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Sault Ste. Marie District

Sault Ste. Marie Housing Corporation

BOARD MEETING AGENDA
Sault Ste. Marie Housing Corporation
Wednesday, November 12, 2025 4:30pm

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 Bawating. Bawating is the home of Garden River
First Nation, Batchewana First Nation, and the Historic Sault Ste. Marie Metis
Council.

3. APPROVAL OF AGENDA

Resolution #25-071
Moved By: S. Digasparro
Seconded By: L. Vezeau Allen

3.1 “BE IT RESOLVED THAT the_Agenda for the November 12, 2025, Sault Ste.
Marie Housing Corporation Board meeting be approved aspresented.”

4. DECLARATIONS OF PECUNIARYINTEREST

5. APPROVAL OF PREVIOUS MINUTES

Resolution #25-072
Moved By: M. Mageran
Seconded By: A. Caputo

5.1 “BE IT RESOLVED THAT the Minutes from the Sault Ste. Marie Housing
Corporation Board meeting dated_October 16 & October 24, 2025 be adopted as
recorded.”




6.

6.1

6.2

6.3

MANAGER’S REPORTS

OPERATIONS

Resolution #25-073
Moved By: R. Zagordo
Seconded By: S. Spina

“BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation board
(SSMHC) authorize the Chief Executive Officer (CEO) to increase market rents
(non-subsidized) for vacant market units to align with Average Market Rents (AMR)
for the Sault Ste. Marie District. The CEO or designate will report back to the board
on an annual basis with the current market rates.”

CORPORATE SERVICES

Resolution #25-074
Moved By: S. Digasparro
Seconded By: M. Bruni

“BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC)
Board approve the 2026 SSMHC Budget as presented”

ADMINISTRATION

Resolution #25-075
Moved By: S. Spina
Seconded By: M. Mageran

“BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC)
Board approve the 2026 SSMHC Board meeting dates as shown below.”

2026 Board Meeting Dates:
January 15"

February 19"

March 19"

April 16"

May 21t

June 18"

July 16" - tentative
August 20" - tentative
September 17"
October 15"
November 121"
December 17t



Resolution #25-076
Moved By: L. Vezeau-Allen
Seconded By: M. Bruni

6.4 “IT IS RECOMMENDED that the Sault Ste. Marie Housing Corporation (SSMHC)
approve:

1. Purchase of 680 Portage Lane for $1.38M using SSMHC capital reserves,
Continuing to operate the property as a full market rental property, and;

3. Conduct an operational analysis of combining 680 Portage Lane and

677 Queen Street as a potential area to expand shelter operations at a
future date”

N

7. ADJOURNMENT

Resolution #25-077
Moved By: S. Spina
Seconded By: S. Digasparro

7.1 “BEIT RESOLVED THAT we do now adjourn.”
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Sault Ste. Marie District
Sault Ste. Marie Housing Corporation

REGULAR MEETING AGENDA
Sault Ste. Marie Housing Corporation
Thursday, October 16, 2025

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 Bawating. Bawating is the home of Garden River First Nation,
Batchewana First Nation, and the Historic Sault Ste. Marie Metis Council.

APPROVAL OF AGENDA

Resolution #25-060
Moved By: S. Spina
Seconded By: L. Vezeau Allen

“BE IT RESOLVED THAT the_Agenda for the October 16, 2025 Sault Ste. Marie
Housing Corporation Board meeting be approved aspresented.”

DECLARATIONS OF PECUNIARYINTEREST

APPROVAL OF PREVIOUS MINUTES

Resolution #25-061
Moved By: S. Digasparro
Seconded By: A. Caputo

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

Corporation Board meeting dated September 18, 2025, & October 9, 2025 be
adopted as recorded.”




6.1

8.1

MANAGER’S REPORTS

CORPORATE SERVICES

Resolution #25-062
Moved By: M. Bruni
Seconded By: M. Mageran

“BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC)
Board accept the draft 2026 Budget as information.”

