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COMMITTEE OF THE WHOLE 

MEETING DATE: MONDAY, MARCH 21, 2022 

LOCATION: S. H. BLAKE MEMORIAL AUDITORIUM 
(Council Chambers) 
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MEETING: Committee of the Whole 

DATE: Monday, March 21, 2022 Reference No. COW - 11/53 

CLOSED SESSION via Microsoft Teams at 5:30 p.m. 

Committee of the Whole - Closed Session 

Chair:  Councillor Aldo Ruberto 

Closed Session Agenda will be distributed to Members of Council and EMT only. 

OPEN SESSION in S.H. Blake Memorial Auditorium immediately following City Council 

(Public Meeting) 

Committee of the Whole - Planning Session 
Chair:  Councillor Aldo Ruberto 

DISCLOSURES OF INTEREST 

CONFIRMATION OF AGENDA 

Confirmation of Agenda - March 21, 2022 - Committee of the Whole (Page 5) 

WITH RESPECT to the March 21, 2022 Committee of the Whole meeting, we recommend that the 
agenda as printed, including any additional information and new business, be confirmed. 

DEPUTATIONS 

The Need for a Belrose Secondary Plan 

Correspondence from Stefan Huzan - Northern Planning, dated February 28, 2022 requesting to 

provide a deputation relative to the above noted. (Pages 6 – 68) 

ITEMS ARISING FROM CLOSED SESSION 
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REPORTS OF COMMITTEES, BOARDS AND OUTSIDE AGENCIES 

Downtown Fort William (DTFW) Revitalization Advisory Committee Minutes 

Minutes of Meetings 01-2021, 02-2021 and 01-2022 of the DTFW Revitalization Advisory 
Committee Committee held on November 9, 2021, December 14, 2021 and January 11, 2022, 

respectively, for information. (Pages 69 – 77) 

Heritage Advisory Committee Minutes 

Minutes of Meetings 01-2022 and 02-2022 of the Heritage Advisory Committee held on January 
17, 2022 and January 27, 2022, respectively, for information. (Pages 78 – 86) 

REPORTS OF MUNICIPAL OFFICERS 

New Emergency Vehicle Purchase 

Report R 36/2022 (Development & Emergency Services - Superior North EMS) recommending 
that the purchase of four new emergency vehicles be awarded to Crestline Coach Ltd. for the 

amount of $760,000 plus HST. (Pages 87 – 90) 

WITH RESPECT to Report R 36/2022 (Development & Emergency Services, Superior North 

Emergency Medical Service), we recommend that the purchase of four new emergency vehicles be 
awarded to Crestline Coach Ltd. for the amount of $760,000 plus HST; 

AND THAT Crestline Coach Ltd. be the proponent to supply up to four more new emergency 
vehicles in 2022; 

AND THAT the Manager-Supply Management be authorized to issue a purchase order to award 

this contract; 

AND THAT the Mayor and Clerk be authorized to sign any necessary agreement related to the 

report; 

AND THAT Appropriation #5 be approved to address the shortfall in funding to purchase auxiliary 
equipment; 

AND THAT any necessary By-laws be presented to City Council for ratification. 

Municipal Enforcement Services Restructuring - Update 

Report R 44/2022 (Development & Emergency Services - Licensing & Enforcement) providing an 
update relative to the above noted, for information. (Pages 91 – 95) 
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Thunder Bay Living Wage Campaign 

At the November 15, 2021 Committee of the Whole meeting, a presentation was made by the 

Lakehead Social Planning Council - Poverty Reduction Strategy. A resolution was passed directing 
Administration to report back on the City of Thunder Bay joining the Thunder Bay Living Wage 

Campaign. 

Report R 42/2022 (City Manager's Office - Human Resources & Corporate Safety) recommending 

that the Thunder Bay Living Wage data is reviewed and included in the annual salary report for the 
Non-Affiliated employee group. (Pages 96 – 107) 

WITH RESPECT to Report R 42/2022 (City Manager’s Office - Human Resources & Corporate 
Safety), we recommend that the Thunder Bay Living Wage data is reviewed and included in the 

annual salary report for the Non-Affiliated employee group; 

AND THAT Administration review and consider the Thunder Bay Living Wage data when 
recommending and establishing a bargaining mandate for impacted union groups; 

AND THAT any necessary by-laws be presented to Council for ratification. 

PETITIONS AND COMMUNICATIONS 

Official Plan Amendment – 2129 Arthur Street East Report R 14/2022 

At the February 14, 2022 City Council (Public Meeting), Planning Services presented Report R 
14/2022 with a recommendation that Council not approve a site specific Official Plan Amendment 
to permit a dentist office in an existing detached house in the Residential designation. Council 

referred the matter back to Administration to recapture the discussion of Council and reasons for 
Council having decided to approve the amendment. Should Council wish to support the request of 

the Applicant, the following recommendation and attached draft Official Plan Amendment are 
provided for Council’s consideration. 

Memorandum from Planner II Jillian Fazio, dated March 10, 2022 containing a recommendatio n 
relative to the above noted. (Pages 108 – 117) 

WHEREAS a Public Meeting having been held with respect to the application by Al-Obaidi 
Holdings Inc., relative to Lots 1 & 2, Registered Plan WM-63, municipally known as 2129 Arthur 

Street East, for a site specific amendment to permit a dental office in the existing detached house in 
the Residential designation; 

AND WHEREAS Council has decided that an amendment would not have any significant impacts 
on the surrounding residential area and would support the adaptive re-use of an existing building as 

well as the growth of a business; 
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THE requested amendment to the Official Plan's Residential policies to permit a dental office in the 

existing detached house at 2129 Arthur Street East be approved; 

AND THAT the subject property be designated as an area of Site Plan Control. 

Funding Contributions - Community Based Strategies 

Memorandum from Manager - Community Strategies Cynthia Olsen, dated February 28, 2022 

containing a recommendation relative to the above noted. (Pages 118 – 119) 

WITH RESPECT to the Memorandum from Manager – Community Strategies Cynthia Olsen dated 
February 28, 2022, we recommend that funding contributions in the amount of $50,000 be provided 
to the following community-based strategies: Poverty Reduction Strategy (Lakehead Social 

Planning Council), Thunder Bay Food Strategy (Roots to Harvest), Age Friendly (Lakehead Social 
Planning Council) and $15,000 for Incident Reporting (Lakehead Social Planning Council) to 

support coordination of these community-based strategies; 

AND THAT representatives of the strategies continue to report back annually on progress in 

implementing their respective strategy; 

AND THAT the Mayor and City Clerk be authorized to sign all documentation related to this 
matter; 

AND THAT any necessary by-laws be presented to City Council for ratification. 

OUTSTANDING ITEMS 

Outstanding List for Planning Services as of March 8, 2022 

Memorandum from City Clerk Krista Power, dated March 8, 2022 providing the Planning Services 
Outstanding Items List, for information. (Pages 120 – 122) 

NEW BUSINESS 

ADJOURNMENT 
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MEETING DATE 03/21/2022 (mm/dd/yyyy) 

SUBJECT Confirmation of Agenda 

SUMMARY 

Confirmation of Agenda - March 21, 2022 - Committee of the Whole 

RECOMMENDATION 

WITH RESPECT to the March 21, 2022 Committee of the Whole meeting, we recommend that 

the agenda as printed, including any additional information and new business, be confirmed. 
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MEETING DATE 03/21/2022 (mm/dd/yyyy) 

SUBJECT Deputation - The Need for a Belrose Secondary Plan 

SUMMARY 

Correspondence from Stefan Huzan - Northern Planning, dated February 28, 2022 requesting to 
provide a deputation relative to the above noted. 

ATTACHMENTS 

1. Deputation Request - S. Huzan 
2. The Need for a Belrose Plan Report - Northern Planning - S. Huzan 
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From: Stefan Huzan <northernplanning@tbaytel.net> 

Sent: February 28, 2022 

To: Office of the City Clerk <OfficeoftheCityClerk@thunderbay.ca> 

Subject: Deputation request for Council Meeting of March 21, 2022 

Good afternoon, 

If the following information is sufficient, then could you please schedule a Deputation for the 

City Council meeting of March 21, 2022. 

Deputation by: Stefan Huzan, Northern Planning and Silvio DiGregorio. 

Subject: The Need for a Belrose Secondary Plan 

Reasons: 

1. The CTB Official Plan requires that Council decide if and when there is a need to prepare a 

Secondary Plan in the designated Growth Area of the City, and also provides for a applicant to 

bring such a request forward. 

2. The applicant has comprehensive knowledge of the housing supply market, has further 

researched market demand forecasts, and has found compelling proof of a recent and urgent need 

for additional fully serviced residential dwellings lots in the north part of the City. 

3. The applicant, Mr DiGregorio had provided the Planning Division with two Reports and 

memos on this matter, starting back one year ago, however, as of February 28, 2022, Planning 

was not prepared to bring this matter to Council for consideration. 

This deputation is intended to bring this urgent matter, and a clear path to solutions, to Councils 

attention. 

A power point presentation would be made, and will be provided days prior. 

Copies of the latest 60-page Report will be provided to you, for prior distribution. A copy of our 

Report "The Need for a Belrose Secondary Plan" is attached. In your reply, please identify how 

many print copies are required. 

We await your reply. 

Thank you, 

Stefan Huzan 

NORTHERN PLANNING 

5034 Dawson Road, 

Thunder Bay, ON, P7G 0V4 

mailto:northernplanning@tbaytel.net
mailto:OfficeoftheCityClerk@thunderbay.ca
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Need Fo A Bel ose Plan 
In the City’s No th Wa d 

This Re ort Looks Ahead and Outlines the Need for More Housing, 
for More Choice and Lands to be Designated for New Homes
 through a Belrose Area Secondary Plan in Thunder Bay

 By Northern Planning December 2021 



   

       

     

     

      

       

       

      

 

          

        

   

    

   

    

             

   

    

    

               

    

            

      

      

        

    

   

   

Page 9 of 122Committee of the Whole - Monday, March 21, 2022

Introd ction 

Backgro nd 

PART 1 - POLICY SECTION 

Locatio  of the Growth Area La d Use Desig atio  

Offcial Pla  - Growth Area Policies 

Offcial Pla  – Ge eral Refere ces to Growth 

Offcial Pla  Expectatio  for Growth A alysis - by Others 

PART 2 - PROOF OF NEED FOR MORE HOUSING MARKET CHOICE 

A - Assessment of Data on City F t re Ho sing Demand 

Latest Fi di gs of the O tario Home Builders’ Associatio  

Mi i g Readi ess Strategy 

Summary 

B - Assessment of Data in City Ann al Lot Inventory (CALI) Reports 

City A  ual Lot I ve tory (CALI) Report – March 2021 

About AVAILABLE Lot Supply 

About Curre t LOT TURNOVER Rates 

About FUTURE Lot Supply 

Regardi g Forecast POTENTIAL Lot Supply 

C - Assessment of Data & Findings on the City F t re Ho sing Market 

Thu der Bay Real Estate Board 

Multiple Listi g Survey – August 2021 

Vaca cy Survey of Lot Developers – August 2021 

Fi di gs About FUTURE Prices 

PART 3 – CONCLUSIONS AND RECOMMENDATIONS 

1. A  ual Dema d for New Housi g i the Next 3 to 5 Years 

2. Curre t Lot Supply Accordi g to Real Estate Data 

3. Lot Supply O -Stream Accordi g to CALI Reports 

4. I sights i to Housi g Supply a d Price Tre dsAccordi g to Real Estate Reports 

5. Overall Thu der Bay Housi g Lot Supply Forecast 

6. Desirable Actio s 

7. Report Recomme datio s 
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List of Figures: 

Figure 1 – Growth Area - Separate La d U its 

Figure 2 – BELROSE Seco dary Pla Area (2019) 

List of Appe dices: 

APPENDIX A – Draft Resolutio  for City Cou cil 

APPENDIX B – Draft Terms of Refere ce for A Belrose Seco dary Pla  Study 

APPENDIX C – Excerpts – BABY NEEDS A NEW HOME, O tario Homes Builders’ Associatio , Oct 2021 

APPENDIX D – Excerpts – MINING READINESS STUDY, Thu der Bay CEDC, Ja  2021 

APPENDIX E – A  ual Lot I ve tory (CALI) Report, City of Thu der Bay, March 2021 

APPENDIX F – Lots i  Pla s of Subdivisio  (CALI) U published, City of Thu der Bay, May 2021 

APPENDIX G – Letter – Thu der Bay Real Estate Board – Aug. 6, 2021 

APPENDIX I – Excerpts – CMHC Housi g Market Forecasts 

APPENDIX J – Excerpts – REMAX Thu der Bay Housi g Forecasts 

APPENDIX H – MLS Vaca t Lots Listi gs Report – Norther  Pla  i g, Aug. 18, 2021 
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Introd ction 

The City of Thu der Bay Official Pla  which came i to force o  March 19, 2019, i cludes a 

Growth Area la d use desig atio withi the Settleme t Area bou dary. No developme t is 

permitted u til a Seco dary Pla  is adopted – after a report satisfies City Cou cil that there is 

a  emergi g  eed for additio al la ds to accommodate reside tial developme t. 

This scoped Report demo strates that  ot o ly is there a  emergi g  eed, but this  eed for 

additio al reside tial la ds is urge t. 

This report co cludes a d recomme ds that the City should call for a d cooperate i  the 

preparatio  of a Seco dary Pla  for the Belrose Area. 

A Draft Cou cil Recomme datio  is attached as Appe dix A. 

Backgro nd 

Norther  Pla  i g has bee  retai ed by Digregorio Developme t, a leadi g housi g 

developer i  the city, to prepare this Report a d put forward the evide ce a d a alysis 

demo strati g  eed. 

I  a ticipatio  of the decisio  to require a Seco dary Pla , a Draft Terms of Refere ce was 

prepared, reviewed by Pla  i g staff a d revised so that Cou cil would have clear 

expectatio  of the co te t a d how a Seco dary Pla  would be prepared. 

The Draft Seco dary Pla  Term of Refere ce is attached as Appe dix B. 
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PART 1 - POLICY REQUIREMENTS 

Location of the Growth Area Land Use Designation 

O  Schedule “D” - Reside tial Areas of the Official Pla , the Growth Area is show  as la ds 

desig ated a d ge erally located to the west of the Thu der Bay Expressway, exte di g to 

the  orth from the Harbour Expressway to Paquette Rd at Dawso  Road, while also bei g 

west of Goods Rd a d west of the Sherwood Estates subdivisio  area. 

The total amou t of la d desig ate Growth Area is approximately 501.3 hectare. The la d use 

desig atio  is comprised of six mai  sub-areas, separated by  atural drai age corridors that 

ru  from NW to SE, a d by Oliver Rd, each as show  o  Figure 1, below: 

Fig re 1 – Growth Area - Separate Land Units 

Dawson Rd 

John St Rd 

Oliver Rd 

BELROSE 
Secondary 
Plan Area 

North and 
South of 
Oliver Rd 
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The area identified as Belrose Secondary Plan area is the most southerly sub-area, 

comprised of approximately 100 ha north of Oliver Road, and 90 ha to the south . It is different 

from the other, mostly vacant parts of the Growth Area designation because the lands south 

of Oliver Road are an existing built-up residential area, made up of approximately 100 homes. 

The City web-map shows the area pattern of existing development (2019) in Figure 2: 

Figure 2 - BELROSE Secondary Plan Area (2019) 
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Official Plan - Growth Area Policies: 

The policies governing development within the Growth Area are primarily found on page 78 of 

the City of Thunder Bay Official Plan . Further elaboration of the requirements to be meet by a 

Secondary Plan, such as would be needed for the Belrose Area, are given on pages 103 and 

104 of the Official Plan. 

GROWTH AREA 
The Growth Area designated in this Plan is to be 
protected for future urba n residential development. To 
prevent the further fragmentation of lands in this area, 
lot creation and plans of subdivis ion shall be prohibited. 
No build ing or structure is to be constructed that would 
impair future planning of the area. 

This area will be considered for tne expansion of 
full municipal services and development upon the 
completion of a Secondary Plan, prepared at a 
community or neighbourhood scale, in accoridance with 
the Implementation policies of this Plan. Tnrough the 
s ,econdary planning process, the ava ilability of services, 
soil condit ions. topographic features, environmenta l 
preservation, stormwater management, development 
constraints. and integration with established and future 
land use patterns will be considered. A Secondary Plan 
may be initiated if it can be demonstrated that there is an 
insuffident supply of existing developable land available 
to meet housing demand, or if it has been demonstrated 
that there is a need to increase the supply of buildable 
lots in either the north or south areas of the City to 
ensure that there is sufficient choice in the market. 

Within the Grov.rth Area, every residential neighbourhood 
shall be developed with a full range of housing types, 
meeting or exceeding an overall density of 20 dwelling 
units per gross hectare in order to provide for the 
housing needs of all citizens. Neighbourhoods should 
provide for a sense of place through non-residential 
nodes. It is intended that neighbourhoods connect to one 
another and surrounding areas through accessible, safe, 
and efficient transportation networks that will facilitate 
access to, and sharing. of, community services and 
fa ci lities. Connections through green corridors and open 
spaces that link Environmental Prot,ection areas will also 
be important considerations. 
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Offcial Plan – General References to Growth 

The Offcial Pla  makes a few, mostly ge eral refere ces to growth, a d future housi g  eed. 

I  the I troductio o page 3, the Pla  states: 

“In 201 , the Census of Canada estimated that approximately 107,909 persons lived in 

the City of Thunder Bay.” 

“The City’s population is expected to grow modestly over the next 20 years given its 

role as a regional service centre. This growth will be driven by labour force turnover 

and ongoing economic development efforts. At the same time, the City’s demographics 

continue to evolve as the population ages… It is expected that the aging trend will 

create a demand for new and different housing types.” 

Withi  the Patter  of Developme t sectio , o  page 9, the Pla  states: 

“Over the time frame of this Plan, residential growth will be directed to the Urban 

Settlement Area and the Rural Settlement Areas … A Growth Area, where secondary 

planning is required prior to development, is identifed within the Urban Settlement 

Area.” 

Further alo g o  this page, the Pla  repeats the same type of vague refere ce to growth as 

was made earlier o page 3, a d states: 

‘Looking ahead, the City’s population, number of households and employment is 

expected to grow modestly in the next 20 years.” 

I  Part 10 – Urba  Settleme t Area, o  page 71 the Pla  states: 

“While it is expected there will be continued demand for the development of new low-

rise housing forms, demand for multiple residential development and special needs 

housing continues to grow.” 

Fi ally, the last detailed refere ce to dema d expectatio s, is o the same page: 

“The City’s housing needs, over the last two decades, can be attributed to a number of 

factors including the maturing of the baby-boom sector of the City’s population as well 

as changes in the City’s demographic profle, which resulted in a smaller average 

household size. This trend of smaller household sizes is expected to continue.” 

I  regard to specifc employme t a d growth expectatio , i  Part 10 – Urba  Settleme t Area, 

u der Employme t Areas, o  page 78 the Pla  states: 
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“Employment decline in the resource-based processing, manufacturing, and distribution 

sectors has been offset with employment growth in service-related, health, institutional 

and knowledge based activities. 

It is anticipated that the City’s economy will continue to diversify. The Mining Readiness 

Strategy outlines how new mining activities that are, and will be, occurring in 

Northwestern Ontario may impact the City.” 

The City of Thu der Bay Official Pla  does  ot co tai  data refere ce to future growth, which 

could be of use i  co sideri g housi g  eed a d the  eed for the Growth Area,  or is related 

employme t growth data offered i  the Pla . 

Offcial Plan Expectation for Growth Analysis - by Others 

O  page 5, u der Guidi g Pri ciples, a d Respo sible Growth Ma ageme t, the Pla states: 

“Growth will be managed to achieve effcient, cost effective development that responds 

to current and future community needs..” 

No guida ce or process is provided regardi g determi i g “curre t a d future  eeds” 

The most specifc refere ce to ide tifyi g the  eed relates to allowi g developme t withi the 

Growth Area, to provide additio al housi g, a d o  page 78 the Pla  states: 

“A Secondary Plan may be initiated if it can be demonstrated that there is an 

insuffcient supply of existing developable land available to meet housing demand, or if 

it has been demonstrated that there is a need to increase the supply of buildable lots in 

either the north or south areas of the City to ensure that there is suffcient choice in the 

market.” 

The Growth Area policy o  page 78 the Official Pla  requires a multi-level a d very detailed 

a alysis. To complete this job would typically require the followi g: 

Tasks Required to Forecast Housi g Needs: 

1. Asses Supply 
- Co firm existi g LAND supply available for housi g, 
- Calculate past rate of la d utilizatio , a d project future la d supply, (past 5 
years plus future 5 to 20 years), a d 
- Tra slate future LAND supply i to pote tial housi g supply. 
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2. Asses Dema d 
- Co firm curre t HOUSING dema d (past 5 & future 5 yrs) by: 
- Assess housi g market activity over last 5 years, 
- Compile populatio  projectio s a d associated household formatio  forecasts, 
- I put developed eco omic a d associated migratio  projectio s, a d 
- Select the most realistic housi g, compou d-factor, dema d sce ario. 

