advised the value of the Bond used to finance the project was
$1,044,500,.00 (if the building was paid off in full). This valuation was based on current
Bond market rates and subject to change when building is fully paid off (+/-).

Net Proceeds from sale:

Gross Sale: $10,317,000
Debt Owing: -$ 5,485,217 (January 2026)
Commission: -$ 257,925
Bond Value +$ 1,044,500 (Jan. 19, 2026)

NET PROCEEDS $ 5,618,358



RE: 49 St. Mary’s Drive

Page 3
DATE: June 19, 2025

The bank cash interest rate return is prime minus 1.85. Current bank prime rates are
4.45%, which currently generates an annal return of 2.6% or $146,077 annually. If the
Board merely invested the net proceeds in a low-risk interest earning account, the
following income would be generated annually:

3% $168,550
4%  $224,734
4.5% $252,826

This is significantly higher than the historical operating surplus of $120,000 annually,
requires no operational oversight, poses no capital repair risk and free up cash for the
board to use strategically in the future. It is important to note that this building could not
carry itself as “affordable” without applying additional municipal levy funds, was
purchased solely to increase operating revenue and maximize returns and has never
been part of our affordable housing asset mix.

CONCLUSION.

As the building was purchased to increase revenue, management is recommending that
the proceeds from sale be placed into a SSMHC Strategic Growth Reserve, which is in
line with the strategic plans. As with any reserve, it could only be accessed through board
resolution.

Respectfully submitted,

Mike Nadeau
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SSMHC BOARD REPORT

AUTHOR: Catherine Taddo, P. Eng.
Director of Infrastructure and Capital Development

DATE: February 19, 2026

RE: Tender Award — 597 Douglas Street

RECOMMENDATION

BE IT RESOLVED that the Sault Ste. Marie Housing Corporation approve the award of
the construction contract for the 597 Douglas Street 4-plex project to BT Construction
Group in the amount of $907,706, excluding HST, and amend the architectural agreement
with IDEA Inc., to a revised upset limit of $129,870, excluding HST.

FURTHER BE IT RESOLVED that SSMHC accepts up to $315,837.34 from the
DSSMSSAB levy stabilization reserves to be used toward the project.

BACKGROUND INFORMATION
The 597 Douglas Street 4-plex project is supported by the Homelessness Prevention
Program (HPP) capital allocation approved at the added to the December 10, 2025, Board
meeting. Of this allocation, $740,000 was dedicated toward the construction of a
supportive housing 4-plex supportive housing development, with the remainder to be
funded through capital reserves.

In October 2025, IDEA was retained for architectural and engineering design services up
to the tender award, with an upset limit of $86,230, excluding HST. It was anticipated at
the time, that the agreement would be amended at contract award, to include contract
administration fees associated with the construction period.

Since that time, a minor variance was approved for the project, which will necessitate
minor amendments to the drawings. Considering these amendments, allowances for
permit fees, and the anticipated construction period, a revised upset limit of $129,870
excluding HST, is required at this time. Should additional resources be required related
minor variance amendments and construction scope, further approvals will be sought
from the board, where required.



Page 2

DATE:February 19, 2026

SUMMARY/OVERVIEW

A tender was issued and closed on February 3, 2026. Five submissions were received,
and the lowest compliant bid was BT Construction Group in the amount of $907,706
excluding HST. A summary of the tender submissions is as follows:

e Jobst Brothers Construction $ 1,000,000.00
e Ruscio General Contracting Ltd. $ 959,878.90

e BT Construction Group $ 907,706.00
e SLV Contractors Ltd. $ 796,800.00 (deemed non-compliant)
e Nu-Style Contracting Co. $1,188,000.00

STRATEGIC PLAN IMPACT
The project advances key SSMHC strategic priorities by:

e Increasing supportive housing availability.
e Strengthening partnerships with housing support providers.

FINANCIAL IMPLICATIONS

HPP funding of $740,000 is allocated to the project at 597 Douglas Street, with the
additional of up to $315,837.34 allocated from the DSSMSSAB levy stabilization reserves.
Considering consulting and construction costs, and our portion of tax, the total cost
anticipated to complete this project is $1,055,837.34.

CONCLUSION.

The tender process for the 597 Douglas Street has been completed, with BT Construction
Group identified as the lowest compliant bidder. An amendment to the architectural
agreement is required, to include construction administration, and additional design
services.