OTHER BUSINESS

ADJOURNMENT

Resolution #25-065
Moved By: S. Spina
Seconded By: R. Zagordo

“BE IT RESOLVED THAT we do now adjourn.”
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Sault Ste. Marie Housing Corporation
ADDENDUM MEETING AGENDA

Sault Ste. Marie Housing Corporation
Thursday, October 16, 2025

Resolution #25-063
ADDENDUM

Moved By: L. Vezeau-Allen
Seconded By: S. Digasparro
CARRIED

6.2 “BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation
(SSMHC) Board now enter a closed session to discuss potential acquisition
of property.”

Resolution #25-064
ADDENDUM

Moved By: R. Zagordo
Seconded By: S. Spina
CARRIED

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

CAPITAL & INFASTRUCTURE

Resolution #25-066

Moved By: S. Spina
Seconded By: S. Digasparro
CARRIED

6.4 “BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC)
approve:

1. An additional $110,000 to the contingency under the 615 Bay Street window
and balcony enclosure construction contract, with continued staff-level
approval of change orders within this allocation, plus non recoverable HST.



2. An amendment to the MGP Architects + Engineers Inc. consulting contract to
incorporate Addendum No. 1 in the amount of $11,875
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Sault Ste. Marie District
Sault Ste. Marie Housing Corporation

SPECIAL BOARD MEETING MINUTES

Sault Ste. Marie Housing Corporation
Friday, October 24, 2025

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 Bawating. Bawating is the home of Garden River First Nation,
Batchewana First Nation, and the Historic Sault Ste. Marie Metis Council.

APPROVAL OF AGENDA

Resolution #25-067
Moved By: A. Caputo
Seconded By: M. Bruni
CARRIED

“BE IT RESOLVED THAT the_Agenda for the October 24, 2025, Sault Ste.
Marie Housing Corporation Board meeting be approved aspresented.”

DECLARATIONS OF PECUNIARYINTEREST

Resolution #25-068
Moved By: S. Digasparro
Seconded By: S. Spina
CARRIED

“BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC) now
enter a closed session to discuss a proposed acquisition of land by the Board.”



Resolution #25-069
Moved By: S. Digasparro
Seconded By: M. Bruni
CARRIED

5.2 “BEIT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC) now

return to open session.”
5. ADJOURNMENT

Resolution #25-070

Moved By: S. Spina
Seconded By: S. Digasparro
CARRIED

5.3 “BEIT RESOLVED THAT we do now adjourn.”
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SAULT STE. MARIE HOUSING CORPORATION
BOARD REPORT
AUTHOR: Louie Bruni

DATE: November 12, 2025

RE: Market Rent Increase

RECOMMENDATION

BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation board (SSMHC)
authorize the Chief Executive Officer (CEO) to increase market rents (non-subsidized) for
vacant market units to align with Average Market Rents (AMR) for the Sault Ste. Marie
District. The CEO or designate will report back to the board on an annual basis with the
current market rates.

BACKGROUND INFORMATION

The board approved the purchase of market rental properties in 2021 as a means to
generate additional revenue and offset municipal levy pressures. Traditionally, staff have
brought proposed rental increases for market units to the Board for approval. These
increases are typically proposed once a year and have fallen below AMR to preserve
affordability of the units. Although this keeps units affordable, it does not fall within the
strategy to maximize revenue generation opportunities for the SSMHC.

SUMMARY/OVERVIEW

When units are vacated, the SSMHC can raise rents to a rate deemed appropriate by the
landlord for new tenants. This rate has traditionally been less than AMR to keep units
more affordable than the private sector and to ensure vacancies are filled quickly.

With changes to the rental market in our community, ensuring units can be filled is no
longer a concern. Market units posted by the SSMHC attract a large list of potential
tenants because of the increasing cost of rent in the private market and availability of
units in the community.

By authorizing the CEO to increase market rents within the SSMHC in accordance with
AMR throughout the year, staff can ensure revenue generation opportunities are captured
immediately when units vacate.