3. Asses Housi g Market 
- Ide tify major factors a d tre ds i  past housi g market performa ce, 
- Ide tify major factors a d tre ds i  forecast housi g market performa ce, a d 
- Thus compile a statistically valid a d qua titative assessme t of housi g  eed. 

The Official Pla  policy also allows for the i itiatio  of a Seco dary Pla  based o  ide tifyi g 

the  eed for more housi g choice. 

Tasks Required to Demo strate a Need to E sure More Housi g Choice: 

1. Obtai  professio al assessme ts of available choice. 

2. Asses leadi g i dicators of future housi g supply a d dema d, a d 

3. Qua tify expected requireme ts for providi g housi g choice. 

The above are lists of work that could have bee  do e by City Pla  i g i  prepari g the  ew 

Official Pla . The tasks are clearly complex I  the past, whe  a  ew Official Pla  was bei g 

proposed, the City had typically u dertake  detailed populatio  projectio s a d related 

housi g dema d forecasts, usually i  the format of a Mu icipal Housi g Policy Stateme t. It 

appears that over the years it was fou d that employme t a d related migratio  forecasts, 

which are fu dame tal to growth a d housi g dema d projectio s, were more volatile a d 

proved to be overly difficult to predict, a d it appears that City Pla  i g decided these were 

too complex, difficult or u eco omical to u dertake. 

Based o  the above, i  my opi io , it would be extremely u reaso able for the City to 

dema d a developer, i terested i  o e small area of about 100 ha, be required to compile a 

report which is i  effect a complete City of Thu der Bay Housi g Market Assessme t, 

coveri g a la d area 328 times the size of the 100 ha of la d, the developer is i terested i . 

- No e the less, this Report provides the detailed a alysis  eeded by Cou cil to call for 

the preparatio a d adoptio of a BELROSE AREA Seco dary Pla . 
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PART 2 - PROOF OF NEED FOR MORE HOUSING MARKET CHOICE 

A - Assessment of Data on City F t re Ho sing Demand 

Latest Fi di gs of the O tario Home Builders’ Associatio  

I  October 2021, the O tario Home Builders’ Associatio  released a Report by Smart 

Prosperity I stitute which ide tifies a ‘family-frie dly’ housi g supply gap betwee  2016 a d 

2021 of 64,714 households, of which the gap i  Thu der Bay was small, but was forecast to 

grow. Specifically, based o  Mi istry of Fi a ce Populatio  Projectio s, the Report states that 

the City of Thu der Bay populatio  is projected to grow by 3,772 perso s, from 2021 to 2026; 

a d there will be a correspo di g need for more homes for 1,526 households by 2026, for 

a  immediate  eed for a  average  eed of 508 homes per year. Buildi g permit records 

i dicate that a total of 351 si gle detached homes were co structed i  the last 5 years (2016-

2021), for a  average of 72 homes per year. 

A copy of highlights from the “Baby Needs A New Home” Report are attached as Appe dix C. 

Note from Ontario Population Projections (March 2021): 

The populatio  of Norther  O tario is projected to grow slowly over the projectio  horizo , with a 
slight i crease of 3.7 perce t, from 811,000 i  2020 to 841,000 by 2046. Withi  the North, the 
Northeast is projected to see populatio  growth of 23,000 or 4.0 perce t, from 569,000 to 
592,000. The Northwest is projected to experie ce growth of 7,000 or 2.9 perce t, from 242,000 
to 249,000. 

I  the past, Norther  O tario's positive  atural i crease offset part of the losses it experie ced 
through  et migratio . However, while the North has rece tly see  modest  et migratio  gai s, 
its  atural i crease has tur ed  egative. 

Mi i g Readi ess Strategy 

The Thu der Bay Commu ity a d Eco omic Developme t Corporatio  (CEDC) releases its 

Mi i g Readi ess Strategy (MRS) report i  February 2021, a d ide tified that mi i g i  

 orthwester  O tario is expected to ge erate a peak of 2,000 co structio  a d 3,400  ew 

jobs by 2023, a d implied that dema d will rise i  the City of Thu der Bay as a result. 

Specifically, the study ide tified six (6) operati g mi es a d fiftee  (15) major exploratio  sites 

i  the regio . The study map o  page 8, shows that half the operati g mi es (3 of 6) are 



              

            

             

  

             

         

        

    

              

           

 OCCUPATION                                     Percentage                   Number of  Jobs  

Production  occupations:   24%   13  

Trades Occupations 11%      

Professional  & Physical Sci ences   9%   54 

Supervisors and  Foremen   7%   42 

Technicians  7%   42 

Support  Workers  4%  24 

HR a nd  Finance  Workers  3%  18 

 Other Occupations                                       35%                      209                    

TOTAL               5 7 
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located i  close proximity to Thu der Bay. The CEDC advised that of the two mi es located 

withi  1.5 hours by car or air, amo g the 1,380 employees, approx 700 live i  Thu der Bay. 

O e third of the major exploratio  sites (5 of 15) are also located i  closer proximity to the 

City of Thu der Bay. 

The Report states o  page 21, that the City “is well perceived as a full-service commu ity with 

the most ame ities (housi g, hotels, etc) required for reside ts a d visitors.” a d goes o  to 

say “Thu der Bay is well positio ed to attract a d retai  mi i g sector workers a d their 

families due to the city’s premier ame ities a d opportu ities.” 

Should the City capture half of the estimated 1,133  ew forecast local area mi i g jobs the , 

per 2020 mi e data patter s, the jobs would likely be distributed i  the followi g occupatio s: 

The Report states o  page 36, that “most labour is sourced locally a d the operati g mi es 

purchase most goods a d services i  the local area (estimated 70%).” I  the fiscal a alysis 

sectio  (p.36) the Report i dicates that each of the curre t 2,675 mi i g job ge erates o  

average $385,000 worth of GDP (direct wages, expe ditures, seco dary activity a d i duced 

activity) as well as $63,500 i  taxes to gover me ts. The Report ide tifies that i  2019, $500 

millio  was spe t o   orthwester  O tario mi e goods a d services, This calculates to 

$187,000 per curre t mi i g job. The study  otes for every $10 millio  o  goods a d 

services, 5 direct a d 4 i direct jobs are created. 

This CEDC report data implies that 561 additio al jobs ge erate $106 millio  i  goods a d 

services, plus 52 direct a d 41 i direct jobs, for a mi imum total of 654 Thu der Bay jobs. 
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The Report reviews possible mi i g activity dema d for employme t la ds, a d offers a  

i ve tory of such la ds withi  the city (pages 23-25). U fortu ately,  o forecast of possible 

housi g dema d a d associated  eed for additio al housi g la ds is offered. 

The Summary a d some highlights form the CEDC Mi i g Readi ess Strategy report are 

i cluded as Appe dix D. 

I  my opi io , based o  the Mi i g Readi ess Strategy fi di gs, it would be co servative to 

say that from the estimated 3,400  ew perma e t mi i g jobs to be created by 2023, about 

650 new jobs would come to the City, and these workers will need additional homes. 

Stats Ca ada  otes Thu der Bay city has a  employed labour force with 57,040 jobs a d 

47,185 occupied households (2016). At this curre t ratio (0.825) it is estimated that the  ew 

mi i g jobs could support a  additio al 540 households. This would mea  a  a  ual 

average dema d for at least 180 more additional homes every year, for the  ext 3 years. 

Summary 

The O tario Home Builders Associatio   ew “Baby Needs A New Home” Report (Oct 2021) 

ide tified a ‘family-frie dly’ housi g supply gap i  Thu der Bay, a d forecast that due to 

populatio  growth the City will  eed 1,526 more homes for households by 2026, which is a  

a  ual average dema d for over 305 additional homes every year, for the  ext 5 years. 

The CEDC’s rece t Mi i g Readi ess Strategy (Feb 2021) fou d that mi i g i   orthwester  

O tario is expected to ge erate a peak of 2,000 co structio  a d 3,400 perma e t  ew jobs 

by 2023. With five of fiftee   ew mi es locati g close to the City, Thu der Bay is expected to 

capture approximately 561  ew mi e jobs, plus 52 direct a d 41 i duced jobs, for 654 i  total. 

At the curre t Stats Ca ada, local jobs to dwelli gs ratio, the  ew mi i g jobs could support 

a  additio al 540 households. This mea s a  a  ual average dema d for at least 180 more 

additional homes every year, for the  ext 3 years. 

The two above recent documents identify that Thunder Bay city should prepare for an 

annual demand for 485 additional dwelling per year, for at least the next three years. 

http:2016).At
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B - Assess ent of the Data in City Annual Lot Inventory (CALI) Reports 

City A  ual Lot I ve tory (CALI) Report – March 2021 

City pla  i g staff process applicatio s for pla s of subdivisio , whereby  ew lots are created 

a d therefore feel they have a direct measure of available vaca t,  ew reside tial lots. I  the 

spri g, City pla  i g staff typically provide Cou cil with a  a  ual cou ts of occupied a d 

remai i g ‘vaca t’ lots (lots where a buildi g permit has  ot yet bee  applied for) withi  

Registered pla s. They also provide cou ts of up-comi g lots, bei g those o  the way to 

becomi g available (draft approved) a d lots that were i   ew proposed pla s (o  circulatio ). 

The report also  otes the  umbers of reside tial u its, a d also discussed possible pote tial 

lot supply. 

The latest CALI report, from March 2021, for the year 2020 is i cluded as Appe dix E. 

The March 2021 CALI report  oted a total of  i ety-o e (91) vaca t lots, i te ded for si gle 

detached dwelli gs, i  urba -serviced pla s of subdivisio , up from 69 i  2018. The majority 

of the 2020 si gles lots were i  the south (66 lots) with only t enty-five (25) lots in the 

north part of the City. 

About AVAILABLE Lot Supply 

The domi a t lot supply docume t has always bee  the City’s A  ual Lot I ve tory (CALi) 

reports. They provides a useful picture of the possible  umbers of lot a d u its that might 

become available over the comi g 20-year time spa  of the Official Pla . However, for the 

immediate a d short term lot supply, it is i accurate, due to a  umber of assumptio s. 

The Lot I ve tory Reports  ote “the supply of readily available lots/u its is most easily 

measured by taki g cou t of the  umber of lots available for sale i  registered pla s of 

subdivisio .” U fortu ately, assumi g that a y u -built lots are “available” is u realistic, 

because the situatio  is differe t i Thu der Bay tha  i  ma y other O tario mu icipalities, 

where the la d developer is usually also the dwelli g builder. I Thu der Bay there is a 

separatio , a d the la d developers are usually NOT the dwelli g builder. Ma y lots are 

purchased by the builders a d are held as sites, or i ve tory, for future co structio . These 

lots are therefore  ot available for sale, or immediate co structio . To cou t all u -built lots 
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as bei g available lots is simply wro g a d provides a  over-stated image of buildi g lot 

supply. Because of this assumptio , there is a disco  ect betwee  vaca t lots available 

accordi g to Pla  i g staff, as compared to listi gs of the Thu der Bay Real Estate Board. 

As a result of these assumptio s, all but o e of the 91 vaca t Registered urba  si gle lots 

ide tified i  the City Lot I ve tory i  the spri g – were all sold, with o ly o e lot o  resale. 

About Reside tial INTENSIFICATION Rates 

The City Lot i ve tory states that i  2019, thirty-five (35%) perce t of all  ew reside tial u its 

i  the urba  serviced area were created through i te sificatio , a d that i  2020 that 

i te sificatio  perce tage i creased to forty-three (43%) perce t, a d will i crease further due 

to Official Pla  policies a d proposed  ew Zo i g by-law regulatio s. Some suggest that 

stro g i te sificatio  is due to the extreme lack of supply, of  ew urba  serviced buildi g lots, 

a d say I fill has extremely low pote tial for lot supply, as depe de ce o  previously ow ed 

vaca t lots is e tirely u predictable, i fill lots usually result i  multi-u it buildi gs, a d 

therefore lots i   ew pla s, are more reliable as the primary source of buildi g lots, especially 

for si gle detached dwelli gs 

About Home CONSTRUCTION Rates 

The City Lot I ve tory reports that the  umber of si gles co structed i  the Urba  Settleme t 

Area, i  2019 was 40, a d i  2020 it was 31. However, it should also be  oted that most of 

these were i  Mapleward Estates o  partial services o ly. For i te sificatio  co structio , i  

2019-2020, o ly 15 of the 94 dwelli g u its o  i fill lots, were si gle detached dwelli gs. 

Amo g the total 71 si gle detached dwelli g from 12019-2020, a  ual si gles, very few 

(u der 10%) are o  urba  i fill lots, while almost half are o  previously ‘ow ed or held’ lots, 

a d the rest are o  lots i   ew pla s. It has to be  oted that of the 46 lots appeari g i  2020, 

most (42) were o  lots with septic, a d partial (city-water o ly) services, a d  i ety-o e 

(91%) were all located i  the south part of the City. 

About Curre t LOT TURNOVER Rates 

The City lot i ve tory  otes that i  2019, i  registered pla s, 38 lots were developed, while 42 

 ew lots were added (became Registered). The Report states that it assumes, based o  5-yr 

averages, that 46 lots per year will appear a  ually, emergi g out of lots i  Draft Approved 
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Pla s to become fully Registered lots. For the same 5-yr period buildi g permit i dicated a  

a  ual average of 72 si gle detached dwelli gs bei g co structed. From CALI report 

numbers, construction demand appears to be 56% higher than lot supply. 

The noted CALI average of 46 ne  lots, include partial service area, and it is certainly 

too lo  to offer home buyers necessary choice, in lots on full urban services, 

particularly if they seek a location in the north part of the City. 

About FUTURE Lot Supply 

The City Lot I ve tory does provide the best source for estimati g the possible  umber of 

future reside tial, urba , si gle lots that could be comi g i to the supply, i  the medium a d 

lo g term. Such projectio s rely o  data about Draft Approved pla s of subdivisio , a d pla  

of subdivisio  applicatio s that are o  Circulatio . 

The u published data about lots i  Draft & O  Circulatio  pla s is attached as Appe dix F. 

Curre tly, the possible  umber of  ew si gles lots from Draft Pla s is 756, a d all of these 

start as vaca t lots. It should be  oted that o ly 578 are lots for urba -serviced si gles, a d of 

these o ly 257, or only 44% percent of these future lots are for singles,  ould be located 

in the north part of the city. 

Curre tly, the possible  umber of  ew lots from Pla  o  Circulatio , is eve  worse. These 

pla  could provide o ly 470 additio al lots. According to the 2021 CALI report, none, 

(0.0%) of the ne  lots in current Plans on Circulation  ould be on full urban services; 

and none (0.0%) of the ne  lots  ould be located in the north part of the city. 

Regardi g Forecast POTENTIAL Lot Supply 

The City A  ual Lot I ve tory Reports (CLIR) have always advised that “i  terms of a supply 

of appropriately desig ated la ds...the amou t of la d will support a ticipated developme t 

for years (decades) to come, offeri g adequate opportu ity for choice a d growth.” [i  the 

future]. 
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Not all desig ated la d is equal, or releva t, whe  co sideri g immediate a d mid-term 

supply of urba -serviced buildi g lots. I  the past the possible developme t of 28,000 u its o  

desig ated la ds i  Parkdale would  ot cou t after the Parkdale Bog was ide tified a d 

desig ated. La ds for dwelli gs o  private well a d septic i  the Rural do  ot cou t. La ds 

that would support partial (city water o ly) developme t do  ot cou t. Remai i g la ds i  

Parkdale or other areas that require multi-millio  dollar exte sio s of sewers, roads a d 

bridges do  ot cou t. These lots a d estimated lo g-term pote tial ca  ot be reaso ably 

co sidered as likely to become available. For builders a d home buyers ‘real’ supply matters. 
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C - Assess ents of Other Data and Findings on the Supply of Building Lots 

Thu der Bay Real Estate Board 

Attached as Appe dix G, is a letter from the Thu der Bay Real Estate Board (TBREB), dated 

August 4, 2021. The TBRB represe ts 261 member realtors, with over 200 active curre t 

listi g withi  the City. 

This letter states that the Board is of the opi io  that a  eed curre tly exists i  the City of 

Thu der Bay for additio al lots. The Board  otes, there are a limited  umber of homes 

available for sale, there is a shortage of available lots, additio al lots are  eeded to mai tai  a 

healthy market, a d such additio al lots would help ma age risi g property values, while 

shortages  egatively impact both citize s a d those who wish to relocate to Thu der Bay. 

The TBREB fi ds that there is simply a scarcity of available reside tial lots. The biggest 

 egative impact associated with u der-supply is over-prici g. Buyers are forced to pay too 

much a d are getti g to little value for their mo ey. The values  ot bei g delivered are 

buildi g quality, buildi g type selectio  a d locatio  selectio . Scarcity mea s that the Official 

Pla  Ge eral Pri ciple, fou d o  page 5 a d Reside tial Areas affordability Objective fou d 

o  page 72 is  ot bei g met. That Pri ciple states: “ The Ci y will encourage  he developmen  

of diverse and affordable housing  o help a  rac  and re ain young families,  o accommoda e 

people of all ages and abili ies, and  o provide housing op ions for an aging popula ion.” 

Accordi g to the professio als who’s livelihoods depe d o  the reside tial real estate market, 

there are not enough lots available anywhe e in the City, in the north or south parts. 

Multiple Listi g Survey – August 2021 

A Review of MLS vaca t lot listi gs was completed i August 2021, a d the fi di gs stro gly 

supported the TBREB opi io . The MLS Vaca t Lots Report is provided i Appe dix H. 

If a reside t or builder i  the City wa ts to fi d a  available vaca t lot to purchase, to build a 

house o , the  the very first a d most obvious place they look is at real estate listi gs, a d of 

the various locatio s a d forms of listi gs, the largest by far is the Multiple Listi g Service of 

the local Real Estate Board a d its member realtors. 
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The August 2021 MLS Vaca t Lots Report fou d eight (8) vaca t reside tial lots o  full urba  

serviced (mu icipal sewer a d water) i  the  orth part of the City ( orth of the Harbour 

Expressway). They were at various scattered locatio s, a d although the average lot price 

was $95,800, the vaca t i fill lots ra ged i  price from a low of $39,000 o  Wi  ipeg Ave, to a 

high of $249,000 also o  Wi  ipeg Ave. 

The supply of vaca t i fill lots i  the south part of the City was similarly scattered, showi g a 

sightly lower price. The average vaca t i fill lot price was $73,000, amo g seve  (7) lots, a d 

with the price ra gi g from a low of $39,900 o  Victoria Ave, to a high of $99,000 o  Mary St. 

Among all fifteen(15) urban serviced, vacant lots listed on MLS in the City, only one, on 

Tuscant Ct  as for sale (at $124,900) in a ne  registered plan of subdivision. 

Vaca cy Survey of Lot Developers – August 2021 

O August 20, 2021, Norther  Pla  i g co tacted by pho e every developers who, accordi g 

to the u published (CALI) report Summary of Lots By Status, of March 2021, had vaca t lots, 

i te ded for si gle detached dwelli gs, o  lots with full mu icipal services. The CALI report 

ide tified  i ety-o e (91) such vaca t lots, with twe ty-five (25) or only 27 percent of these 

vacant building lots are located in the north part of the City. 

I  Thu der Bay, u like i  souther  O tario, ma y lots are purchased by the builders a d are 

held as sites, or i ve tory, for future co structio . These lots are therefore  ot available for 

sale, or immediate co structio . 

Every compa y listed o  the CALI, with vaca t urba -serviced lots, for si gle detached 

dwelli gs, i  registered pla  of subdivisio , was co tacted by pho e, o August 20, 2020; a d 

the surprisi g result was that NOT ONE VACANT LOT  as actually available for sale. 

Fi di gs About FUTURE Prices 

The price of  ew homes i Thu der Bay has always bee  li ked with a d depe de t o  the 

supply of  ew reside tial lots. I  the last 2 years both CMHC a d Market Reports (REMAX) 

cite a lack of supply as a key cause of annual ne  home price increases of 10-17%. 
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Back i  Dec 2020, REMAX  oted “with lo  inventory and gro ing demand, the price of 

si gle detached homes i  Thu der Bay i creased to $278,381...Remax expects seller’s 

market co ditio s to persist i  2021, with a 10% i crease to a  average of $273,308. 

Back i  Dec 2020, REMAX  oted “Brokers a ticipate average sale price i creases i  smaller 

markets such as North Bay (four per ce t); Sudbury (five per ce t); Thunder Bay (10 per 

cent); Colli gwood/Georgia  Bay (10 per ce t); a d Muskoka (20 per ce t), where the move-

over tre d has remai ed stro g. 