Respectfully submitted,

( Jadds

Catherine Taddo, P. Eng.
Director of Infrastructure and Capital Development
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Sault Ste. Marie Housing Corporation
SSMHC BOARD REPORT

AUTHOR: Catherine Taddo, P. Eng.
Director of Infrastructure and Capital Development

DATE: February 19, 2026

RE: Tender Award — 324 Sussex Road Housing Renovations

RECOMMENDATION

BE IT RESOLVED that the Sault Ste. Marie Housing Corporation approve the award of
the construction contract for the 324 Sussex Road housing renovations project to JL
Builders in the amount of $425,505.70, excluding HST, and that the construction
contingency allowance be increased from $50,000 to $64,000, resulting in a revised
construction contract allocation of up to $439,505.70.

BACKGROUND INFORMATION

The 324 Sussex Road renovation project is supported by the Homelessness Prevention
Program (HPP) capital allocation added to the Sault Ste. Marie Housing Corporation
capital program at the December 10, 2025, Board meeting. This approval included
$518,000 specifically dedicated toward the renovation of an existing 6-unit building to
enhance supportive housing capacity.

MET Energy Systems was retained in November 2025 for a value of $58,500 excluding
HST, in accordance with procurement policy and internal staff approval limits, to provide
engineering services, including tendering and contract administration for renovations at
324 Sussex Road. Other costs have also been incurred related to miscellaneous
construction and ancillary fees.

SUMMARY/OVERVIEW

A tender was issued January 13, 2026 and closed on January 27, 2026. Three
submissions were received, and the low bid was JL Builders in the amount of
$425,505.70. Attached is a tender summary outlining the submissions.

STRATEGIC PLAN IMPACT
The project advances key SSMHC strategic priorities by:

e Increasing supportive housing availability.
e Improving the physical condition and functionality of community housing assets.
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e Strengthening partnerships with CMHA and housing support providers.

FINANCIAL IMPLICATIONS

HPP funding of $518,000 is allocated to the project at 324 Sussex Road. Considering
engineering and the recommended construction contract award, the total cost anticipated
to complete this project is within the allocated funding.

It is recommended that the construction contingency allowance be increased from
$50,000 to $64,000, with continued authorization at the staff approval level for change
orders. This increase will allow for required adjustments during the construction period
and ensure maximum utilization of the HPP funding allocation. The increase in
contingency would result in a revised construction contract allocation of up to
$439,505.70.

Should the full contingency not be required within the construction contract, staff will
endeavour to maximize remaining funding outside of the contract, in accordance with
procurement policy.

CONCLUSION.

The tender process for the 324 Sussex Road renovations has been completed, with JL
Builders identified as the lowest qualified bidder. Increasing the contingency allowance
will support timely and effective delivery of the project within the approved HPP funding
envelope.

Respectfully submitted,

C T dds

Catherine Taddo
Director of Infrastructure and Capital Development



Letter of Recommendation

MET ENERGY SYSTEMS
Consulting Engineering
477 Queen Street East, Suite 304

Sault Ste. Marie, ON P6A 1Z5

energy systems Tel: (705) 942-3344
ATTENTION: Catherine Taddo P.Eng DATE: January 29, 2026
COMPANY: District of SSM Social Services MET REF.: 25M51

Administration Board

FROM: Andrea Niro DOCUMENT NO.:  L-001
COPIES: Matthew Rajala, Luke Dufour
SUBJECT: 324 SUSSEX HOUSING RENOVATIONS
NO. PAGES: 1 (including this page)

Catherine,

The 324 Sussex Housing Renovations Project tender closed on January 27, 2026. Three
submissions were received, as summarized below. We have reviewed the bid and confirmed that
the proposed costs are within the project budget.

The bid submitted by JL Builders satisfied the technical requirements and demonstrated sufficient
qualifications and relevant experience for this project. The pricing appears consistent with current
local market conditions.

Bidder Name Bid Amount

JL Builders $425,505.70 + HST
Jobst Brothers Construction $465,000.00 + HST
Nu-Style $469,000.00 + HST

Based on the submitted pricing and past project experience with JL Builders, we are recommending
to award the contract to JL Builders in the amount of $425,505.70 + HST.

If you have any questions or concerns, please feel free to contact us.

Regards,

e
A

Andrea Niro
MET ENERGY SYSTEMS
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