For example, long-term tenants in market units can pay significantly below AMR based
on when they signed their lease. When a long-term tenant vacates a unit, a rental
adjustment can be made but only up to the last approved amount by the Board. If the
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approved rent is no longer in line with AMR, the SSMHC could be signing another long-
term lease that is below AMR resulting in a net reduction of potential revenue.

The tables below summarize the market rent increases approved in 2024 compared to

AMR.

49 St. Mary'’s Drive
Units Current New
One (1) Bedroom 1,050 1,076
Two (2) Bedroom 1,150 1,179

I

159 Gibbs Street

Units Current New
One (1) Bedroom 1,095 1,122
Two (2) Bedroom 1,195 1,225

39 Chapple Avenue
Units Current New
One (1) Bedroom 1,095 1,122
Two (2) Bedroom 1,195 1,225
Three (3) Bedroom 1,255 $1,286

Unit Size # of Units in Survey Average Market Rent

One (1) Bedroom 525 $ 1,150
Two (2) Bedroom 446 $ 1,476
Three (3) Bedroom 13 $ 1,606

By maximizing rental increases to AMR annually, the SSMHC has the ability to generate
additional rental revenue to offset housing expenses, which continue to increase year
over year. Costs associated with move-outs, unit damages, maintenance, capital repairs,
and upgrades continue to increase, impacting the SSMHC budget. By keeping rates lower
than AMR, the SSMHC has generated less revenue than capable.

STRATEGIC PLAN IMPACT
The market rent increase report aligns with the pillar of Organizational Excellence and
Service Delivery.

FINANCIAL IMPLICATIONS
Market rent increases will result in increased rental revenue for the SSMHC.
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CONCLUSION

It is important that annual rent increases are implemented to produce increased revenue
to address rising expenses and ensure the financial viability of buildings owned by the
SSMHC.

Respectfully submitted,

oo

Louie Bruni
Chief Operating Officer
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Sault Ste. Marie Housing Corporation
SSMHC BOARD REPORT
AUTHOR:  Antonio Borrelli
DATE: November 12, 2025

RE: 2026 SSMHC Budget

RECOMMENDATION
BE IT RESOLVED THAT the Sault Ste. Marie Housing Corporation (SSMHC) Board
approve the 2026 SSMHC Budget as presented.

BACKGROUND INFORMATION

At the October 16, 2025, SSMHC Board Meeting, management presented a draft 2026
SSMHC Budget which reflected a 13.52% increase. This budget considered the recent
property acquisitions and new builds, as well as additional increases to move-out
expenses, plumbing, electrical, life safety, utilities, snow, property taxes, and insurance.
All other operating lines had a 2% increase. The capital budget reflected an increase of
2.4%, consistent with the 2024 annual average CPI.

Overall, the draft budget reflected a $256,260 increase, or 13.52% over 2025.

SUMMARY/OVERVIEW

Following the October Board Meeting, management reviewed all the budget lines in
depth. This process involved looking at current spending, projections, and adjusting for
new information. Following this review, management was able to find additional revenue,
as well as savings in several budget lines, including:

e Additional revenue — increased RGI revenue based on projections and increased
rates in market and affordable units.

e A realignment of the Capital Budget — in the past the Capital Budget was mostly
utilized for Capital work, and a portion was used for Operations. The Operations
portion was never set in stone and led to some work being pushed to the
following budget year or never completed at all. Going forward, the Capital
Budget is now formally split between Infrastructure & Development and
Operations, allowing for $250,000 of the $1,481,700 for use in Operations. This
change allowed for a $99,860 decrease in move-out and appliance expenses
compared to the October budget. It ensures that Operations going forward will
have a set budget for capital-related work.
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e Snow - carried this budget over rather than increasing due to last year’s unusual
snow season and more based on history, a decrease of $52,300 from October’s
budget.
e Other budget lines are up and down as another month of expenses have been
incurred, allowing for more accurate projections.

With these changes, the budget now reflects a $73,307 increase, or 3.87% over 2025.

STRATEGIC PLAN IMPACT

The 2026 Budget will continue to support the DSSMSSAB's strategic plan going forward,
including sustained Service Delivery, Organizational Structure, and Strengthening
Strategic Community Partnerships.