The CMHC Housi g Market Outlook of Spri g 2021, states: Total sales outpaced total  ew 

listi gs… sales growth has bee  stro ger for relatively more expe sive si gle-detached u its, 

si ce households have sought larger homes from which to work, further supporti g overall 

average price gai s.”[i creases]. “The ratio of si gle-detached starts to total starts will 

i crease, reflecti g the shift i  prefere ce toward si gle-detached u its o  the resale market, 

as i dicated by their current lo  inventories and strong price gro th.” CMHC report 

excerpts are i cluded as Appe dix I, while Remax excerpts are Appe dix J. 

I  Oct 2021, Ly   McNutt of REMAX Ca ada  otes: “O  the  ew-co structio  fro t, housi g 

starts are ge erally slow i Thu der Bay, with ne -home inventory and construction 

falling short of current dema d. You g couples will also drive move-up buyer activity  ext 

year – a segme t that has bee  highly challe ged by low supply a d risi g prices.” 

I  October 2021, Kare  Hill, V-P TBREB stated; “Beyo d the low i terest rates, Thu der Bay 

is also facing a shortage of houses bei g put up for sale, which co tributes to the rise i  

prices as well. More  ew builds would be great, we could defi itely sell them if give  the 

opportu ity.” 

Similarly, CMHC i  the Natio al Housi g Market Assessme t of Oct. 2021 states; “Housi g 

i ve tories for Ca ada remai  low. The pace of ne  home absorptions remained strong 

though the first half of 2021, with 85% of  ewly built homeow ership u its selli g upo  

completio  i  each of the first two quarters, the highest this ratio has registered si ce the 

early 2000’s.” 
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PART 3 – CONCLUSIONS AND RECOMMENDATIONS 

1. Annual De and for New Housing in the Next 3 to 5 Years 

The O tario Home Builders Associatio   ew “Baby Needs A New Home” Report (Oct 2021) 

ide tified a ‘family-frie dly’ housi g supply gap i Thu der Bay, a d forecast that due to 

populatio  growth the City will  eed 1,526 more homes for households by 2026, which is a  

a  ual average dema d for over 305 additional homes every year, for the  ext 5 years. 

The CEDC’s rece t Mi i g Readi ess Strategy (Feb 2021) fou d that mi i g i   orthwester  

O tario is expected to ge erate a peak of 2,000 co structio  a d 3,400 perma e t  ew jobs 

by 2023. With five of fiftee   ew mi es locati g close to the City, Thu der Bay is expected to 

capture approximately 561  ew mi e jobs, plus 52 direct a d 41 i duced jobs, for 654 i  total. 

At the curre t Stats Ca ada, local jobs to dwelli gs ratio, the  ew mi i g jobs could support 

a  additio al 540 households. This mea s a  a  ual average dema d for at least 180 more 

additional homes every year, for the  ext 3 years. 

In summary, the t o above recent documents identify that Thunder Bay city should 

prepare for an annual demand for 485 additional d elling per year, for at least the next 

three years. 



       

             

            

             

           

     

            

                  

             

                 

              

             

              

              

          

              

        

Page 29 of 122Committee of the Whole - Monday, March 21, 2022

2. Current Lot Supply According to Real Estate Data 

In Augu t 2021, the Thu der Bay Real Estate Board (TBREB), advised there are a limited 

 umber of homes available for sale, there is a shortage of available lots, additional lots 

are needed to maintain a healthy market, a d such additio al lots would help ma age 

risi g property values, while shortages  egatively impact both citize s a d those who wish to 

relocate to Thu der Bay. 

A Review of MLS vacant lot li ting , completed in Augu t 2021, found eight (8) vacant 

residential infill lots on full urban services in the north part of the City (7 i  south part). 

These  orth vaca t i fill lots were at various scattered locatio s, a d ra ged i  price from a 

low of $39,000 o  Wi  ipeg Ave, to a high of $249,000, also o  Wi  ipeg Ave. Among the 

15 infill lots listed on MLS, only one  as in a ne er registered plan of subdivision. 

O August 20, 2021, Norther  Pla  i g co tacted every developer with vaca t lot listed i  

the CALI, i te ded for si gle detached dwelli gs, o  lots with full mu icipal services. Of the 

 i ety-o e (91) such vaca t lots, twe ty-five (25) were i  the  orth part of the City. The 

Survey of Developers fou d that NOT ONE VACANT LOT  as actually available for sale. 

In su  ary, in the north part of the City there are eight (8) infll lots, and zero (0) 

urban-serviced building lots currently available in Registered Plans of Subdivision. 
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3 Lot Supply On-Strea According to the CALI Reports 

The Spri g 2021 City A  ual Lot I ve tory (CALI) report ide tified a supply of 91 vaca t 

urba  buildi g lots, but o ly twe ty-five were i  the  orth part of the City. Upo  review, these 

 umber was fou d to be a  over-stateme t due to builder i ve tories. At the other, lo g-term 

e d of the supply spectrum, the CALI estimates of desig ated la ds with pote tial to provide 

buildi g lots were fou d  ot likely to be available, a d therefore  ot releva t to the market. 

I  regard to short term, the CALI reports provide a review of co structio  activity (take-up). 

Buildi g permit records i dicate a total of 351  ew si gle detached dwelli gs ‘family-frie dly’ 

homes were co structed i  the 5 years betwee  2016 a d 2021, bei g o  average 71 homes 

a  ually, however the CALI report fou d that o  average o ly 46 lots were becomi g 

registered (available for sale) a  ually. 

The CALI Report does provide the best source for estimati g the possible  umber of future 

reside tial, urba , si gle lots that could be comi g i to the supply, i  the mid-term. Possible 

 umber of  ew si gles lots i  Draft Pla s is 756, a d 578 are lots for urba -serviced si gles, 

but only 170 lots, or 29% percent  ould be located in the north part of the city. The 

 umber of possible  ew lots from Pla  o  Circulatio  is worse. These pla  could provide 470 

additio al lots, however NONE of these  ould be on full urban services; and NONE of 

these ne  470 proposed lots  ould be located in the north part of the City. 

In su  ary, for the north part of the City, the best  easure of supply indicates that 

only 170 lots could co e on-strea fro Draft Plans, and of the 470 lots fro On-

Circulation absolutely zero would be in the north part. 
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4 Insights into Housing Supply and Price Trends According to Real Estate Reports 

I  December 2020, REMAX  oted “with lo  inventory and gro ing demand, the price of 

si gle detached homes i  Thu der Bay i creased to $278,381...Remax expects seller’s 

market co ditio s to persist i  2021, with a 10% i crease to a  average of $273,308. 

The CMHC Housi g Market Outlook of Spri g 2021, states: “Total sales outpaced total  ew 

listi gs… sales growth has bee  stro ger for relatively more expe sive si gle-detached u its 

… The ratio of si gle-detached starts to total starts will i crease, reflecti g the shift i  

prefere ce toward si gle-detached u its o  the resale market, as i dicated by their current 

lo  inventories and strong price gro th.” 

The CMHC, Natio al Housi g Market Assessme t of Oct. 2021 states; “Housi g i ve tories 

for Ca ada remai  low. The pace of  ew home absorptio s remai ed stro g though the first 

half of 2021, with 85% of ne ly built homeo nership units selling upon completion i  

each of the first two quarters, the highest this ratio has registered si ce the early 2000’s.” 

I  Oct. 2021, Ly   McNutt of REMAX Ca ada  otes: “O  the  ew-co structio  fro t, housi g 

starts are ge erally slow i Thu der Bay, with ne -home inventory and construction 

falling short of current demand. You g couples have bee  highly challe ged by low supply 

a d risi g prices.” 

I  Oct. 2021, Kare  Hill, V-P TBREB stated; “Thunder Bay is also facing a shortage of 

houses bei g put up for sale, which co tributes to the rise i  prices as well. More  ew builds 

would be great, we could defi itely sell them if give  the opportu ity.” 

In summary, Thunder Bay faces real danger of excessive housing price increased due 

to a continuing lack of supply. 
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5. Overall Thunder Bay Housing Lot Supply Forecast 

I  terms of dema d, accordi g to  ew reports, the Thu der Bay City will  eed at least 480 

additio al homes - every year for at least the  ext three to five years. 

I  terms of  ew home supply, accordi g to CALI reports, the City market has, o  average, 

bee  co structi g 71  ew si gle detached dwelli gs a  ually - o e sixth of what is  eeded. 

I  terms of curre t reside tial lot supply, accordi g to  ew Reports i August 2021, there were 

o ly eight vaca t i fill lots, a d zero (0.0)  ew buildi g lots, for si gle detached homes, 

available i  the  orth part of the City. 

I  terms of forecast lot supply, o -stream, from Draft Approved Pla s, o ly 170 lots, or 29% 

perce t would be located i  the  orth part of the city. Therefore, at least 110 additio al lots are 

 eeded i  the  orth part of the City, to serve a bala ced market a d provide equal choice. 

I  terms of forecast future lot supply, from Pla s o  Circulatio  there could be 470 additio al 

lots, but  o e would be o  full urba  services, a d  o e would be i  the  orth part of the city. 

At least 470 additio al lots are  eeded i  the  orth part of the City - to serve a bala ced 

market, a d provide equal choice. 

In su  ary, it appears that the annual need for at least 480 new ho es cannot be  eet 

given the li ited lots available in current plans of subdivision under develop ent. 

It also appears the supply of lots needs to be increased by 580 lots in the north part of 

the City, to support a balanced market supply and provide sufficient housing choice. 



   

           

          

          

       

           

        

  

           

         

        

        

   

          

      

          

         

        

       

        

           

     

    

        

           

         

            

Page 33 of 122Committee of the Whole - Monday, March 21, 2022

6. Desirable Actions 

U til this report was compiled, the o ly evide ce of the ‘real’  eed for more reside tial 

buildi g lots was mostly dispersed a d a ecdotal. U fortu ately, the research of others, a d 

the local research co ducted, has revealed reside tial buildi g lot shortages are much 

greater, a d more urge t tha  i itially a ticipate. 

Actio  steps are  eeded to address ide tified  eeds. It is suggested that withi  the powers 

available to Cou cil, the followi g types of i itiatives would be helpful: 

Regardi g Growth Area 

• Recog ize that there is a  overall shortage i  the supply of reside tial buildi g lots, 

• Decide that the preparatio  of a Seco dary Pla  for Belrose Area is warra ted, 

• Direct that a Seco dary Pla Area Study - Term of Refere ce be adopted, 

• Direct the Pla  i g cooperate with reside tial developers i  Pla  preparatio . 

Regardi g Reside tial I formatio : 

• Recog ize that some assumptio s a d related shortfalls occur i  the CALI reports, a d 

direct that steps be take  to improve this tool, 

• I clude review of the latest Mi istry of Fi a ce populatio  projectio s i to CALI reports, 

• Work more closely with the CEDC a d similar age cies, i cludi g TBREB to co vert 

 ew eco omic growth i dicators i to specific City job estimates, a d projectio s of the 

 umber of  ew households that will  eed to be accommodate, 

• Re-establish a regular (5-yr) a alysis of household formatio  projectio s, for use a  

i put i to a y  eeded housi g dema d, a d the related projectio s of future  eed for 

additio al reside tial la ds i  the Official Pla . 

Regardi g Developme t Policies, Practices a d Attitudes 

• Re-establish the past practice of developer’s rou d-table i to a regular two-way process, 

• Officially recog ize the core purpose of the Official Pla  is “to Guide Needed Growth” 

• Attempt to shift applicatio  review attitudes, to co sider developme t  ot as  ecessary 

evils, but as opportu ities to grow the assessme t base a d build a better commu ity. 



  

      

  

           

        

        

 

        

         

 

        

    

       

 

Page 34 of 122Committee of the Whole - Monday, March 21, 2022

7. Report Reco  endations 

It i  recommended that Thunder Bay City Council pa  e  a Re olution which: 

1. Accept thi  Report for information, 

2. Declare  that the preparation of a Secondary Plan for the Belro e Area i  

warranted, 

3. Direct that the Planning Divi ion work  peedily with the Developer to: 

a) Finalize the propo ed Belro e Secondary Plan Area Study Term  of 

Reference, 

b) Review and work with the Developer to pre ent the Study Area 

Background Report at a Public Information Meeting, and circulate the 

document for feedback, 

c) Work with the Developer to Finalized the propo ed Belro e Area 

Secondary Plan for pre entation to Council, and, 

d) Prepare the appropriate Admini trative Report and any Recommended 

Re olution  for Council for con ideration. 
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List o Appendices: 

APPENDIX A – Dra t Resolution  or City Council 

APPENDIX B – Dra t Terms o Re erence  or A Belrose Secondary Plan Study 

APPENDIX C – Excerpts – BABY NEEDS A NEW HOME, Ontario Homes Builders’ 

Association, Oct 2021 

APPENDIX D – Excerpts – MINING READINESS STUDY, Thunder Bay CEDC, Jan 2021 

APPENDIX E – Annual  ot Inventory (CA I) Report, City of Thunder Bay, March 2021 

APPENDIX F – Lots in Subdivision (CALI) Unpublished, City of Thunder Bay, May 2021 

APPENDIX G – Letter – Thunder Bay Real Estate Board – Aug. 6, 2021 

APPENDIX H – MLS Vacant Lots Listings Report – Northern Planning, Aug. 18, 2021 

APPENDIX I – Excerpts – CMHC Housing Market Forecasts 

APPENDIX J – Excerpts – REMAX Housing Forecasts 
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It is su  ested that followin  review of the Plannin  Rationale to justify the preparation of a 

Belroase Secondary Plan, that the Plannin  Division brin  a brief report to Council, and that 

report include a Recommendation, somethin  like the followin : 

“The P anning Division recommends that Thunder Bay City Counci  passes the fo  owing 

Reso ution: 

That with respect to the Report “An Urgent Need” provided by Digregorio Investments, 

it is reso ved that: 

1. The Report is accepted for information, 

2. The preparation of a Secondary P an for the Be rose Area is warranted, 

3. The P anning Division is to work speedi y with the Deve oper to: 

a) Fina ize the proposed Be rose Secondary P an Area Study Terms of 

Reference, 

b) Review and work with the Deve oper to present the Study Area 

Background Report at a Pub ic Information Meeting, and circu ate the 

document for feedback, 

c) Work with the Deve oper to Fina ized the proposed Be rose Area 

Secondary P an for presentation to Counci , and, 

d) Prepare the necessary Administrative Reports with imp ementation 

Recommendations for consideration by Counci  in spring 2022.” 
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Belrose Secondary Plan - Proposed Term of Reference May 12  2021 

Three-Step Process 

Following agreement on the limits of the Study Area  the applicant proposes to prepare an area 

Background Report which includes suggested development options  for internal circulation to City of 

Thunder Bay  to be followed by an Applicant’s Public Open House to review the Background Report  

and it would then be updated and completed with submission of the Proposed Belrose Secondary Plan. 

Matters like recommended phasing  municipal funding strategy  and design guidelines will be 

detailed in the final Belrose Secondary Plan document. 

The Background Report will contain the bulk of the analysis and recommendations. 

Background Report Content 

The Secondary Plan Background Report will: 

· Identify and examine existing land uses  sites with cultural heritage value/features  and areas with 

natural heritage features  the plan area’s soils  geology and surface and ground water conditions  

existing water and wastewater systems  stormwater management and transportation systems. 

This work will review existing conditions  constraints and opportunities for growth and 

development; 

· Identify areas suitable for development  areas to be retained in natural condition and areas required 

for infrastructure requirements; 

· Present several options for an appropriate mix of land uses and amenities  noting integration with 

existing development and alignment with Provincial and local growth goals; 

· Determine municipal servicing requirements including water  sanitary  and storm requirements to 

support development and mix of land uses; 

· Determine transportation/road network requirements and improvements to support development  

including active transportation and the urbanization of the existing street system and future road 

networks; 

· Develop appropriate policies to support mix and range of appropriate land uses that are consistent 

with Provincial and City of Thunder Bay Official Plan objectives. 

Stefan Huzan 

Northern Planning 
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ONTARIANS ON THE MOVE: PROJECTING ONTARIO'S GROWING 
NUMBER OF HOUSEHOLDS 

Executive Summary 

Ontario's population grew by nearly one million people in the five years between July 1, 2016, and June 

30, 2021, after growing by just over 600,000 persons in the previous five years. This dramatically 

increased the demand for housing, while the rate at which new homes were built stayed virtually 

unchanged. This increased demand, from young Ontarians that have started to, or would like to start, a 

family with no change in supply, contributed to rising home prices and a shortage of family-friendly 

housing across Southern Ontario before the pandemic. 

To estimate the size of this supply/demand mismatch, we calculate the number of households that 

would typically be formed, at a Census Division level, across Ontario, given the demographic profile of 

the population increase. We estimate that 413,753 households should have been formed, but only 

349,039 new housing units, of all types, were built over those five years. This difference, of 64,714 

households, can be thought of as the supply gap of housing over the period. These are households that 

would have been formed, but were not, and had to find alternate arrangements (e.g. adults in their 20s 

and 30s living with parents rather than starting their own households). 

Using the same methodology, we can also project the number of households that will be formed using 

Ontario Ministry of Finance population projections, at a community level. If those population projections 

prove prescient, and 2.27 million more people are added to Ontario's population between 2021 and 

2031, we project that an additiona 1911,347 households should be formed over the next ten years. 

Adding together the unformed households from 2016-21 due to the supply gap of homes, along with 

the formation of new households, we project, on net, an additional one million households to be 

formed in the next ten years, requiring one million new homes. 

The number of households that are actually formed will be determined, in part, by a set of policy 

decisions including immigration policy, labour policy, rules governing international students and, of 

course, housing policy. This estimate of one million additional households should be taken as what could 

be expected in the absence of policy changes. Ultimately, the future is what we make of it, and the 

decisions we collectively make as a province and a country. 

This report is not a planning document, nor is it a planning forecast, but we hope it will inform planners 

and policymakers of the high (by Ontario standards) levels of population growth and housing demand, at 

a community-by-community level, that the province is projected to experience over the next decade. 

We must plan for an adequate supply of family-friendly, climate-friendly housing, in or near the 

communities in which people work, to attract and retain talent, to provide available and attainable 

housing and a high quality of life for all Ontarians, and to ensure employers have access to the local 

labour they need to build a stronger, cleaner economy. 

iii 
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Thunder Bay Census Division - Household Projection 

The Ontario Ministry of Finance projects Thunder Bay Census Division's population to grow by 3,624 

persons over the next 10 years. This would counteract the 3,863 person decline experienced between 

2006-16. Over the next 10 years, we project an additional 1,526 households93 
, on net, living in Thunder 

Bay Census Division, occupying 393 high rise apartment units and 1,133 low and medium density 

housing units, on net. 

Thunder Bay CD - Projected Net New Households by Demand Type per 5 Year Period 
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• Low & Medium Density High Rise Apartment 

From 2021 to 2031, 9,758 new young families occupying low and medium density will be formed . This 

will be offset by 8,625 older families leaving existing low and medium-density housing. 

Thunder Bay CD - Projected Gross Low & Medium Households by 5 Year Period 
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93 This data is intended for use as a projection of fut ure household formation and housing demand and is not intended to be 
used as a replacement for planning documents. 
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Thunder Bay Census Division - Population Projection 

Thunder Bay Census Division is comprised of the 33 separate Census Subdivisions, by far the largest of 

which is the city of Thunder Bay. Many of those Census Subdivisions experienced population decline 
from 2001 to 2016, though two (the municipality of Shuniah and the First Nation reserve of Fort William 

52) experienced an increase of over 300 residents. 

Thunder Bay CD - Population by Census Subdivision 
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Thunder Bay Census Division's unusual population growth projection for 2021-26 is almost certainly due 

to the return of international students after the end of the pandemic. The Ontario Ministry of Finance 

projects that once those students have returned, the population of the Census Division should stay 

relatively unchanged for the next two decades. 

Thunder Bay CD - Population Growth Per Five Year Period 
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Executive Summary 

Northwestern Ontario is posit ioned to capitalize on a significant reg ional economic development 

opportunity over the coming years due to the current 6 operating mines (gold and pallad ium) and 15 

major exploration projects (gold, palladium, lithium, graphite and nickel-copper-PGE) in the region. 

The City of Thunder Bay and the Community Economic Development Commission (CEDC) engaged 

MNP to develop a Mining Read iness Strategy focused on business development in mining supply and 

services, workforce training and development, transportation and electrical infrastructure, economic 

impacts, research and development, and gaps and barriers to mine development. 

What we heard from Stakeholders 
MNP developed the strategy through mining industry stakeholder interviews with 18 exploration and 

mining companies and 25 associations (representing a 93 percent participation rate), and 

documentation review of public reports to compile valuable mining sector information and develop 

recommendations for the CEDC's strateg ic priorit ies. 

Mining Supply and Service Businesses: The mining operations companies (representing the buyer) 

recommended a focus on quicker customer service t imes due to mine proximity, general mine support 

businesses, training centers, structural mining materials, deli very services and chemical processing. 

Proximity to Mines Workforce Training Critical Minerals Available Land 
• Local d istribution centers. • Skilled trades training • Chemical processing • Promote available 

centers. plants for critica l mineral commercial and industrial • Transportation and 
logistics services (e.g. • Mining skills training processing (e.g. lithium, land available in the city. 

trucking). centers. graphene). 

• Equipment and parts • Life skills and career 
service centers. development services. 

• General mine support 
services (e.g. security, 

transportation, cleaning, 
catering, health, etc.). 

• Ground support materials 
(e.g. shotcrete). 

Employment in the Mining Sector: Operations jobs estimated to peak around 2026 and construction 

jobs estimated to peak around 2023, if no interruptions occur to the major exploration projects. 

3,600+ 100% 2,000+ 7,000+ 
Mine Operations Increase in Mine Peak Construction Peak Mining Jobs 

Jobs in 2020 Operations Jobs Jobs in 2023 between 2023-2028 

Estimated for the 6 Estimated to peak at Estimated for the 15 major Estimated jobs required for 
operating mines in 7,400+ total positions. exploration sites in construction and operation 

Northwestern Ontario. Northwestern Ontario. of new and existing mines. 

Thunder Bay-CEDC 2020 M ining Readiness Strategy 
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The location of the major exploration and operating mine sites is provided in Figure 5. 

Figure 5: Northwestern Ontario Major Exploration and Mining Sites 
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6.1 Northwestern Ontario Employment 
Employment in the mining sector in Northwestern Ontario is currently driven by the 6 operating mines 

in the reg ion and is poised for growth with 15 exploration sites potentially transit ioning to operating 

mines over the next 5-10 years. Based on current publicly available life of mine projections, employment 

in construction is estimated to be primarily required between 2021 to 2025 as most of the exploration 

sites are developed into operating mines. Employment in operations at the existing mines is estimated 

to remain constant to 2027, and subsequently decl ine as mu ltiple mines beg in decommissioning and 

closure from 2028 to 2033. New mine operations jobs are projected to grow year-over-year until 2026, 

before decl ining to present day levels in 2032. Actual start dates for construction and operations of new 

mine sites are subject to factors including metal prices, permitting t imelines/approvals, d iscovery rates, 

project maturity of existing exploration projects, and new exploration projects advancing other than the 

sites covered in this study (F igure 16). 

Figure 16: Estimated Current and Future Mining Employment Trends in Northwestern Ontario 

3,600+ 100% 2,000+ 7,000+ 
Mine Operations Increase in Mine Peak Construction Peak Mining Jobs 

Jobs in 2020 Operations Jobs Jobs in 2023 between 2023-2028 

Estimated for the 6 Estimated to peak at Estimated for the 15 major Estimated jobs required for 
operating mines in 7,400+ total positions. exploration sites in construction and operation 

Northwestern Ontario. Northwestern Ontario. of new and existing mines. 

Total projected annual flow of construction and mine operations jobs is outlined in Figure 17 be low. 

Figure 17: Estimated 20-Year Employment Outlook for Construction and Operations Jobs in Northwestern Ontario 

8,000 

7,000 

6,000 

Ill 5,000 
.0 
.Q 
'+- 4,000 
0 

ci 3,000z 

2,000 

1,000 Ill I ••• 0 

• No.of Existing Operations Jobs • No. of New Operations Jobs • Total Construction Jobs 

Source: Stakeholder interviews and public documentation. 
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Accord ing to mining representatives interviewed for the study most labour is sourced locally and the 

operating mines purchase most goods and services in the local area. Goods and services purchased 

outside the local area are typically related to specialized equipment or services. Using average 

expenditure profiles for gold and silver ore mines in Ontario published by Statistics Canada32 and the 

goods and services interviewees reported purchasing outside the local area we estimated that 

approximately 70 percent of spend ing takes place in Northwestern Ontario. The resu lting economic 

impacts that were created in Northwestern Ontario in 2019 are shown in Table 5. Mining in 

Northwestern Ontario was estimated to contribute d irect impacts of approximately $1,030 million of 

GDP, 2,675 jobs and $160 million of revenue for all leve ls of government. In addit ion, ind irect and 

induced impacts of approximately $560 million in GDP, 4,480 jobs and $170 million in revenue for all 

three levels of government were created in the local area. 

Table 5: Economic Impacts to Northwestern Ontario -2019 

Wages and Government 

Output GDP Salari es Employment Revenue 

($ Million) ($ Million) ($ Million) (Jobs) ($ Million) 
I 

Direct $1,630 $1,030 $400 2,765 $160 

Indirect and Induced $990 $560 $250 4,480 $170 

Tota l $2,620 $1,590 $650 7,245 $330 

The increase in production at operating mines and the development of advanced stage exploration 

projects would increase the economic impact of mining in the local area. Based on the projected d irect 

output between 2019 and 2030 (F igure 26) the total economic impacts in the local area were projected 

to increase by over 65 percent in 2020 and then almost double between 2021 and 2028 (see Figure 27 

through Figure 31). In 2030 the economic impacts were projected to decline as some operating mines 

reach the ir end-of- life but were projected to be approximate ly 35 percent higher than in 2020. 

32 The expenditure profiles used were from the Supply and Use Tables, 2016. 
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Figure 29: Total Wages and Salaries - Direct, Indirect and Induced ($ Million) - 2019 to 2030 
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Figure 30: Total Employment- Direct, Indirect and Induced (Jobs)- 2019 to 2030 
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Figure 31: Total Government Revenue - Direct, Indirect and Induced($ fv1illion)-2019 to 203~3 
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8.3 Local Supply and Services 
Industry representatives interviewed reported purchasing most goods and services in the local area. The 

goods and services purchased outside the area include specialized eng ineering services, specialized 

processing equipment, drilling services, design and construction services. Goods and services purchased 

within the local area were estimated to account for approximately 70 percent of spend ing on vendors 

by the operating mines. In 2019 this was estimated to be approximately $500 million. 

Increased production in the direct mining operations activit ies is expected to lead to increased demand 

for consumables such as small tools, safety supplies, fuels, lubricants, construction materials, equ ipment 

rentals, and logistics services amongst numerous other types of ind irect production costs (F igure 32). 

Figure 32: Typical economic impacts in consumables and product distribution type activities 

33 Government revenue includes corporate income tax, personal income tax on wages, sales tax, royalties as well as property taxes. 
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Corporate Report 

DEPARTMENT/ Development & Emergency REPORT NO. R 41/2021 
DIVISION Services - Planning Services 

DATE PREPARED 04/06/2021 FILE NO. PROJ-01-2021 

MEETING DATE 04/19/2021 (mm/dd/yyyy) 

SUBJECT Official Plan Monitoring & Lot Inventory Report 2020 

RECOMMENDATION 

For information only. 

EXECUTIVE SUMMARY 

The Official Plan contains monitoring policies that require an annual assessment of the 
effectiveness of the residential policies of the Plan, and the appropriateness of the affordable 

housing and intensification targets. 

As a result of the evaluation undertaken, it is reported that the amount of land designated for 

residential development is appropriate since an adequate opportunity for choice and growth is 
provided.  The lot supply is also adequate and based on average take-up rates, will support 

anticipated development for years to come. 

Multiple unit housing forms account for more than half of the new residential units constructed 

over the last two years and support the City's affordable housing and intensification initiatives. 
The housing targets are being met and continue to represent achievable goals. 

Intensification targets in the Strategic Core Areas have not been met in the short term; however, 
it is anticipated that economic recovery efforts following the COVID 19 Pandemic will help to 
achieve the long term goal. 

Residential Intensification 

The policies of the Official Plan strive to focus development within the Urban Settlement Area 
where lands are fully serviced by municipal piped water and sewer, the road and active 

transportation networks are well developed, and a full range of appropriate community, 
recreational, and social services facilities are available.  The policies of the Plan promote the 

intensification of the City's existing urban fabric and seek to have 20% of all new residential 
units developed on pre-existing lots.  In 2019 35% of all new residential units within the Urban 
Settlement Area were created through intensification. In 2020, that percentage increased to 43%. 

It is expected that this trend will continue as homeowners take advantage of the Plan's Second 
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Unit policies, which promote the creation of a second dwelling unit in any single detached, semi-
detached or townhouse dwelling. 

Housing Form 

The Official Plan supports a range and variety of dwelling unit types and an appropriate mix of 
densities that will facilitate a supply of housing that is accessible, affordable, accommodating to 

a mix of demographic and income groups, and is appropriate to the needs if the community. 
Recognizing the benefits of complete and compact communities, the 2019 Plan promotes new 

housing in multiple form or on smaller sized lots and seeks to have 20% of new residential units 
developed in plans of subdivision represented by these housing forms or lots. In 2019, 58% of 
the new units constructed were in apartment dwellings.  In 2020, that percentage decreased by 

9%.  It is expected that demand for multiple housing forms will increase as residents make 
choices that support a more environmentally sustainable lifestyle. 

The following table provides a summary of the range of housing forms constructed through new 
residential development and residential intensification by land use designation in 2019 and 2020. 

2019 | 2020 
Settlement Area RURAL3 RURAL2 RURAL1 

URBAN RURAL 

Plans of Subdivision 

Single detached dwellings 40 | 31 3 |  2 --- --- ---

Two unit dwellings --- --- --- --- ---

Townhouse dwelling units --- |  5 --- --- --- ---

Accessory apartment dwelling --- |  1 --- --- --- ---

units 

Apartment dwelling units 56 |  24 --- --- --- ---

Infill and Severed lots 

Single detached dwellings 9 |  6 4 |  4 2 | 1 2 | 2 9 |  3 

Semi-detached dwelling units 8 |  4 --- --- ---

Duplex dwelling units 4 | --- --- --- ---

Accessory apartment dwelling 6 |  6 --- --- ---

units 

Townhouse dwelling units --- |  4 --- --- ---

Apartment dwelling units 25 |  26 --- --- ---

Total units by designation: 148 | 7 |  6 2 |  1 2 |  2 9 |  3 

107 

Total units: 168 in 2019 |  119 in 2020 

Page 2 
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Residential Land and Lot Supply 

It is a general objective of the Plan to provide for an adequate supply of residentially designated 

and serviceable land in appropriate locations in order to meet the City's housing needs.  At a 
minimum, the plan prescribes that a ten year supply of land shall be designated for residential 

use with a goal of a three year supply of draft approved and/or registered lots and/or blocks being 
available. 

The supply of readily available lots/units is most easily measured by taking count of the number 
of lots available for sale in registered plans of subdivision.  A secondary supply exists in draft 

approved plans that are not yet on the market, but could advance to the registration stage in a 
relatively short period of time.  In 2019, there were 104 lots for single detached dwellings 
available in registered plans of subdivision and 798 available in draft approved plans.   Ending 

2020, the inventories were similar with 114 registered and 756 draft approved. As lots are 
developed and removed from the inventory, supply is replenished when lots in draft approved 

plans move to registration, and when new plans of subdivision receive draft approval. 
Currently, in 2021, the supply of available registered lots for single detached dwellings is 114.  It 
is expected that another 89 lots will be registered and added to the inventory before the end of 

the construction season. 

In addition, it is anticipated that construction of a 34 unit apartment building on Junot Ave will 
be underway this summer, as well as  two 28 unit apartment buildings on John St Road. 
To determine whether the existing quantity of supply is appropriate, the rate at which lots are 

developed and the rate at which new lots are brought on stream is examined.  In 2019, 38 lots 
were developed and removed from the inventory.  In 2020, 42 lots (Parkdale Stage 6) were added 

to the inventory as lots available in draft approved plans moved into the registered supply. 
Given the 5 year average take-up rate of 46 lots per year, the current supply of registered and 
draft approved plans is sufficient to meet demand for over 20 years. 

It is also important to note that there is a significant supply of developable land that exists within 
the urban area that is available for infill and intensification, as well as a significant supply within 

the rural area. 

There are 3,861 hectares of land designated for residential development within the Urban 

Settlement Area and another 501 hectares set aside in the Growth Area.  Additionally, there are 
818 hectares of land designated as Rural Settlement Area where rural scale low density 

residential growth is to be focussed. 

It terms of a supply of appropriately designated land; together, Residential lands within the 

Urban Settlement Area and lands designated as Growth Area represent the opportunity for 
approximately 12,340 units.  Assuming two people per unit, this supply could accommodate a 

population increase of 25,000 and 60 years of supply based on current growth rates. 

Housing Affordability 

Affordable units may include all forms of housing; however, it is recognized that the types of 

residential units considered most likely to be affordable to households with lower-to-moderate 
incomes will be smaller lot, or multiple unit residential buildings. 

Page 3 
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As noted above, in 2019 and 2020, the percentage of new units in apartment dwellings 
represented 58% and 49% of the total; demonstrating that this more affordable housing form 

constitutes roughly half of the overall supply. 

The Plan's goal is that 20% of all new residential units constructed each year are affordable. 
Affordability is established in accordance with provincial guidance, and in Thunder Bay equates 
to monthly rental or mortgage payments of approximately $900 and sale prices under $221,000.  

In 2019 and 2020, the average rent for a one bedroom apartment was $856 and $880 
respectively.  For a three bedroom apartment the average rent in 2019 was $1,324 and in 2020 it 

was $1298. 

Recent statistics published by Canadian Real Estate Board note that Thunder Bay is one of the 

most affordable housing markets in the country with an average home price in 2019 and 2020  of 
$231,407 and $248,462 respectively, which is slightly above the price considered affordable for 

low and moderate income households. 

Strategic Core Intensification 

Lands designated as Strategic Core consist of the City's two traditional downtowns and adjacent 

areas considered appropriate for some core area functions. It is the Official Plan's objective to 
maintain and enhance these areas as unique focal points of activity and to strengthen their 
vibrancy and economic viability.  The Plan encourages the development of properties within the 

Cores at higher densities than currently exist in hopes that the city will see a 25% increase in 
density over the next 10 years. 

To measure the level of change occurring in the Core areas, a baseline inventory was created in 
2018 and each subsequent year the number of vacant parcels and the number of properties with 

vacant buildings are assessed. Unfortunately, the downtowns have been hard hit by the COVID 
19 Pandemic and there has been no measurable increase in density over the last two years. To 

assist property owners and businesses in rehabilitating buildings and tenanting vacant space, new 
grants were introduced through the Core Area Community Improvement Plan in 2021. One of 
the grants in particular provides for an incentive to convert and improve upper floors for 

residential use. To date interest in the program has been strong and growing. 

CONCLUSION 

Given the data that has been collected and presented in this report, it is concluded that there 

continues to be a sufficient supply of land designated for residential development and that the 
current supply of available lots is sufficient to meet anticipated demand. 

The residential intensification targets established in the Official Plan are being met and continue 
to represent appropriate thresholds that are achievable. 

Efforts to encourage the intensification of the Strategic Core Areas will continue and vacancy 

rates will be monitored. 

Page 4 
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Background 

The City's Official Plan was introduced in March, 2019.  It is the community's primary land use 
policy document.  It contains goals, objectives and policies that function as a guide for land use 

planning decisions and development for all lands within the City.  It provides direction on 
residential, commercial, industrial, recreational, and institutional land use as well as public 
infrastructure and environmental protection. 

With respect to housing, the policies of the Plan require the provision of a supply that meets the 

City's needs including residentially designated lands, a broad range of housing forms, and 
standards to encourage affordable housing.  Infill, intensification and re-development are 
recognized as critical components in the supply of housing. 

To assess the impact of the Plan's policies, and the progress made in achieving established 

targets, the City's housing supply is monitored annually. 

REFERENCE MATERIAL ATTACHED: 

NONE 

PREPARED BY:LESLIE MCEACHERN, MCIP, RPP. 

THIS REPORT SIGNED AND VERIFIED BY: DATE: 

Leslie McEachern, Acting General Manager Development & April 9, 2021 
Emergency Services 
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Registered - Urban - December 2020 
PLANS OF SUBDIVISION/CONDOMINIUM - REGISTERED LOTS AND UNIT TYPE                                                                                          TOTAL 
FILE NO TNUM. RDATE PLAN # LOCATION OWNER/APPLICANT  SINGLE SEMI   TOWNHOUSE APT OR CONDO    DWELLINGS 

Total Vacant Total Vacant Total Vacant Total Vacant Total Vacant 

SUBURBAN SERVICE LOTS (Municipal Piped Water & Private Septic Systems) 

02-1989 89002 13/06/1990 55M-526 Highway 61/20th Side Rd-Mount Forest DiGregorio - Stage 2 124 47 
CD-02502 Mountain Road - Foxborough Greens 418487 Ontario Ltd. 26 2 

9502 06/06/2014 55M-630 Whiskey Jack Estates - Mountain Road Taranis Developments Inc. 25 21 

SUBTOTAL 175 70 

URBAN SERVICE LOTS (Municipal Piped Water & Sanitary Sewer Systems) 

01-1995 92014 27/07/2009 55M-618 Parkdale Stage 3b - Weiler & Reindeer 686927 Ontario Ltd. 54 0 0 0 18 9 356 294 428 303 
* 11502 03/10/2013 55M-627 Tuscany Drive - Tuscany Estates 1796738 Ont.Ltd 59 1 0 0 0 0 0 0 59 1 
* 08502 29/03/2013 55M-628 Hutton Park Estates Stage 3 DiGregorio Developments Inc. 27 3 0 0 0 0 0 0 27 3 

14-1991 92012 04/12/2014 55M-633 Hilldale Road - Gemstone Estates 3B 2298184 Ontario Inc. 22 1 0 0 0 0 0 0 22 1 
* 09501 10/12/2014 55M-634 River Terrace South Stage 5 River Terrace Dev. 71 8 0 0 0 0 0 0 71 8 

08502 28/06/2016 55M-637 Hutton Park Estates Stage 4 DiGregorio Developments Inc. 28 2 0 0 0 0 0 0 28 2 
08502 18/05/2018 55M-640 Hutton Park Estates Stage 5A DiGregorio Developments Inc. 21 7 0 0 0 0 0 0 21 7 
13503 20/09/2018 55M-641 Gemstone Estates Stage 4A 2298184 Ontario Inc. 15 3 0 0 20 15 30 30 65 48 
16501 27/06/2019 55M-642 Maplewood Estates Stage 2 2201947 Ontario Inc. 49 35 0 0 0 0 0 0 49 35 
14501 04/06/2020 55M-643 Parkdale Stage 6 DiGregorio Developments Inc. 42 31 0 0 20 0 104 0 166 31 

SUBTOTAL 515 91 0 0 38 9 386 294 721 318 

TOTAL LOTS IN Urban and Suburban Registered Plans 760 114 0 0 38 9 386 294 1174 417 

* Note: Since subdivision approval authority (1995) the Tnumber is now used as the File Number. 

The 47 lots in Plan 55M-526 is not inluded in the 114 lot total due to its status
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Circulation and Draft Approved - December 2020 
PLANS OF SUBDIVISION/CONDOMINIUM - ON CIRCULATION PROPOSED LOTS & UNIT TYPES 

TOTAL 
FILE NO. TNUM TYPE LOCATION OWNER/APPLICANT SINGLE SEMI TOWN/H APT/CON UNITS 

- 94504 Suburban Mount Forest Stage 6b 686927 Ontario Ltd. 73 - - - 73 
- 94505 Suburban Mount Forest Stage 7 686927 Ontario Ltd. 72 - - - 72 
- 00501 Suburban Mountain Road/Highway 61 Shore Bay Estates 69 - - - 69 

19501 Suburban Cavar Road Subdivision DiGregorio Developments Inc. 256 - - - 256 

TOTAL ON CIRULATION 470 - - - 470 

PLANS OF SUBDIVISION/CONDOMINIUM - DRAFT APPROVED PROPOSED LOTS & UNIT TYPES 

TOTAL 
FILE NO. TNUM TYPE LOCATION OWNER/APPLICANT SINGLE SEMI TOWN/H APT/CON UNITS 

11-1990 91007 Suburban Mount Forest Stage 5 686927 Ontario Ltd. 35 - - - 35 
- 94510 Suburban Mountain Rd., w/s Tuxedo 686927 Ontario Ltd. 61 - - - 61 
- 04501 Suburban Mount Forest Stage 6a 686927 Ontario Ltd. 23 - - - 23 
- 15502 Suburban R.S.Piper Avenue/Murphy Avenue DiGregorio Developments Inc. 26 - - - 26 
- 15503 Suburban 15th Side Road/Highway 61 1140735 Ontario Ltd. 9 - - - 9 
- 17501 Suburban Fairview Community Plan south end 1949339 Ontario Ltd. 24 - - - 24 
- 18501 Suburban Fairview Community Plan north end Copper Crescent Holdings Inc. 9 - - - 9 

(Sub-Total) 178 178 

01-1995 92014 Urban Parkdale Future Stages 686927 Ontario Ltd. 321 64 0 1118 1503 
- 08502 Urban Hutton Park Estates DiGregorio Developments Inc. 25 0 0 0 25 
- 13505 Urban Hilldale Rd - Dawson Heights Stage 4B 2201947 Ontario Inc. 62 0 8 12 82 
- 15501 Urban Dawson Road/Hilldale Road Wenscott Developments Ltd. 170 - - 120 290 

(Sub-Total) 578 64 8 1250 1900 

TOTAL DRAFT APPROVED 756 64 8 1250 2078 



MEMBER of ONTARIO REAL ESTATE ASSOCIATION and CANADIAN REAL ESTATE ASSOCIATION   
 

 

THUNDER BAY REAL ESTATE BOARD 
 
  1135 Barton Street 
  Thunder Bay, Ontario 
  P7B 5N3 

 
Telephone (807)623 8422    
Fax   (807)623 0375      
E-mail: info@thunderbay-MLS.on.ca 

 
 
August 4, 2021 
 
 
 
To Whom it May Concern: 
 
 
 
The Thunder Bay Real Estate Board would like to confirm their support in favour of 
adding additional approved lots for residential development on both the North and South 
side of the City of Thunder Bay.   As many are already aware, Thunder Bay's Real 
Estate Market continues to struggle with the limited number of available homes for sale 
in the city.  The limited supply directly impacts citizens in the Community of Thunder 
Bay and those that wish to relocate to Thunder Bay for new opportunities.   
 