FINANCIAL IMPLICATIONS
The DSSMSSAB will fund, via a direct transfer, an additional $73,307 (3.87% increase)
for a total of $1,968,107, to support the 2026 SSMHC Budget.

CONCLUSION

This budget will ensure the SSMHC has the financial ability to support not only the day-
to-day requirements of the operations, but also the capital needs required to continue to
provide affordable housing in the Sault Ste. Marie District.

Respectfully submitted,

LooB.ol

Antonio Borrelli
Manager of Finance
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Sault Ste. Marie Housing Corporation
SSMHC BOARD REPORT
AUTHOR:  Mike Nadeau
DATE: November 12, 2025

RE: 680 Portage Lane

RECOMMENDATION
IT IS RECOMMENDED that the Sault Ste. Marie Housing Corporation (SSMHC) approve:

1. Purchase of 680 Portage Lane for $1.38M using SSMHC capital reserves,

2. Continuing to operate the property as a full market rental property, and;

3. Conduct an operational analysis of combining 680 Portage Lane and 677 Queen
Street as a potential area to expand shelter operations at a future date.

BACKGROUND INFORMATION

Ontario is facing a deepening homelessness crisis that has significant, unequal effects
across urban, rural, and especially Northern communities like Sault Ste. Marie, where known
homelessness has risen by 468% since 2016. The lack of affordable and supportive housing,
combined with rising rates of mental health and substance use issues, has pushed the local
and provincial systems to a tipping point. Chronic homelessness (prolonged or repeated
experiences of homelessness) now accounts for almost half of all known cases in Ontario,
signaling not just a housing issue but a breakdown across health, justice, and social support
systems.

In addition, mental health and substance use disorder has been one of the most pressing
issues facing the community since the onset of the pandemic. Significant advocacy and
investment have been made by community agencies to enhance services, community safety
and well-being and better meet the needs of the community’s most vulnerable members.
The following service enhancements have been made to better support the homeless in
recent years:

e Adding an additional 66 supportive housing units to the service mix since 2018,

e Relocating and expanding the women'’s, family and youth shelter services to 235
Wellington Street W. in 2021,

e Relocating, expanding and integrating services at the Community Resource Centre
(CRC) to 721 Wellington Street E in 2023,

e Relocation and expansion of Northway Wellness Centre in 2023,
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e Opening of the Youth Hub on Denis Street in 2024,

e Relocating SOYA in 2025,

e Updating the Community Safety and Well-being and Housing and Homelessness
Plans in 2025, and;

e Expansion of downtown police service station in 2025.

In August 2024, the Ministry of Health announced the creation of HART Hubs as a strategy
to better service community members experiencing substance misuse disorder. Led by
CMHA, in October of that year, a multi-agency proposal was submitted to MOH seeking
$18.9M over three years to operate and enhance service provisions locally.

SUMMARY/OVERVIEW

In response to the significant increase in substance misuse, homelessness and general
concerns around community safety, the City of Sault Ste. Marie and the District of Sault Ste.
Marie Social Services Administration Board (DSSAB) have partnered on updating the City’s
Community Safety and Well-being Plan (CSWB). The City hired OrgCode Inc. in early 2025
to update its’ CSWB plan.

OrgCode is committed to working with non-profits, non-governmental organizations and
governments to prevent, reduce and end homelessness. OrgCode excels at strategy,
planning, training, leadership development, community engagement, data analysis and
positive social change. As community safety, housing and homelessness are linked, the
CSWB plan will also include a section addressing housing and homelessness, which the
DSSMSSAB intends to use as a key component of its’ 10-year housing and homelessness
plan.

In response to the local substance misuse crisis, community agencies are currently planning
service expansion in anticipation of significant resources coming to the community through
the HART Hub and the federal Emergency Treatment Fund (ETF). The CSWB plan will
outline the strategy related to improving overall safety and well-being, while the enhanced
funding will provide the tactical supports to achieve better community outcomes.