We believe that by increasing the supply of available lots in the community, it will be a 
start towards helping to address the supply issues currently faced by our community.  
With several long-standing residential developments nearing completion, additional lots 
will be an important component of maintaining a healthy Real Estate Market.  In 
addition, increased access to lots can also play a role in helping to manage/address 
rising property values.     
 
Sincerely, 
 
 
 
 
Andrew Lawrence 
Board President 
THUNDER BAY REAL ESTATE BOARD 
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MULTIPL LISTING S RVIC – MLS R VI W – August 2021 

1. Industry View of Need 

The lette  below is f om the Thunde  Bay Real Estate Boa d, dated August 4, 2021. The TBRB 
 ep esents 261 membe   ealto s, with ove  200 active cu  ent listing within the City. 

This lette  states that the Boa d is of the opinion that a need cu  ently exists in the City of Thunde  Bay 
fo  additional lots. The Boa d notes, the e a e a limited numbe  of homes available fo  sale, the e is a 
sho tage of available lots, additional lots a e needed to maintain a healthy ma ket, and such additional 
lots would help manage  ising p ope ty values, while sho tages negatively impact both citizens and 
those who wish to  elocate to Thunde  Bay. 
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2. Evidence of Supply - 2021 Real Estate Listings 

On August 18, 2021 , a Review of the Real Estate Sales Listings was undertaken. Generally the 
results suggest that the opinions of the TBREB are strongly supported by the market facts. 

The total number of active sales listing within the fully serviced areas of the City of Thunder Bay was 
sixty-nine (69) in the North area and eighty-three (83) in the South areas, for total of 152 listings. 

Figure 2 

All Active Listings in Thunder Bay -Aug 18, 2021 
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The total number of VACANT LOTS among active listing within the City is 37, of which a full third are 
on well and septic or water only services only. This leaves 25 Vacant Lots on full municipal services 
(sewer and water). In the City of Thunder Bay, thirteen (13) urban-service vacant lots are in the South 
side while twelve (12) urban-service vacant lots are located in the North ward area (N. of Harbour 
Exp). 

Figure 2 

VACANT LOTS in Thunder Bay -Aug 18, 2021 

@] 
102 

Wild Goose 

0 

Ba rd 

INiERCI rv 

rs ® Bay
•rs •

Rosslyn 

0 
Iver 
y 

~eys 
1rs 



Page 58 of 122Committee of the Whole - Monday, March 21, 2022

On examination of individual listing, six commercial lots were removed, leaving only fifteen (15) 
residential infill lots within the fully serviced area of the City. 

The locations of these vacant 'infill' lots are literally all over the map. Some are located in areas area 
that are typically older and lower income, and yet list prices range greatly, from $39,900 to $249,000. 

Figure 2 

25 VACANT LOTS in the URBAN areas of City - Aug 18, 2021 
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NORTH SIDE - Thunder Bay - Vacant Urban "Infill" Lots - MLS - August 19, 2021 

$249,000 
LOT 251 WINNIPEG AVE 
(ABUTTS 146 WINNIPEG 
THUNDER BAY, Ontario 
MLS• Number: TB211234 

$125,000 
1240 Dawson RD 
Thunder Bay, Ontario 
MLS• Number: TB211853 

$64,900 
PTl &2 Tokio ST 
Thunder Bay, Ontario 
MLS• Number: TB211354 

[CJ 

$69,900 
225 St. James Street 
Thunder Bay, Ontario 
MLS• Number: TB211496 

p 

$124,900 
Lot 36 Tuscany Court 
Thunder Bay, Ontario 
MLs• Number: TB201190 

$54,900 
202 Blucher AVE 
Thunder Bay, Ontario 
MLS• Number: TB211350 

$39,000 $39,000 
604 Winnipeg AVE 606 Winnipeg AVE 
Thunder Bay, Ontario Thunder Bay, Ontario 
MLS• Number: TB210617 MLS• Number: T8210618 

Committee of the Whole - Monday, March 21, 2022
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SOUTH SIDE - Thunder Bay - Vacant Urban "Infill" Lots - MLS - August 19, 2021 

$99,900 
1000 Mary Street W. 

Thunder Bay, Ontario 

MLS• Number: TB200525 

$72,900 
832 McPherson Street 

Thunder Bay, Ontario 

MLS- Number: TB200520 

$49,900 
Pt2 Weigand ST 
Thunder Bay, Ontario 
MLS• Number: 1B211396 

$94,900 
137 Brock Street W 

Thunder Bay, Ontario 

MLS• Number: TB200522 

$69,000 
145 Cumming ST 

Thunder Bay, Ontario 

MLS• Number: TB210944 

$84,900 
910 Athabasca ST 

Thunder Bay, Ontario 

MLS• Number: TB210551 

$39,900 
1106 Victoria AVE E 

Thunder Bay, Ontario 
MLS• Number: TB211475 
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3. Summary and Supply Implications 

Real,  athe  than assumed o  potential lot supply, is impo tant to pe sons o  companies inte ested in 
const ucting a new single detached dwelling on a lot with full u ban se vices. 

The  eality in Thunde  Bay in 2021 is that the e was only one (1) such lots available fo  sale in the 
ma ket, and this is fa  less than the potential 114 lots identified by the City, and it is simply too few, as 
st ongly noted by the Thunde  Bay Real Estate Boa d. 

This data document p oves the e is a need fo  additional  esidential lots, not just to p ovide choice 
in location, but to meet minimal  equi ements fo  a healthy  esidential ma ket. 
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Remax  NTARI  Forecast –  ct 2021 

Unsurprisingly,  ntario has seen some of the highest average residential price increases across single-
detached homes in the country, with the majority of regions (13 out of 16), experiencing increases 
between 20 and 35.5 per cent YoY. The outlier markets that experienced price increases below 20 per 
cent include Toronto (+14.6 per cent), Thunde  Bay (+17.1 pe  cent) and Mississauga (+19.7 per 
cent). 

The condo and townhome segment in all of these regions has also performed well, with smaller and 
more suburban markets such as Kitchener, North Bay, London, Peterborough, and Southern Georgian 
Bay seeing a higher surge YoY. The estimated price outlook for the remainder of the year ranges from a 
two-per-cent price decrease in North Bay, to increases across the other regions ranging between two 
and 15 per cent. 

Remax  NTARI  Forecast – Dec 2021 

According to the RE/MAX broker network in  ntario, market activity across the province is 
anticipated to remain steady in 2022, with continued average price growth, although at widely varying 
degrees. 

RE/MAX brokers anticipate average sale price increases in smaller markets such as North Bay (four 
per cent); Sudbury (five per cent); Thunde  Bay (10 pe  cent); Collingwood/Georgian Bay (10 per 
cent); and Muskoka (20 per cent), where the move-over trend has remained strong. 

Meanwhile, in larger markets within the province, there’s a possibility that more immigration could 
weigh on supply levels and prices, including  ttawa (five per cent); Durham (seven per cent); 
Brampton (eight per cent); Toronto (10 per cent); Mississauga (14 per cent). 

TBREB – VP-Karen Hill – TBT NewsWatch -  ct 6, 2021 

Beyond the low interest rates, Thunder Bay is also facing a shortage of houses being put up for sale, 
which contributes to the rise in prices as well. 

“More new builds would be great, we could definitely sell them if given the opportunity,” Hill said. 

Dec 1, 2021 – Canadian Housing Markets – NARCITY Toronto 

The REMAX report predicts the cheapest spot to purchase a home in  ntario will be Thunder Bay, 

with the average residential sale price increasing by 10% from 2021 to $300,685.73. The second 

cheapest option will be Sault Ste. Marie, with average prices predicted to rise to $312,903.50. 

https://www.narcity.com/toronto/these-are-some-of-the-cheapest-spots-to-buy-a-home-in-ontario-rn
http:312,903.50
http:300,685.73
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Lydia McNutt, RENAX Canada https://blog. emax.ca/thunde -bay-housing-ma ket-outlook/ 

Thunde  Bay housing ma ket to favou  selle s in 2021, p ices 
expected to  ise 10% 
The Thunde  Bay housing ma ket is primed for another seller’s market in 2021, with 2020’s 
inventory challenges expected to continue. Low housing supply isn’t restricted to this region, with 
many  ntario housing markets experiencing low supply and rising prices. In lockstep with low 
inventory and growing demand, the price of single-detached homes in Thunder Bay inc eased to 
$278,381 in 2020 (Jan. 1 –  ct. 31) compared to 2019’s average price of $259,553 (Jan. 1 – Dec. 31). 
Meanwhile, average condo price inc eased to $275,602 in 2020, up from $250,116 in 2019. RE/MAX 
expects seller’s market conditions to persist in 2021, with a 10% inc ease in Thunde  Bay home 
p ices, to an ave age of $273,308. 

Thunder Bay currently has about two months of inventory, which should hold steady in 2021. Days on 
market are expected to decline next year. 

https://blog.remax.ca/thunder-bay-housing-market-outlook
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Download the infographic 
. 

http://download.remax.ca/PR/2021HMO/2021HousingMarketOutlookThunderBay.pdf
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Who’s d iving the Thunde  Bay housing ma ket? 
First-time homebuyers, typically young couples, are expected to continue driving Thunder Bay’s 
housing market forward in 2021, with single-detached homes remaining in highest demand. Young 
couples will also drive move-up buyer activity next year – a segment that has been highly challenged 
by low supply and rising prices. 
Thunder Bay has experienced rising demand for semi-rural properties, which has been a common trend 
across many Canadian housing markets as well as regions abroad, as homebuyers seek more square 
footage and green space outside of urban areas in the wake of C VID-19. Factors impacting this 
broader trend include the rise in remote work, the desire for more space and less density, as well as 
lower housing prices. 
Activity in Thunder Bay’s luxury homes segment held steady in 2020, thanks to stable supply and 
demand. These conditions are expected to continue in 2021. 

Thunde  Bay’s hottest neighbou hoods 
The three neighbourhoods in highest demand are Thunder Bay’s No thwood, G andview and 
Shuniah neighbourhood in the north end, registering the highest number of sales in 2020. Buyers can 
expect these areas to remain hot sellers in 2021, thanks to their attractive price point. 

Thunde  Bay new-home const uction 
 n the new-construction front, housing starts are generally slow in Thunder Bay, with new-home 
inventory and construction falling short of current demand, as is the case with resale properties. Price 
of brand-new homes are generally higher than their resale counterparts, and like other property 
segments, is expected to rise in the future. 

Canadian housing ma ket in 2021 
Canadians are on the move. RE/MAX isn’t calling this an “exodus,” but the re-location trend across the 
Canadian housing market is real, and it’s just one focus of the RE/MAX 2021 Housing Market  utlook 
Report. RE/MAX Canada anticipates healthy housing price growth at the national level, with move-up 
and move-over buyers continuing to drive activity in many regions across the Canadian housing 
market. An ongoing and widespread housing supply shortage is likely to continue, presenting 
challenges for homebuyers and putting upward pressure on prices. 
Due to these factors, the 2021 RE/MAX 2021 outlook for average residential prices is an estimate of 
+4% to +6% nation-wide. Here’s the regional break-down: 

https://rem.ax/2Kw2l3M
https://rem.ax/2Kw2l3M
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Click to download the data table 
. 

http://download.remax.ca/PR/2021HMO/REMAX2021HousingMarketOutlookReportDataTable.pdf
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AVERAGE SALE PRICE, RESIDENTI AL 

(Full Year) (Jan-Aug) 2021 (Full Year) 2021 (Full Year) ( Jan-Aug) 2021 

OUTLOOK FOR 
REM AINDER OF 2021 

(SEP-DEC) 
A ll Property Types 

WESTERN CANADA 
I 

Nanaimo $547,390.00 $673,469.00 23.0% $292,364.00 $343,713.00 17.6% ...$404,084.00 $492,536.00 21.9% +9% 

Victoria $1,010,214.00 $1,203,203.00 19.1% $484,672.00 $539,214.00 11.3% $614,071 .00 $711,687.00 15.9% +5% 

Vancouver $1 ,656,501.00 $1,927,953.00 16.4% $677,387.00 $711 ,765.00 5.1% $852,993.00 $971,26000 13.9% +2-5% 
( proper) 

Kelowna $872,407.00 $1,050,905.00 20.5% $367,362.00 $431,106.00 17.3% $545,227.00 $641,508.00 17.7% +5% 

Calgary $539,118.00 $590,784.00 9.6% $252,181.00 $258,609.00 2.5% $309,563.00 $318,977.00 3.0% 0% 

Edmonton $429,433.00 $458,970.00 6.9% $222,573.00 $233,767.00 5.0% $332,625.00 $352,017.00 5.8% +4% 

Regina $305,000.00 $323,600.00 6.1% $222,500.00 $234,000.00 5.2% NIA NIA NIA +1 % 

Winnipeg $342,289.00 $377,195.00 10.2% $235,339.00 $244,805.00 4.0% $284,400.00 $305,519.00 7.4% +8% 

ONTARIO 
1 

Thunder Bay $278,011 .00 $325,656.00 17.1% $272,638.00 $259,182.00 -4.9% $191 ,346.00 $219,088.00 14.5% +10¾ 

Sudbury $333,474.00 $400,052.00 20.0% $310,616.00 $323,195.00 4.0% NIA NIA N/A +4¾ 

Southern $759,138.00 $941,769.00 24.1% $437,350.00 $553,397.00 26.5% $508,671 .00 $700,440.00 37.7% +2% Georgian Bay 

North Bay $303,871.00 $403,682.00 32.8% $182,417.00 $251,712.00 38.0% $167,746.00 $262,643.00 56.6% - 2¾ 

London $520,427.00 $705,314.00 35.5% $296,269.00 $373,949.00 26.2% $370,356.00 $503,490.00 35.9% +3-5% 

Kitchener $719,560.00 $894,974.00 24.4% $381,246.00 $431 ,615.00 13.2% $469,300.00 $610,508.00 30.1% +10% 

Niagara $586,711 .00 $735,440.00 25.3% $371,992.00 $456,627.00 22.8% $501,738.00 $636,605.00 26.9% +4¾ 

The outlook for the remainder of 2021 Is an estimate provided by RE/MAX Canada brokers and realtors. Each RE/MAX office is Independently owned and operated. 
'2020 average residential sale price numbers were full-year, 2021 were from January 2021-August 31. 2021. "Refers to apartment condominiums 
'"For Jan-Aug. 2020 only, not full-year. Rf'IM AX" 
WWW.BLOG.REMAX.CA I 
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SUMMARY 

Minutes of Meetings 01-2021, 02-2021 and 01-2022 of the DTFW Revitalization Advisory 
Committee Committee held on November 9, 2021, December 14, 2021 and January 11, 2022, 

respectively, for information. 

ATTACHMENTS 

1. Minutes - DTFW - November 9, 2021 
2. Minutes - DTFW - December 14, 2021 
3. Minutes - DTFW - January 11, 2022 
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MEETING: DTFW REVITALIZATION ADVISORY COMMITTEE Page 1 of 2 

DATE: November 9, 2021 

TIME: 4:01 p.m. 

PLACE: via MS Teams 

CHAIR: TBD 

PRESENT: 
Councillor Mark Bentz 
Councillor Brian Hamilton 
Scott Bradley 
Robert Frenette 
Scotia-Leigh Kauppi 
Michael Larizza 
Stephen Margarit 

1.0 DISCLOSURES OF INTEREST 

MEETING NO. 01-2021 

OFFICIALS: 
Dana Earle, Deputy City Clerk 
Karen Lewis, GM – Development & 
Emergency Services 

Joel DePeuter, Manager – Realty Services 
Cynthia Olsen, Coordinator - Thunder Bay 
Drug Strategy 

Devon McCloskey, Supervisor – Planning 
Services 

Jamie Kirychuk, Planner II -Planning 
Services 

Peder Olsen, Property Agent – Realty 
Services 
Guy Walter, Landscape Architect – 
Infrastructure &   Operations 
Tina Larocque, Coordinator – Boards, 
Committees and Special Projects 

There were no disclosures of interest declared at this time. 

2.0 AGENDA APPROVAL 

MOVED BY: Councillor Brian Hamilton 
SECONDED BY: Michael Larizza 

WITH RESPECT to the November 9, 2021 Downtown Fort William Revitalization Advisory 
Committee meeting, we recommend that the agenda as printed, including any additional 
information and new business, be confirmed. 

CARRIED 

3.0 WELCOME & INTRODUCTIONS 

Joel DePeuter provided opening remarks and Introductions. 



   
    

 
 

 
 

  
   

 
  

 
 

 
 

  
 

  
 
 

    
 

  

 

 
 

  
 

 
 

    
   

 
     

  

  
 
 

 
 

  
 

 
 

  
 

  

Page 71 of 122Committee of the Whole - Monday, March 21, 2022

DTFW REVITALIZATION ADVISORY COMMITTEE 
November 9, 2021 Page 2 of 2 

4.0 ADMINISTRATION’S ROLE 

A copy of Report No. 43/2021(Realty Services) Downtown Fort William Revitalization 
Committee – Terms of Reference, was distributed for information. 

Joel DePeuter provided an overview of the above noted. 

5.0 COMMITTEE TERMS OF REFERENCE 

A copy of the Committee Terms of Reference, was distributed for information. 

Joel DePeuter provided an overview of the above noted. 

6.0 PROCEDURAL BY-LAW, CODE OF CONDUCT AND ACCESSIBILITY OVERVIEW 

Dana Earle and Tina Larocque provided a PowerPoint presentation and an overview of the above 
noted. 

A copy of the Procedural By-Law and Code of Conduct, was distributed for information. 

7.0 ELECTION OF CHAIR AND VICE CHAIR 

The Deputy City Clerk administered nominations for Chair and Vice-Chair. 

MOVED BY: Mike Larizza 
SECONDED BY: Councillor Brian Hamilton 

WITH RESPECT to the Chair and Vice Chair of the DTFW Revitalization Advisory Committee, 
we recommend that Stephen Margarit be appointed Chair of the Committee and that Scotia-
Leigh Kauppi be appointed as Vice Chair of the Committee, for the remainder of the 2021 and 
2022, and until such time as replacements have been appointed. 

CARRIED 

8.0 NEXT MEETING 

The next meeting has been scheduled for December 14, 2021 at 4 pm.  

9.0 ADJOURNMENT 

The meeting adjourned at 5:01 p.m. 
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MEETING: DTFW REVITALIZATION ADVISORY COMMITTEE Page 1 of 3 

DATE: December 14, 2021 

TIME: 4:03 p.m. 

PLACE: via MS Teams 

CHAIR: Stephen Margarit 

PRESENT: 
Councillor Mark Bentz 
Councillor Brian Hamilton 
Scott Bradley 
Robert Frenette 
Scotia-Leigh Kauppi 
Michael Larizza 
Stephen Margarit 

RESOURCE PERSONS: 
Lee-Ann Chevrette, Community Safety & 
Well-being Specialist 

Jeff Palmer, Community Planner – Urban 
Systems Ltd. 

1.0 DISCLOSURES OF INTEREST 

MEETING NO. 02-2021 

OFFICIALS: 
Dana Earle, Deputy City Clerk 
Karen Lewis, GM – Development & 
Emergency Services 

Joel DePeuter, Manager – Realty Services 
Cynthia Olsen, Manager – Community 
Strategies 

Devon McCloskey, Supervisor – Planning 
Services 

Jamie Kirychuk, Planner II -Planning 
Services 

Peder Olsen, Property Agent – Realty 
Services 
Guy Walter, Landscape Architect – 
Infrastructure &   Operations 
Lori Wiitala, Council & Committee Clerk 

There were no disclosures of interest declared at this time. 

2.0 AGENDA APPROVAL 

MOVED BY: Scotia-Leigh Kauppi 
SECONDED BY: Scott Bradley 

WITH RESPECT to the December 14, 2021 Downtown Fort William Revitalization Advisory 
Committee meeting, we recommend that the agenda as printed, including any additional 
information and new business, be confirmed. 

CARRIED 
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DTFW REVITALIZATION ADVISORY COMMITTEE 
December 14, 2021 Page 2 of 3 

3.0 MINUTES OF PREVIOUS MEETING 

The Minutes of Meeting No. 01-2021 of the DTFW Revitalization Advisory Committee held on 
November 9, 2021 to be confirmed. 

MOVED BY: Scotia-Leigh Kauppi 
SECONDED BY:       Mike Larizza 

THAT the Minutes of Meeting No. 01-2021 of the DTFW Revitalization Advisory Committee 
held on November 9, 2021, be confirmed. 

CARRIED 

4.0 DTFW REVITALIZATION ADVISORY COMMITTEE
 – TERMS OF REFERENCE FOR OUTSIDE CONSULTANT 

Peder Olsen provided an overview of the above noted. 

Jeff Palmer, Community Planner – Urban Systems Ltd. provided a PowerPoint presentation 
including a detailed overview of the DTFW Revitalization plan planning, timelines, 
recommendations and the objectives of the team and responded to questions from the committee. 

5.0 PLANNING AND THE DOWNTOWN FORT WILLIAM AREA 

5.1 Jamie Kirychuk, Planner II – Planning Services provided a PowerPoint presentation and 
an overview as follows: 

• Zoning By-law establishes how a property or properties can be used and determines 
the permitted uses for residential, commercial or industrial; as well as regulations. 

• Downtown Fort William Area plan doesn’t reinvent the wheel and presents keeping 
the same zoning with the idea to allow a long list of permitted uses 

• The Planning department is currently in the process of updating our existing Zoning 
By-law with a 2nd draft expected to be presented to City Council in March 2022.  

5.2 Devon McCloskey, Supervisor Planning Services provided an overview of the 
Community Improvement Plan including the 4 grant programs: 

• Planning and Building Grant Program 
• Commercial Conversion Grant – Main Floor 
• Residential/Office Conversion Grant – Upper floor(s) 
• Commercial Façade Improvement Grant 
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DTFW REVITALIZATION ADVISORY COMMITTEE 
December 14, 2021 Page 3 of 3 

Administration provided responses to questions regarding the Façade program under the 
Community Improvement Program 

6.0 COMMUNITY STRATEGIES AND THE DTFW AREA 

Cynthia Olsen, Manager – Community Strategies provided a PowerPoint presentation including 
an overview of the Community Strategies Division, Thunder Bay Drug Strategy, Vulnerable 
Populations COVID-19 Planning Table, Community Safety & Well-being Plan process and next 
steps, and the following Six Priorities: 

1. Racism & Discrimination 
2. Housing & Homelessness 
3. Mental Health & Substance Misuse 
4. Community Violence & Gender-based Violence 
5. Poverty Reduction & Financial Empowerment 
6. Supports for Children, Youth & Families 

Administration responded to questions regarding the Community Strategies Plan. 

7.0 NEW BUSINESS 

Committee members asked questions relating to the following topics and Administration advised 
that responses would be provided at a later meeting: 

• Committees projects approved in DTFW area in the next few years 
• Committees working within the DTFW area 
• Planning and advertising – specifically targeted towards business owners 
• The future of the transit terminal and the role of the committee in this decision 
• Branding 
• Terms of Reference and potential amendments to 2022 deadline 

8.0 NEXT MEETING 

The next meeting has been scheduled for January 11, 2022 at 4 pm.  

9.0 ADJOURNMENT 

The meeting adjourned at 5:35 p.m. 



     

 
    

 
  

 
   

 
    

 
  

 
  

 
 

 
 
 

 
 

 
  
 

 
 
 

   
 

   
 

 
 

  
 

 
 

 
 

   
 

   
 
 

  
 

   
        

  
 

 
 

 
 
 
 
 
 
 
 

Page 75 of 122Committee of the Whole - Monday, March 21, 2022

MEETING: DTFW REVITALIZATION ADVISORY COMMITTEE Page 1 of 3 

DATE: January 11, 2022 MEETING NO. 01-2022 

TIME: 4:04 p.m. 

PLACE: via MS Teams 

CHAIR: Stephen Margarit 

PRESENT: OFFICIALS: 
Councillor Mark Bentz Devon McCloskey, Supervisor – Planning 
Councillor Brian Hamilton Services 
Scott Bradley Jamie Kirychuk, Planner II -Planning 
Robert Frenette Services 
Scotia-Leigh Kauppi Peder Olsen, Property Agent – Realty 
Michael Larizza Services 
Stephen Margarit Guy Walter, Landscape Architect – 

Infrastructure &   Operations 
RESOURCE PERSONS: Tina Larocque, Coordinator – Boards, 

Committees and Special Projects 
Jeff Palmer, Community Planner – Urban 
Systems Ltd. 

1.0 DISCLOSURES OF INTEREST 

There were no disclosures of interest declared at this time. 

2.0 AGENDA APPROVAL 

MOVED BY: Michael Larizza 
SECONDED BY: Scott Bradley 

WITH RESPECT to the January 11, 2022 Downtown Fort William Revitalization Advisory 
Committee meeting, we recommend that the agenda as printed, including any additional 
information and new business, be confirmed. 

CARRIED 
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DTFW REVITALIZATION ADVISORY COMMITTEE 
January 11, 2022 Page 2 of 3 

3.0 MINUTES OF PREVIOUS MEETING 

The Minutes of Meeting No. 02-2021 of the DTFW Revitalization Advisory Committee held on 
December 14, 2021 to be confirmed. 

MOVED BY: Michael Larizza 
SECONDED BY:       Mike Larizza 

THAT the Minutes of Meeting No. 02-2021 of the DTFW Revitalization Advisory Committee 
held on December 14, 2021 be confirmed. 

CARRIED 

4.0 SURVEY OF COMMITTEE MEMBERS REGARDING CONSULTATIONS/MEETINGS 

Peder Olsen provided an update relative to the above noted. He advised that they are delaying 
consultations at this time as many of the departmental staff are being re tasked with other 
priorities due to the pandemic and the budget process.  

5.0 DOWNTOWN REVITALIZATION: TRENDS, STRATEGIES AND OPPORTUNITIES 

Jeff Palmer provided a PowerPoint presentation of the Trends in Downtown Revitalization and 
History of Downtown Winnipeg, and provided the following information: 

1. Why are Downtowns Important:
   - Downtown is a marketing & economic development opportunity
   - Environmental Sustainability – combat sprawl, encourage pedestrian focused activity
   - Fiscal sustainability – maximize use of existing infrastructure 
2. Downtown Residential Growth 
3. Public Sector Leadership 
4. Private Sector Leadership 
5. Post-Secondary Education 
6. Enhancing Rivers and Waterfronts 
7. Festivalization 
8. Millennials and Microbreweries 
9. Co-working 
10. The Tech Sector 

Jeff Palmer responded to questions regarding the presentation. 
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DTFW REVITALIZATION ADVISORY COMMITTEE 
January 11, 2022 Page 3 of 3 

6.0 ROUNDTABLE 

Committee members asked questions relating to the following topics and Administration advised 
that they would provide responses at a future meeting: 

Questions were raised to the north side waterfront condos and if there has there been a study 
relative to the condos at the waterfront and the impact of the rail system. Is there opportunity in 
the south side waterfront areas for development? Committee members were seeking high level 
exploration of this subject and opportunities that may be available. 

Administration advised of the delay of the follow up items from the previous meeting due to the 
budget process and the pandemic. 

7.0 NEXT MEETING 

The next meeting has been scheduled for February 8, 2022 at 4 pm.  

8.0 ADJOURNMENT 

The meeting adjourned at 5:40 p.m. 
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MEETING DATE 03/21/2022 (mm/dd/yyyy) 

SUBJECT Heritage Advisory Committee Minutes 

SUMMARY 

Minutes of Meetings 01-2022 and 02-2022 of the Heritage Advisory Committee held on January 
17, 2022 and January 27, 2022, respectively, for information. 

ATTACHMENTS 

1. Minutes - HAC - January 17, 2022 
2. Minutes - HAC - January 27, 2022 
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MEETING: HERITAGE ADVISORY COMMITTEE PAGE 1 of 2 

DATE: MONDAY, JANUARY 17, 2022 MEETING NO. 01-2022 

TIME: 12:06 P.M. 

PLACE: VIA MS TEAMS 

CHAIR: ANDREW COTTER 

MEMBERS – ELECTRONIC OFFICIALS – ELECTRONIC PARTICIPATION: 

PARTICIPATION: 
Matt Szybalski, Manager – Archives, Records & Privacy 

Andrew Cotter, Chair Katie Piché, Council & Committee Clerk 

Jacob O’Neill 
Jennifer Bonazzo RESOURCE PERSONS – ELECTRONIC 

Diana Pallen PARTICIPATION: 

Heidi Strobl 
Laurie Abthorpe, Heritage Researcher Douglas Yahn, Vice Chair 
Jean-Louis Charette, Ministry of Heritage, Sport, Tourism Justine Waite 

and Culture Industries 

Jamie Kirychuk, Planner II 

GUESTS – ELECTRONIC PARTICIPATION: 

Brad McKinnon, property owner – 314 Bay Street 

1.0 LAND ACKNOWLEDGEMENT 

The Chair, Andrew Cotter, acknowledged that we are meeting on the traditional territory 

of the Ojibwa Anishnaabe people of Fort William First Nation, signatory to the Robinson 

Superior Treaty of 1850, and recognized the contributions made to our community by the 

Métis people. 

2.0 DISCLOSURES OF INTEREST 

None. 

3.0 AGENDA APPROVAL 

MOVED BY: Douglas Yahn 

SECONDED BY: Jacob O’Neill 
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HERITAGE ADVISORY COMMITTEE 

JANUARY 17, 2022 PAGE: 2 of 2 

WITH RESPECT to the January 17, 2022 Heritage Advisory Committee meeting, we 

recommend that the agenda as printed, including any additional information and new 

business, be confirmed. 

CARRIED 

4.0 FINNISH LABOUR TEMPLE 

Brad McKinnon, owner of designated property 314 Bay Street (Finnish Labour Temple) 

provided an overview relative to the current state of the property. Brad McKinnon advised 

the Committee that it has been determined that a demolition permit is required for the 

property due to the extent of the damage caused by a fire. 

A discussion was held relative to the condition of the building and next steps. 

MOVED BY: Diana Pallen 

SECONDED BY: Heidi Strobl 

WITH RESPECT to the designated heritage property located at 314 Bay Street, 

known as the Finnish Labour Temple, the Heritage Advisory Committee is in 

support of the application of a demolition permit due to damage sustained in a fire; 

AND THAT any heritage elements that are salvageable be retained for potential 

future use where possible and safe to extricate from the structure; 

AND THAT this recommendation be presented at Committee of the 

Whole in conjunction with the application to demolish for Council’s 
consideration. 

CARRIED 

5.0 ADJOURNMENT 

The meeting was adjourned at 12:40 p.m. 
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MEETING: HERITAGE ADVISORY COMMITTEE PAGE 1 of 6 

DATE: MONDAY, JANUARY 27, 2022 MEETING NO. 02-2022 

TIME: 5:02 P.M. 

PLACE: VIA MS TEAMS 

CHAIR: ANDREW COTTER 

MEMBERS – ELECTRONIC OFFICIALS – ELECTRONIC PARTICIPATION: 

PARTICIPATION: 
Matt Szybalski, Manager – Archives, Records & Privacy 

Andrew Cotter, Chair Katie Piché, Council & Committee Clerk 

Jacob O’Neill 
Jennifer Bonazzo RESOURCE PERSONS – ELECTRONIC 

Diana Pallen PARTICIPATION: 

Heidi Strobl 
Laurie Abthorpe, Heritage Researcher Douglas Yahn, Vice Chair 
Jean-Louis Charette, Ministry of Heritage, Sport, Tourism Justine Waite 

& Culture Industries 

Louisa Costanzo, Supervisor – Cultural Development & 

Events 

Jamie Kirychuk, Planner II 

GUESTS – ELECTRONIC PARTICIPATION: 

Councillor Rebecca Johnson 

Werner Schwar, Supervisor – Parks & Open Spaces 

Guy Walter, Landscape Architect – Parks & Open Spaces 

1.0 LAND ACKNOWLEDGEMENT 

The Chair, Andrew Cotter, acknowledged that we are meeting on the traditional territory 

of the Ojibwa Anishnaabe people of Fort William First Nation, signatory to the Robinson 

Superior Treaty of 1850, and recognized the contributions made to our community by the 

Métis people. 

2.0 DISCLOSURES OF INTEREST 
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HERITAGE ADVISORY COMMITTEE 

JANUARY 27, 2022 PAGE: 2 of 6 

3.0 AGENDA APPROVAL 

MOVED BY: Douglas Yahn 

SECONDED BY: Diana Pallen 

WITH RESPECT to the January 27, 2022 Heritage Advisory Committee meeting, we 

recommend that the agenda as printed, including any additional information and new 

business, be confirmed. 

CARRIED 

4.0 CONFIRMATION OF PREVIOUS MINUTES 

The Minutes of the Heritage Advisory Committee Meetings 10-2021 and 01-2022 held 

December 16, 2021 and January 17, 2022, respectively, to be confirmed. 

MOVED BY: Heidi Strobl 

SECONDED BY: Douglas Yahn 

THAT the Minutes of Meeting 11-2021 and 01-2022 held on December 16, 2021 and 

January 17, 2022, respectively, be confirmed. 

CARRIED 

5.0 FINNISH LABOUR TEMPLE 

Matt Szybalski, Manager – Archives, Records & Privacy provided a follow up from the 

January 17, 2022 Heritage Advisory Committee meeting, advising that an emergency 

demolition order has been placed on the 314 Bay Street property by the City of Thunder 

Bay’s Building Division. 

6.0 DEASE POOL SITE 

Werner Schwar, Supervisor – Parks & Open Space Planning and Guy Walter, Landscape 

Architect – Parks & Open Spaces provided a PowerPoint presentation and overview 

relative to the above noted and responded to questions. The following information was 

provided: 

 In December 2021, Report R 161/2021 Update on Dease Park Redevelopment, 

Potential Future Uses for former Dease Pool Site and Proposed Traffic Calming 

Measures Dease Street was presented to Council and approved. 
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 Overview of potential redevelopment of site and traffic calming measures in the 

area 

 Consultation with Engineering regarding traffic calming measures 

 Pilot project overview 

 Urban Skate Plaza development 

 Youth Focused 

 Public Engagement 

 Community involvement 

 Must commemorate pool site 

 Working with Heritage Advisory Committee, Public Art Committee and 

Indigenous Relations office 

 Examples of potential ideas for murals, elements that could be included 

 Project will be funding dependent 

 Working with many local groups on plan 

The Chair thanked Werner Schwar and Guy Walter for the presentation. Further updates 

on this project will be provided when available. 

7.0 POTENTIAL DESIGNATED CULTURAL 

HERITAGE LANDSCAPE – VICKERS PARK 

Manager – Archives, Records & Privacy Matt Szybalski, Manager provided an update 

relative to the potential designation of Vickers Park as a Cultural Heritage Landscape. 

The following information was provided: 

 Report R 15/2022 was presented to Council on January 24, 2022 and will be 

ratified on February 7, 2022. 

o Worked with Parks & Open Spaces and Indigenous Relations on report 

 Once ratified, notice must be served. As required by Section 29 of the Ontario 

Heritage Act, when a Council intends to designate a property within a 

municipality, a Notice of Intention to Designate shall be served on the owner of the 

property and the Ontario Heritage Trust, and the Notice shall be published in a 

newspaper having general circulation in the municipality. This notice will be 

published in the Chronicle Journal after the January 24, 2022 Committee of the 

Whole meeting minutes have been ratified. 

 There is a thirty (30) day window for objections to the designation. A Bylaw must 

be passed to close designation process. 

 Once the designation process is complete, a series of signage covering different 

aspects of history will be displayed at the site. 
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8.0 CHIPPEWA PARK CAROUSEL 

Jennifer Bonazzo and Douglas Yahn provided an update relative to the Carousel 

Restoration Committee. The Committee met in January to discuss financing, practical 

elements of the carousel, and also recently met with the Heritage Records Committee to 

discuss wheelchair accessible format for the chariot portion of the carousel. 

It was noted that the Carousel Restoration Committee has received an invitation for 2022 

Doors Open, however, they are uncertain if the carousel will complete by that time. 

9.0 POTENTIAL ADDITIONS TO HERITAGE REGISTER 

Heritage Researcher Laurie Abthorpe provided an update relative to potential additions to 

the City of Thunder Bay Heritage Register and advised that follow up letters to the four (4) 

homeowners will be mailed soon, and noted that the letters will contain more information 

regarding the heritage register and process. 

A discussion was held relative to consultation with Fort William First Nation on registered 

properties. Manager – Archives, Records and Privacy will follow up with the Indigenous 

Relations Office and will provide an update at the next meeting. 

10.0 HERITAGE ADVISORY COMMITTEE MANUAL 

Manager – Archives, Records & Privacy Matt Szybalski advised that a Heritage Advisory 

Committee manual will be created that will document the step by step process of when the 

demolition of a designated property is required. It was noted that other departments will 

work together to create this manual and will follow legislation requirements to have a 

specific process in place. 

Chair Andrew Cotter and committee members Jennifer Bonazzo and Heidi Strobl will 

work with Manager – Archives, Records & Privacy Matt Szybalski and Heritage 

Researcher Laurie Abthorpe to draft the manual over the coming months. 

11.0 ELECTION OF CHAIR AND VICE CHAIR 

Council & Committee Clerk Katie Piché administered nominations for the positions of 

Chair and Vice-Chair of the Heritage Advisory Committee for 2022. 

MOVED BY: Diana Pallen 

SECONDED BY: Douglas Yahn 
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WITH RESPECT to the position of Chair on the Heritage Advisory Committee, we 

recommend that Andrew Cotter be appointed Chair of the Committee for the remainder of 

the 2018-2022 Term of Council, and until such time a replacement has been appointed. 

CARRIED 

MOVED BY: Jennifer Bonazzo 

SECONDED BY: Diana Pallen 

WITH RESPECT to the position of Vice-Chair on the Heritage Advisory Committee, we 

recommend that Douglas Yahn be appointed Vice-Chair of the Committee for the 

remainder of the 2018-2022 Term of Council, and until such time a replacement has been 

appointed. 

CARRIED 

12.0 HERITAGE ADVISORY COMMITTEE BUDGET 

Manager - Archives, Records & Privacy Matt Szybalski provided a brief update on the 

2022 Committee budget, which was approved at the January 26, 2022 Budget meeting and 

is set to be ratified on February 7, 2022. 

13.0 HERITAGE PROPERTY ANNIVERSARY CELEBRATION 

Heritage Researcher Laurie Abthorpe to provide an update on plans for a celebration 

to honour heritage properties celebrating milestone anniversaries in 2020 and 2021. 

Sub-committee members Laurie Abthorpe, Jake O’Neill and Heidi Strobl will work 

together to review potential recognition process and to determine criteria for 

milestone anniversaries. The first meeting will be held on February 10, 2022 for 

initial discussion on criteria for the 197 properties. 

An update will be provided at the next meeting. 

14.0 DOORS OPEN UPDATE 

Heritage Researcher Laurie Abthorpe provided an update relative to Doors Open Thunder 

Bay 2022. 

The following information was provided: 
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 Doors Open Ontario looking to relaunch and revamp their website. 

 Waiting on direction from Doors Open Ontario on deadlines 

 Have not been able to visit sites yet due to COVID-19 restrictions 

 Five (5) sites confirmed so far 

 Discussions with Roots to Harvest (re: agriculture) 

 Have increased sponsorship slightly this year (Highest level $750+) 

 Discussions with two potential sponsors 

 Promotional Team meeting to be held soon to discuss communications plan 

It was noted that Laurie Abthorpe will bring committee site suggestions back to the 

Planning Committee for discussion. 