Using an integrated service lens, community partners have an opportunity to strategically
plan on service enhancements aimed at increasing overall community well-being. The HART
Hub will provide up to $18.9M over three years and add up to 65 additional FTEs. The ETF
will provide up to $3.6M and approximately 15 FTEs, all aimed at better supporting
community members who are struggling with substance misuse and/or who are, or at risk, of
homelessness.

As community partners in the above plans, the DSSAB and the SSMHC are tasked with
ensuring housing assets are purchased, built or repurposed to support the strategy and
service enhancements. In accordance with the HART Hub application that was approved by
MOH, the DSSAB/SSMHC is responsible to ensure there are at least 30 new supportive
housing units added to the community. It is also anticipated that the CSWB/10-Year Housing
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and Homeless plan will identify the need to add additional supportive housing and shelter
capacity to better meet demand for services. As such, the SSMHC needs to secure assets
that it can utilize in some order to meet the growing demand.

Since the announcement that HART Hub funding had been secured, CMHA has led a multi-
agency planning table to develop implementation plans for the hub. As the proposal and
funding agreement identified the expansion of shelter services; senior staff with Social
Services and the City of Sault Ste. Marie were tasked with identifying potential sites for the
expansion of our current shelter system to address the increasingly complex needs of this
crisis.

Considerations included:

1. Property that could accommodate the desired service size of approximately 5,000 square
feet of usable space

2. Zoning requirements

3. Surrounding Area / Street Classification: Mixed-use areas to be favoured over
predominantly residential areas

4. Proximity to Services / Amenities / Public Transit
5. A location that was located a minimum of 200m from a school and/or daycare

6. On-Site Spatial / Considerations

Social Services, in conjunction with City Staff, identified 34 potential locations that could be
considered, of which 17 sites were shortlisted. Of the 17 sites, staff were directed to attempt
to secure a conditional purchase of 680 Portage Lane, as a potential location. This site was
preferred as the SSMHC also owns 677 Queen Street East which abuts 680 Portage Lane
and could also be repurposed and included in any future scoping exercise. Finally, as there
will need to be a cost and operational analysis completed; the property was attractive to the
Board as the current revenue from the building carries the property should the Board not
proceed with the relocation to this space.

Based on previous direction, if the property is acquired, staff will take the proper time to
develop a full costing, operating/service model, etc. It is recommended that Social Services
and City staff jointly consult with the community to allow for stakeholder and neighbourhood
input and consolidate any feedback into future planning material to be considered by the
Board.

Purchasing 680 Portage Lane will allow the SSMHC to strategically add additional housing
units to its portfolio for future board considerations.
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FINANCIAL IMPLICATIONS

Purchase $1,380,000
Current Revenue: $109,932 ($9161/month)
Expenses Taxes -$9,862.75
PUC -$12,000 (water/heat)
Operating -$15,000 (snow, grass, general maintenance, insurance)
Cap Reserve -$3,297.96
Net Operating $69,771.29

Currently, DSSAB reserves are set at bank prime minus 1.6%. In August, the reserves
generated 3.1% or $42,780 earned annually on $1.38M. This property, financed from
reserves, generates increased net revenue. Labour costs are not included in the above
analysis as they would are fixed costs and will utilize an existing staff complement.

The cost to repurpose 680 Portage Lane and 677 Queen Street properties is not known and
are not included in the above scope and would need to be brought back to the Board for
future consideration.

CONCLUSION.

It is important to note that no decision or direction to formally relocate the shelter to this
location has been made by the Board. Ensuring accessibility, safety, and strong community
input remains a priority as this process continues. The purchase and further analysis of this
property aims to expand and adapt shelter services to better align with the HART Hub model,
supporting continuity of care for those most vulnerable in our community, while strengthening
long-term outcomes through comprehensive, integrated supports.

Any income earned from the property is further recommended to be added to a SSMHC
Strategic Revenue Growth Reserve, which is in line with strategic goal of alternative revenue
growth for the SSMHC, as a strategy to offset municipal levy pressures.

Respectf/u”y submitted,
i

Mike Nadeau
CEO
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