15.0 HERITAGE RESEARCHER UPDATE 

Heritage Researcher Laurie Abthorpe provided an update on the following items: 

 Shared on the Heritage Advisory Committee (HAC) Facebook page that the 

City is moving forward with designating Vickers Park 

 February Walleye – article on the Francis Block – Renaissance building 

 Potential ideas for future Walleye articles and how to commemorate National 

Indigenous Peoples Day 

A question was asked relative to HAC being featured in a future issue of the Walleye. 

Laurie Abthorpe will follow up with the editor of the Walleye. 

16.0 NEXT MEETING DATE 

The next meeting is scheduled for Thursday, February 24, 2022 at 5:00 p.m. via MS 

Teams. 

17.0 ADJOURNMENT 

The meeting adjourned at 6:37 p.m. 
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DIVISION  Services  - Superior  North  EMS  
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SUBJECT New Emergency Vehicle Purchase 

RECOMMENDATION 

WITH RESPECT to Report R 36/2022 (Development & Emergency Services, Superior North 

Emergency Medical Service), we recommend that the purchase of four new emergency vehicles 
be awarded to Crestline Coach Ltd. for the amount of $760,000 plus HST; 

AND THAT Crestline Coach Ltd. be the proponent to supply up to four more new emergency 
vehicles in 2022; 

AND THAT the Manager-Supply Management be authorized to issue a purchase order to award 

this contract; 

AND THAT the Mayor and Clerk be authorized to sign any necessary agreement related to the 

report; 

AND THAT Appropriation #5 be approved to address the shortfall in funding to purchase 
auxiliary equipment; 

AND THAT any necessary By-laws be presented to City Council for ratification. 

EXECUTIVE SUMMARY 

The 2022 capital budget includes $820,000 for the purchase of four new emergency vehicles and 

auxiliary equipment. In 2021, a request for proposal to cover five consecutive years of 
emergency vehicle purchases (2021 – 2025) was awarded with Crestline Coach Ltd. being the 

successful proponent. To date, five emergency vehicles have been ordered in 2021 and four are 
being requested in 2022. 

The City may be interested in extending the Contract with the successful Proponent to purchase 
an estimated number of 12 to 15 additional units over the following next three years (2023, 2024, 

2025). The final decision will be based on: 
• Satisfactory performance 
• Operational needs and annual budget approvals 



    

   

            
             

 
          

     
 

 

 
              

          
 

             

         
    

 
             

  

 
            

            
                

             

              
           

         
 

  

 
              

           
           

           

       
 

 
           

   

 
Vehicles    $760,000  

Equipment      202,516  
Installation  Charges      24,000  
     $986,516  

HST  @ 13%         128,247  
Less  HST  Rebate              (110,884)  

Net Cost                       $1,003,879               
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• That the future pricing is acceptable to the Municipality. With the expectation that the 
price for the future vehicles will be similar to the price of the first vehicles. 

The request for proposal also outlined the City may be interested in additional emergency 

vehicles in the years 2022 to 2025. 

DISCUSSION 

A request for proposals for the supply and delivery of new emergency vehicles was advertised in 

the Chronicle Journal and on the City of Thunder Bay website. 

After review of the responses by the Supply Management Division and Superior North EMS 

(SNEMS), it was deemed the bid from Crestline Coach Ltd. met all the requirements as outlined 
in the proposal document. 

Five emergency vehicles have been ordered in 2021 and an additional four units are being 
requested in 2022. 

In 2021, an industry wide shortage of vehicle chassis existed, and the shortage continues to exist 

in 2022. This shortage has impacted the delivery of emergency vehicles where to date, SNEMS 
is still waiting for delivery of the 2021 order. The delay in receiving new vehicles is resulting in 
higher maintenance cost for existing vehicles which now have to be kept in service longer than 

anticipated. Approval of this report will ensure that the essential components of the 2022 vehicle 
order are secured with the vendor. Appropriation #5 (attached) is being included in the report to 

address the increase in cost of vehicles and auxiliary equipment. 

FINANCIAL IMPLICATION 

The 2022 capital budget includes $820,000 for the purchase of four new emergency vehicles and 

associated equipment. Appropriation #5 is being requested in addition to the original budget in 
order to address the increase in costs for emergency vehicles and auxiliary equipment. The 
additional appropriation will come from existing SNEMS capital projects that have been 

completed where funds are available and can be re-directed to this project. 

The estimated cost of vehicle purchases and auxiliary equipment are as follows: 

Page 2 



    

   

 

 

            
        

          
 

 

 
              

            
             

               

          
    

 

   

 

     
 

 
           

 

THIS  REPORT  SIGNED  AND VERIFIED  BY:  DATE:  

(NAME  OF GENERAL  MANAGER)   
  

Karen  Lewis, General  Manager  –  Development  & Emergency  March  8, 2022  
Services  
 

 

Page 89 of 122Committee of the Whole - Monday, March 21, 2022

Corporate Report R 36/2022 

CONCLUSION 

It is concluded that Superior North EMS should proceed with the purchase of four new 
emergency vehicles from Crestline Coach Ltd.in 2022, and that Appropriation #5 be approved to 

allow the purchase of vehicles and auxiliary equipment required to outfit each ambulance. 

BACKGROUND 

Capital funds are included in the 2022 capital budget for the purchase of four new emergency 

vehicles. Superior North EMS responds to over 30,000 calls for service each year and the four 
new emergency vehicles will replace four units that have reached the end of their life cycle. 
Superior North EMS has a fleet of 38 emergency vehicles with an average life cycle of six to 

nine years. The recommended purchase of the new emergency vehicles is critical to maintaining 
a reliable emergency vehicle fleet. 

REFERENCE MATERIAL ATTACHED: 

Attachment A - Appropriation #5 

PREPARED BY: DEPUTY CHIEF ERNIE KADIKOFF, SUPERIOR NORTH EMS 
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The City of Thunder Bay DATE: March1/2022 
DEPARTMENT: 

REQUEST FOR APPROPRIATION CHANGE 
5 

DIVISION: REQUEST FOR ADDITIONAL APPROPRIATION x 
APPROP NO. 

DESCRIPTION 

69 
7167 EMS Vehicle and Equipment Reserve 44,275 4.6 29 

EXPLANATIONS/REASONS: EFFECT ON LEVEL OF SERVICE: 

Additional appropriation required due to cost increases for vehicles and auxiliary equipment DECREASE INCREASE MAINTAINED 
x 

Funds from reserve are from the release of projects DEV_EMS-210004 and DEV-EMS 200002 
DATE:_________________ 

RECOMMENDED/APPROVED 

CITY TREASURER 

CITY MANAGER 
COMMITTEE OF THE WHOLE 

PREPARED BY: B Cline VERIFIED BY 
FINANCE: _______________________________ APPROVED NOT APPROVED 

REVIEWED BY: Moira Gallagher, CPA, CMA 
Budget & Planning Accountant DATE:___________________ 
Corporate Services & Long Term Care Department 

Vehicle Replacement 

Defibrillators DEV-EMS-210002 

IM Position Fund Code 
ADMIN USE DECREASE BUDGET 

AVAILABLE 
INCREASE 

DEV & Emergency Services 

EMS 

820,000 

WBS 
ELEMENT 

DEV-EMS_220002 

183,500 183,500 

158,250 
25,250 

183,500 4.6 

4.6 174,760 
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DIVISION  Services  - Licensing  &  

Enforcement  

    
DATE  PREPARED  03/08/2022  FILE  NO.   
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MEETING DATE 03/21/2022 (mm/dd/yyyy) 

SUBJECT Municipal Enforcement Services Restructuring - Update 

RECOMMENDATION 

For information. 

EXECUTIVE SUMMARY 

This Report provides an update to the Municipal Enforcement Services restructuring. 

Administration will continue to implement and execute the new Municipal Enforcement Services 
Section, according to the restructuring plan approved in the 2022 Budget, and will notify Council 
when a “go-live” date is confirmed for the new service model following the extensive 

recruitment, training and outfitting phase ahead this spring and early summer. 

DISCUSSION 

The new municipal enforcement services delivery model creates a multi- leveled, single 

enforcement team and allows for an expansion in hours of service (evenings and weekends). 

On February 25, 2022 an agreement was reached with CUPE that forms the basis to proceed with 
implementation of the new enforcement service model that includes Officers working evening 
and weekend shifts. The new hours of work collective agreement provisions provide for the 

flexibility to change Officer hours of work to meet appropriate enforcement service delivery 
levels including seasonal variability. 

Extensive recruitment is underway including appropriate job posting sites and social media sites 
in April and May, followed by outfitting and training. 

The successful implementation of the new operational model meant the retiring of the traditional 

By-law Enforcement model as well as shifting the City’s Animal Shelters’ focus to the core 
functions of  public safety and animal impoundment while supporting the divesting of animal 
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welfare to privately supported organizations like the Humane Society; this work is ongoing. 
Additionally, new by-laws and new technology, in keeping with the approved Digital Strategy, 

are also being developed over 2022 and 2023 to support the new service model. 

Highlights of the new Municipal Enforcement Services model include: 

 The terms “By-law Officer and Animal Services Officer” no longer exist; all Officers are 

appointed as Municipal Law Enforcement Officers, as per section 15.1 of the Police 
Services Act, RSO 1990. 

 The terms “By-law Enforcement Section and Animal Services Shelter” no longer exist; 
the new operational model is “Municipal Enforcement Services,” a section of the 
Licensing & Enforcement Division, Development & Emergency Services Department. 

 Full-time Municipal Enforcement Services employees in Officer classifications hours of 

work shall consist of 10-hour shifts plus a one hour unpaid meal break, between the hours 
of 8:30 a.m. and 12:00 midnight.  The normal regular hours in a bi-weekly work period 
shall consist of 70 hours, either four or three shifts per week. 

 Part-time Cadets can be prescheduled up to 21 hours per week and be scheduled either a 
seven- or a 10-hour shift. 

 Extensive cross-training, including conflict avoidance/de-escalation, cultural awareness/ 
sensitivity, customer services, soft-skills disengagement techniques, situational 

awareness, animal behaviour/capture & control, bite avoidance training, etc. 

 Enhanced Officer safety through GPS tracking/support/monitoring. 

 Revamped computer file supervision and monitoring. 

 Coaching & mentoring/job shadowing. 

 Enhanced job qualifications and skills/knowledge testing. 

 Improve the dispatch system and support with a “duty” Officer that could speak with the 
caller at call in-take, if required. 

 Engage in proactive enforcement activities including enforcement blitzes to target and 

control city-wide enforcement problems such as nuisance signage, donation bin litter, 
graffiti, etc. 

 Establish service response standards and protocols. 

 Provide better tools for Officers such as in-vehicle workstations, radios for 

communication as a life-link and marked vehicles for safety and deterrence. 

 Modernize record-keeping and enforcement processes using available technology. 

 Improve public access for information and reporting through online tools. 

These enhancements will be phased in over 2022 and 2023. 

FINANCIAL IMPLICATIONS 

The Council-approved 2022 Budget allows for the expansion of 3.43 FTEs to support the new 
service model, which represents a personnel expansion of $296,400 as well as additional costs 
for mobile technology project ($50,000 operating impact) training ($35,000 one-time), uniforms 

($14,000 one-time) and fleet expansion ($43,400). 

Page 2 



   

   

 

 

             
          

       
 

        

      
      

 
         

            

            
           

      
 

 

 
          

          
        

  

 

   

 
     

 

 

        

 

Page 93 of 122Committee of the Whole - Monday, March 21, 2022

Corporate Report R 44/2022 

BACKGROUND 

In the fall of 2019, City Council approved a review of the municipal enforcement services 
delivery model that would create a multi-leveled, single enforcement team and allow for an 

expansion in hours of service (evenings and weekends). 

This review resulted in a Report R149/2020 on Dec. 14, 2020 that directed among other things, 

that “administration continue to review and amend as considered appropriate the organizationa l 
structure of the Licensing & Enforcement Division”. 

Work continued on the restructuring throughout 2021. On February 25, 2022 an agreement was 
reached with CUPE that forms the basis to proceed with implementation of the new enforcement 

service model that includes Officers working evening and weekend shifts. The new hours of 
work collective agreement provisions provide for the flexibility to change Officer hours of work 

to meet appropriate enforcement service delivery levels. 

CONCLUSION 

Administration will continue to implement and execute the new Municipal Enforcement Services 

Division, according to the restructuring plan, and will notify Council when a “go-live” date is 
confirmed following the extensive recruitment, training and outfitting phase ahead this spring 
and early summer. 

REFERENCE MATERIAL ATTACHED: 

Attachment A – Organizational Chart 

PREPARED BY:DOUG VINCENT, MANAGER – LICENSING & ENFORCEMENT 

THIS  REPORT  SIGNED  AND VERIFIED  BY:  DATE:  
(NAME  OF GENERAL  MANAGER)   
  

Karen  Lewis, General  Manager  –  Development  & Emergency  March  10, 2022  
Services  
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Licensing & Enforcement Division 
New 

PARKING 
AUTHORITY Manager 

BOARD 1 

Supervisor Parking 
Authority 

1 

Supervisor – 
Municipal Enforcement Services 

1 

Field Enforcement 
Supervisor 

1 

Senior Parking 
Services Clerk 

1 

Administrative 
Assistant 

(0.71) 
Dispatch 

Clerk 
2 (0.5) 

Parking Ticket 
Clerk Animal Care 

1 (0.80) Attendant 
1 (0.6) 

Municipal Law 
Enforcement Officer III 

(Field Enforcement Officer) 
4 

Municipal Law 
Enforcement Officer IV 

(Licensing & Coach Officer) 
1 

Municipal Law 
Enforcement Officer IV 

(Standards & Coach Officer) 
1 

Parking Rental 
Clerk 

1 

Leadhand -
Parking Authority 

1 

Contract  
Enforcement Services 

Officer     

Contract  
Parkade Security  

Municipal Law Parking Maintenance 
*Not City staff Enforcement Officer II Technician (Compliance Officer) 2 4 

TOTAL FT 23 
TOTAL FTE (4.61) 
GRAND TOTAL 27.61 

Municipal Law 
Enforcement Officer I 

(Cadets) 
(2) 
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Licensing & Enforcement Division 
Former (2021) 

Supervisor -
Animal Services 

1 

Manager 
Licensing 

& Enforcement 

1 

Senior Licensing 
& By-Law Enforcement 

Officer 
1 

By-Law 
Enforcement Officer 

3 

Animal Care 
Attendant 

2 (1.19) 

Animal Services 
Officer 

2 (0.48) 

Clerk/Receptionist/ 
Dispatcher 

1 

Junior Clerk 
Receptionist 

Dispatcher  1 

TOTAL FT 20.00 
TOTAL FTE (3.18) 
GRAND TOTAL 23.18 

Senior Animal 
Services Officer 

1 

Senior Parking 
Services Clerk 

1 
Parking Ticket 

Clerk 
1 (0.80) 

Parking Rental 
Clerk 

1 

PARKING 
AUTHORITY 

BOARD 

Supervisor Parking 
Authority 

1 

Administrative 
Assistant 

(0.71) 

Leadhand -
Parking Authority 

1 

Parking Maintenance 
Technician 

2 

Contract 
Enforcement Services 

Officers 
5 

Contract 
Parkade Security 

*Not City staff 
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DIVISION  Resources  & Corporate  Safety  
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MEETING DATE 03/21/2022 (mm/dd/yyyy) 

SUBJECT Thunder Bay Living Wage Campaign 

RECOMMENDATION 

WITH RESPECT to Report R 42/2022 (City Manager’s Office - Human Resources & Corporate 
Safety), we recommend that the Thunder Bay Living Wage data is reviewed and included in the 

annual salary report for the Non-Affiliated employee group; 

AND THAT Administration review and consider the Thunder Bay Living Wage data when 

recommending and establishing a bargaining mandate for impacted union groups; 

AND THAT any necessary by-laws be presented to Council for ratification. 

EXECUTIVE SUMMARY 

This report provides information and recommendations in response to the request from the 

Lakehead Social Planning Council (LSPC) that the City of Thunder Bay join the Thunder Bay 
Living Wage Campaign, as referred to Administration on November 15, 2021. 

The living wage movement is shaped by the belief that work should lift workers out of poverty 
and enable them to earn enough to provide a basic standard of living. The modern living wage 

movement started in Maryland in the 1990s and became an international effort that has spread 
through the United States, United Kingdom, New Zealand and Canada. 

The living wage is calculated as the hourly rate at which a household can meet its basic needs 
based on the actual costs of living in a specific community. The calculated living wage for the 

Thunder Bay Region is $16.30. 

Initial enrolment in the Thunder Bay Living Wage Campaign requires that all direct full-time 

employees are paid the living wage. The City of Thunder Bay meets this criteria. 

Enrolment as a living wage employer requires that the employer commit to an implementation 
plan to apply the living wage to all part-time and contract employees over time. While there 
would be no financial implications to the Corporation initially upon enrolment, there will be 
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increased wage and procurement costs associated with the commitment to progress through the 
levels of recognition. 

At this time, Administration advises against joining the Thunder Bay Living Wage Campaign. 

Administration is committed, however, to reviewing the living wage data annually. 

DISCUSSION 

How is a Living Wage Calculated? 

The Ontario Living Wage Network (OLWN) calculates the local living wage rate using a 
framework developed by the Canadian Centre for Policy Alternatives. The hourly living wage is 
based on community-specific data to determine actual expenses for a family of four. These 

expenses include items such as rent, food, transportation, utilities and childcare. The calculation 
also incorporates government transfers such as the Canadian Child Tax Benefit, and deductions 

including income taxes, E.I. and CPP premiums. Local living wage rates are updated annually or 
bi-annually to account for changes to costs of living and government transfers and deductions. 

Municipal Participation 

Living wage campaigns seek participation from public sector employers to promote engagement 

of the private sector. Public sector employers are also sought to join living wage campaigns 
given the influence of public sector employers both in terms of the large number of direct 
employees and also contract employee wages that are influenced by procurement. 

There are only three Ontario municipalities  presently certified as living wage employers: 

1. City of Cambridge (joined 2015) 
2. City of Kingston (joined 2019) 

3. Municipality of North Perth (joined 2020) 

Local Thunder Bay Living Wage 

Administration met with representatives from the Lakehead Social Planning Council to learn 

more about the Thunder Bay Living Wage Campaign. 

The LSPC promotion of the Thunder Bay Living Wage Campaign does not differ greatly from 

that of the OLWN. The one distinction is that the Thunder Bay Living Wage Campaign does not 
require certified employers to pay an annual fee. 

Seven local employers have joined the living wage campaign through the LSPC or the OLWN: 

1. Lakehead Social Planning Council 
2. Kinewa Legal Clinic 

3. Wequedong Lodge 
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4. Nalu 
5. Roots to Harvest 

6. Itec 2000 
7. Telstar Motel 

As outlined on the 2021 Thunder Bay Living Wage Enrolment Form (Appendix A), the 
campaign includes a phased implementation, with three levels of recognition for organizations: 

1. Partner Level – All permanent full-time employees are paid a living wage. Committed to 

begin raising the pay of all permanent part-time employees to the living wage rate. 

2. Leader Level – All permanent full-time and part-time employees are paid a living wage. 

Committed to including living wage in service contracts for externally contracted (third 
party) employees that provide regular services. 

3. Champion Level – All permanent full-time and part-time employees are paid a living 
wage. All externally contracted (third party) employees that provide regular services are 

paid a living wage or will be when the contract renews. 

While the City could initially join the Thunder Bay Living Wage Campaign at the Partner level, 
participation in the campaign requires a commitment to progress through the levels. The LSPC 
Declaration of Thunder Bay Living Wage employer enrolment form requests the following 

information and commitment from employers: 

1. Living wage implementation plan:  If not all employees are currently paid a living wage, 
please outline the steps you will take to implement living wage and the projected 
timeframe (e.g. part-time employees pay will be increased to living wage within x number 

of months, or a Living Wage clause will be included when external service contracts are 
renewed). 

2. Please list current service contracts and action you have taken or will take to include the 
living wage (e.g. the living wage will be included when external service contracts are 

renewed). Contractors who work 120-plus hours are paid a living wage. 

How Would the Living Wage Campaign Apply to the City of Thunder Bay? 

The City would be eligible to enrol in the Thunder Bay Living Wage campaign at the Partner 
level, because all permanent full-time City employees are already paid at or above the living 

wage.  As per the Thunder Bay Living Wage Enrollment Form the City would be required to 
commit to an implementation plan to move to the Champion level over time. 

At the Leader level, the City would be required to pay all direct employees the living wage. The 
City of Thunder Bay does have a number of part-time, casual and relief job classifications in 

both the non-affiliate and unionized employees groups that are paid less than the $16.30 living 
wage. Progression to this level would result in increased cost to the City. 
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Progression to the Champion level would require revision to the City’s procurement policies to 
include a living wage clause in all service contracts. All externally contracted service staff, in 

areas such as security, building services, and food services would be required to be paid the 
$16.30 living wage, which would result in increased costs to the City. 

Implications of Becoming a Living Wage Employer 

Participation in the Thunder Bay Living Wage campaign will require the City to commit to move 

beyond the Partner level over time. While there would be no financial implication to the 
Corporation upon initial enrolment at the Partner level, there would be increased wage and 

procurement costs associated with the commitment to progress through the recognition levels. 

Participation in the living wage campaign would remove the City’s ability to determine rates of 
pay, regardless of other factors such as minimum wage increases, union settlements, labour 
market pressures and cost of living.  The City would be required to address living wage rates in 

future union negotiations with impacted bargaining units. 

The determination of wage rates for some groups of employees would be outside of the 

employer’s control and at some point the City may not agree with the living wage rate 
established by the OLWN. Should circumstances change in the future, the City could be in the 

difficult position of withdrawing from the campaign. 

Demographics of Part-Time Employees Earning below Living Wage 

The hourly living wage is calculated based on community-specific data to determine actual 
expenses for a family of four. 

There are 38 job classifications at the City of Thunder Bay that are paid less than the living wage 
of $16.30. These positions are primarily in the Recreation & Culture Division and include job 

titles such as Lifeguard, Summer Camps Counsellor, Facility Attendant (Marina), School 
Crossing Guard and Tour Guide Small Ride Operator (Chippewa/Centennial). 

The number of employees in these classification varies throughout the year due to seasonal 
programming. Currently, 289 City of Thunder Bay employees earn a rate of pay that is less than 

the living wage, and 62% of these employees are within the student age range of 14 to 24. In 
2019, the City’s last year of regular programming before the pandemic, the percentage of 
employees below age 24 in these classifications was 67% in the winter, and 75% in the summer. 

School Crossing Guards were excluded from the data as this group of employees are generally 

retirees who are supplementing their retirement income.  The average age of School Crossing 
Guards is 64. 

Provincial Action 

Ontario’s Poverty Reduction Act, 2009 requires the government to develop a new poverty 
reduction strategy every five years. The strategy must include a poverty reduction target, 
initiatives aimed at addressing poverty and indicators to measure the strategy’s impact. 
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The Ontario government released the new Poverty Reduction Strategy in December 2020. The 
vision as set out in the Strategy is for an Ontario where everyone can participate in their 

communities and achieve greater independence, stability and, wherever possible, long-term job 
success to support themselves and their families. 

The strategy outlines initiatives under four key pillars: 

1. Encouraging job creation and connecting people to employment – making 

investments to create good jobs and equip people with the education, skills, training and 
experiences they need to access employment opportunities. 

2. Connecting people with the right supports and services – improving access to 
supports that improve health and well-being and enable people to move forward on the 
pathway to education, training, employment and participation in their community. 

3. Making life more affordable and building financial resiliency – reducing the cost of 
living, protecting consumers and helping people keep more of their hard-earned money. 

4. Accelerating action and driving progress – using evidence and working across sectors 
to support economic recovery and developing integrated solutions that better connect the 
province’s health, social and economic systems. 

Addressing poverty is complex and the Ontario government is committed to work with all levels 

of government, Indigenous partners, the private sector, not-for-profit agencies and community 
groups to implement the Strategy and achieve its objectives. 

Minimum Wage is established by the Province and is the lowest wage rate an employer can pay 

an employee. Ontario raised the minimum wage by 20.7% in 2018 under the Fair Workplaces, 
Better Jobs Act, 2017. The Province recently increased minimum wage by 5.3% from $14.35 
per hour to $15.00 per hour effective January 1, 2022. 

The Ontario Minimum wage has increased by 87.5% over the last 12 years: 

Date

Minimum 

Wage

% increase 

Increase

01-Feb-07 8.00                    

31-Mar-08 8.75                    9.4%

31-Mar-09 9.50                    8.6%

31-Mar-10 10.25                  7.9%

01-Jun-14 11.00                  7.3%

01-Oct-15 11.25                  2.3%

01-Oct-16 11.40                  1.3%

01-Oct-17 11.60                  1.8%

01-Oct-18 14.00                  20.7%

01-Oct-19 14.25                  1.8%

01-Oct-21 14.35                  0.7%

01-Jan-22 15.00                  5.3%
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The minimum wage for students under 18 years of age who work less than 28 hours per week is 
currently $14.10 per hour. However, the City of Thunder Bay does not pay student rates, the 

lowest paid classifications at the City are paid the general minimum wage of $15.00 per hour. 

FINANCIAL IMPLICATION 

There are no immediate financial implications associated with joining the Thunder Bay Living 

Wage campaign at the Partner level because the rates of pay for all direct full-time employees 
already exceeds the living wage rate of $16.30 per hour. 

However, joining the Thunder Bay Living Wage campaign will require a commitment to extend 
the application of the living wage to all part-time, casual, relief and contract employees over 

time, which will result in increased wage and procurement costs. 

The estimated wage and fringe cost to achieve living wage status for all part-time, casual and 
relief employees at the Leader level is $584,156. This represents a wage increase of 8.7%, which 
would be applied to all job classifications on the Non-Affiliated salary schedule in order to avoid 

compression of the salary grid. 

At the Champion level, the costs of contracted services such as custodial cleaning, security and 
catering would increase as contractors would build the cost of increased wages into the 
procurement process. 

CONCLUSION 

While participation in the Thunder Bay Living Wage campaign will not have immediate 
financial implications, it will require that the City commit to future application of the living wage 

to all part-time, casual, relief and contract employees. 

Administration recommends that the Thunder Bay Living Wage data is reviewed and included in 
the annual salary report for the Non-Affiliated employee group and that Administration review 
and consider the data when recommending and establishing a bargaining mandate for impacted 

union groups. 

At this time, Administration advises against joining the Thunder Bay Living Wage Campaign 
and is committed to reviewing the living wage data annually. 

BACKGROUND 

On March 15, 2021, Council received a presentation from Lakehead Social Planning Council 
(LSPC) relating to the Living Wage Campaign. Living Wage is defined as “the hourly wage a 
worker needs to earn to cover their basic expenses and participate in their community.” The 
presentation included benefits to employers, employees, and overall economic benefits to the 
community. 
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The LSPC appeared before Council on November 15, 2021 to provide the annual Poverty 

Reduction Strategy report to Council. The LSPC requested that the City of Thunder Bay 
“actively participate in local poverty reduction by becoming a member of the Thunder Bay 
Living Wage Campaign.” 

The LSPC’s request was referred to Administration for report back on or before January 24, 

2022. 

REFERENCE MATERIAL ATTACHED: 

Appendix A - Thunder Bay Living Wage Declaration of Living Wage Employer 

PREPARED BY:KARIE ORTGIESE, DIRECTOR – HUMAN RESOURCES & CORPORATE SAFETY 

THIS  REPORT  SIGNED  AND VERIFIED  BY:  DATE:  
(NAME  OF GENERAL  MANAGER)   

  
Norm  Gale, City  Manager  March  8, 2022  
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Declaration of Living Wage Employer 

2021 Thunder Bay Living Wage Enrolment Form 

Thank you for your interest in being part of the living wage 
movement in Thunder Bay! 

CRITERIA 

To be recognized as a Living Wage Employer an organization needs to pay its 
permanent full-time permanent staff at least the living wage rate. An employer 
may offset the wage rate by providing benefits that affect basic needs such as 
non-OHIP healthcare. The Thunder Bay Poverty Reduction Strategy will 
determine, in consultation with the employer, a living wage rate that accounts 
for these benefits if necessary. 

LEVELS OF RECOGNITION 

1. PARTNER: All full-time permanent employees earn a living wage. 
Committed to begin raising permanent part-time staff to a living wage. 

2. LEADER: All permanent full-time and part-time employees earn a living 
wage. Committed to raising those that complete service contracts and 
externally contracted staff to a living wage. 

3. CHAMPION: All permanent full-time and part-time employees earn a living 
wage. All of the externally contracted staff that provide regular services 
earn a living wage. 

ADDITIONAL INFORMATION 

Each employer will receive a window decal, certificate, and website graphic to 
promote that they are a Living Wage Employer. 

Any questions regarding the enrolment process or criteria should be directed 
towards Bonnie Krysowaty by email at bkrysowaty@lspc.ca. 

1 
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______________________________________________________________________ 

_______________________________________________________________________ 

_______________________________________________________________________ 

_______________________________________________________________________ 

_______________________________________________________________________ 

_______________________________________________________________________ 

_______________________________________________________________________ 

Section 1: Employer Information 

Name of business/organization 

Industry/ Sector 

Primary Contact Name 

Phone Number 

Email 

On behalf of the organization, I give the Lakehead Social Planning Council 
permission to publicly recognize the organization in communications 
materials including newsletters, social media, and website publications. 

Signature 

Date 
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___________________________________________________________________________ 

___________________________________________________________________________ 

Section 2: Number of Employees 

______ How many Full-Time Employees do you have (35 hours + per week) 

______ How many Part-Time Employees do you have (less than 35 hours per
 week) 

______ How many Student Employees (i.e. Student interns, co-op students,
 trainees) 

______ How many externally contracted or sub-contracted service employees
 (working 120/year or more) 

Please list the services for which you have contract or subcontract employees 
(e.g. cleaning, bookkeeping, etc.) Please use a separate sheet of paper if you 
require more room. 

Section 3: Living Wage Information 

The 2021/2022 living wage rate in Thunder Bay is $16.30 per hour*. 

*See page 5, “2021 Living Wage and Employee Benefits” to see how benefits 
contribute to the hourly living wage calculation and determine how many 
employees are paid a living wage. 

Please indicate the number of employees currently paid a living wage: 

______ How many Full-Time Employees are paid a living wage 

______ How many Part-Time Employees are paid a living wage 

______ How many Student Employees are paid the living wage 

______ How many externally contracted or sub-contracted service employees
 are paid a living wage 
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_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 

_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 

_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 

Section 4: Living Wage Implementation Plan 

If not all employees are currently paid a living wage, please outline the steps 
you will take to implement living wage and the projected timeframe (e.g. part-
time employees pay will be increased to living wage within x number of 
months, or a Living Wage clause will be included when external service 
contracts are renewed.) 

Section 5: 2016 Living Wage Enrolment Form 

Please list current service contracts and action you have taken or will take to 
include the living wage (e.g. the living wage will be included when external 
service contracts are renewed). Contractors who work 120-plus hours are paid 
a living wage. 

What is your plan and who is responsible for ensuring you remain in 
compliance with annual updates to the living wage rate? 
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Employer-Provided Benefits and the Living Wage 

To calculate the living wage rate for an employer we take into account their 
employees’ total compensation package (wages + benefits). Where employer 
benefits cover some or all of the costs of goods and services in the living 
wage calculation this is taken into account when determining the hourly rate of 
pay needed to reach the living wage threshold. Employer benefits that are not 
included in the living wage calculation (RRSP payments or pension payments, 
for example) do not affect the living wage determination. 

Notes on employer-provided benefits 

Non-OHIP health insurance 

The living wage calculation assumes that employees purchase their own 
extended health insurance to cover dental, vision, prescriptions, etc. Employer-
provided extended health benefits offset the cost of the premiums. 

Life and disability insurance 

The living wage calculation includes the purchase of Life and Long-term 
disability insurance. When this is provided by employers, it is a taxable benefit. 

Transit pass 

Transportation expenses in the living wage calculation include the purchase of 
bus tickets. An employer-paid monthly bus pass reduces that expense. 

Tuition reimbursement for employee education 

The living wage calculation includes ongoing education and training in the 
form of one College-level course per year for an adult. Where an employer 
provides education and training, the parent education expense is reduced. 

Thank you! 
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MEETING DATE 03/21/2022 (mm/dd/yyyy) 

SUBJECT Official Plan Amendment – 2129 Arthur Street East Report R 14/2022 

SUMMARY 

At the February 14, 2022 City Council (Public Meeting), Planning Services presented Report R 
14/2022 with a recommendation that Council not approve a site specific Official Plan 
Amendment to permit a dentist office in an existing detached house in the Residential 

designation. Council referred the matter back to Administration to recapture the discussion of 
Council and reasons for Council having decided to approve the amendment. Should Council 
wish to support the request of the Applicant, the following recommendation and attached draft 

Official Plan Amendment are provided for Council’s consideration. 

Memorandum from Planner II Jillian Fazio, dated March 10, 2022 containing a recommendation 
relative to the above noted. 

RECOMMENDATION 

WHEREAS a Public Meeting having been held with respect to the application by Al-Obaidi 
Holdings Inc., relative to Lots 1 & 2, Registered Plan WM-63, municipally known as 2129 

Arthur Street East, for a site specific amendment to permit a dental office in the existing 
detached house in the Residential designation; 

AND WHEREAS Council has decided that an amendment would not have any significant 
impacts on the surrounding residential area and would support the adaptive re-use of an existing 

building as well as the growth of a business; 

THE requested amendment to the Official Plan's Residential policies to permit a dental office in 
the existing detached house at 2129 Arthur Street East be approved; 

AND THAT the subject property be designated as an area of Site Plan Control. 

ATTACHMENTS 

1. Memorandum - J. Fazio - O-12-2021 - 2129 Arthur Street East 
2. Attachment - O-12-2021 - 2129 Arthur Street East - OPA Draft 



 

 

  

          

            
           

          

             
    

         
       

         

            
           

  

       
         

            
            

            
      

          

       

 

          

       

  

 

 
    

    

TO:  Krista  Power,  City  Clerk  FILE:  O-12-2021  
 

FROM:  Jillian  Fazio, Planner II   
Planning  Services  Division  
 

DATE:  March  10,  2022   
 

RE:  Official  Plan  Amendment  –  2129  Arthur Street  East  Report  R  14/2022  
Committee  of the  Whole  –  March  21,  2022  
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MEMORANDUM 

At the Public Meeting held on February 14, 2022, Planning Services presented Report 14/2022 

with a recommendation that Council not approve a site specific Official Plan Amendment to 
permit a dentist office in an existing detached house in the Residential designation. 

Report R 14/2022 described that the proposed site is located mid-block in a residential area and 

is not suitable for new commercial uses. For these reasons, Administration does not support the 
approval of the proposed amendment. 

Council referred the matter back to Administration to recapture the discussion of Council and 
reasons for Council having decided to approve the amendment. 

Toward the decision to approve the amendment, Council concluded that the approval would not 

have any significant impacts on the surrounding residential area and would support the adaptive 
re-use of an existing building as well as the growth of a business. 

Change to the Resolution 

The recommendation contained in Report R14/2022 (Planning Services), presented February 14, 
2022, recommended that the proposed Official Plan Amendment not be approved. 

Report R14/2022 also recommended that the site should be designated as an area of Site Plan 
Control, if the proposed development is approved. The site is located on the Arthur Street Image 

Route and the proposed change of use represents a reduction to existing landscaping for the 
construction of a new parking lot. 

Should Council wish to support the request of the Applicant, the following recommendation and 

attached draft Official Plan Amendment are provided for Council’s consideration. 

RECOMMENDATION 

WHEREAS a Public Meeting having been held with respect to the application by Al-

Obaidi Holdings Inc., relative to Lots 1 & 2, Registered Plan WM-63, municipally known 
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as 2129 Arthur Street East, for a site specific amendment to permit a dental office in the 

existing detached house in the Residential designation; 

AND WHEREAS Council has decided that an amendment would not have any significant 

impacts on the surrounding residential area and would support the adaptive re-use of an 

existing building as well as the growth of a business; 

THE requested amendment to the Official Plan's Residential policies to permit a dental 

office in the existing detached house at 2129 Arthur Street East be approved; 

AND THAT the subject property be designated as an area of Site Plan Control. 

Regards, 

Jillian Fazio, 
Planner II 

ATTACHMENTS 
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AMENDMENT NO. 7 
TO THE OFFICIAL PLAN FOR THE CITY OF THUNDER BAY 

Prepared by: Jillian Fazio, Planner II 

Development & Emergency Services Department 
City of Thunder Bay 

March 2022 
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_____________________________ ______________________________ 

OFFICIAL PLAN FOR THE CITY OF THUNDER BAY 

Amendment No. 7 

Amendment No. 7 to the Official Plan for the City of Thunder Bay, was prepared by the City of 
Thunder Bay Development & Emergency Services Department and was presented to the Council 
of the Corporation of the City of Thunder Bay under the provisions of Section 22(1) of the 

Planning Act, R.S.O. 1990 on the 21st day of March 2022. 

This amendment was adopted by the Corporation of the City of Thunder Bay by By-law No. 

33/2022 in accordance with Section 22(1) of the Planning Act, 1990 on the 21st day of March 
2022. 

MAYOR DEPUTY CLERK 
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AMENDMENT NO. 7 
TO THE OFFICIAL PLAN FOR THE CITY OF THUNDER BAY 

INDEX 

THE CONSTITUTIONAL STATEMENT .................................................................................... 1 

PART A - THE PREAMBLE ......................................................................................................... 2 

Purpose of the amendment .......................................................................................................... 2 

Location of the amendment......................................................................................................... 2 

Basis for the amendment............................................................................................................. 2 

PART B - THE AMENDMENT..................................................................................................... 3 

SCHEDULE ‘A’ - PROPERTY LOCATION MAP ...................................................................... 4 
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THE CONSTITUTIONAL STATEMENT 

PART A - THE PREAMBLE - does not constitute part of this Amendment. 

PART B - THE AMENDMENT - consisting of the following text and exhibit constitutes 

Amendment No. 3 to the Official Plan for the City of Thunder Bay. 
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PART A - THE PREAMBLE 

Purpose of the amendment 

The purpose of the amendment is to permit a dental office in the existing detached house in the 

Residential designation. 

The effect of this amendment is to provide an Official Plan policy to support a proposed Zoning 

By-law Amendment to convert the existing house to a Neighbourhood Dental Clinic. 

Location of the amendment 

This Amendment applies to certain lands located at 2129 Arthur Street East being PCL 2-1 SEC 

WM63; LT 1-2 PL WM63 NEEBING; THUNDER BAY, as shown on Schedule "A" to this 

Amendment. 

Basis for the amendment 

The amendment would not have any significant impacts on the surrounding residential area and 

would support the adaptive re-use of an existing building as well as the growth of a business. 
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PART B - THE AMENDMENT 

The City of Thunder Bay Official Plan, as amended, is further amended by permitting a dental 

office in the existing detached house at 2129 Arthur Street East. 
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SCHEDULE ‘A’ - PROPERTY LOCATION MAP 
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MEETING DATE 03/21/2022 (mm/dd/yyyy) 

SUBJECT Funding Contributions - Community Based Strategies 

SUMMARY 

Memorandum from Manager - Community Strategies Cynthia Olsen, dated February 28, 2022 
containing a recommendation relative to the above noted. 

RECOMMENDATION 

WITH RESPECT to the Memorandum from Manager – Community Strategies Cynthia Olsen 
dated February 28, 2022, we recommend that funding contributions in the amount of $50,000 be 

provided to the following community-based strategies: Poverty Reduction Strategy (Lakehead 
Social Planning Council), Thunder Bay Food Strategy (Roots to Harvest), Age Friendly 
(Lakehead Social Planning Council) and $15,000 for Incident Reporting (Lakehead Social 

Planning Council) to support coordination of these community-based strategies; 

AND THAT representatives of the strategies continue to report back annually on progress in 
implementing their respective strategy; 

AND THAT the Mayor and City Clerk be authorized to sign all documentation related to this 
matter; 

AND THAT any necessary by-laws be presented to City Council for ratification. 

ATTACHMENTS 

1. Memorandum - C. Olsen - Funding Contributions 
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Development & Emergency Services 
Community Strategies Division 

2nd Floor, Victoriaville Civic Centre 
111 Syndicate Avenue South 
Thunder Bay, ON P7C 5K4 

(807) 625-2942 

MEMORANDUM 

TO: Krista Power, City Clerk 

FROM: Cynthia Olsen, Manager – Community Strategies 

DATE: February 28, 2022 

RE: Funding Contributions 

Committee of the Whole March 21, 2022 

The approved 2022 Budget includes allocations of $50,000 each for the following community 

based strategies: Poverty Reduction Strategy (Lakehead Social Planning Council), Thunder 

Bay Food Strategy (Roots to Harvest), and Age Friendly (Lakehead Social Planning Council), 

and $15,000 for Incident Reporting ($10,000 for referral service and $5,000 for the annual 

report; Lakehead Social Planning Council). 

A Resolution is required to allow the Corporation to enter into service agreements with the not-for-

profit organizations leading implementation of the strategies. 

WITH RESPECT to the Memorandum from Manager – Community Strategies Cynthia 

Olsen dated February 28, 2022, we recommend that funding contributions in the amount of 
$50,000 be provided to the following community-based strategies: Poverty Reduction 

Strategy (Lakehead Social Planning Council), Thunder Bay Food Strategy (Roots to 
Harvest), Age Friendly (Lakehead Social Planning Council) and $15,000 for Incident 
Reporting (Lakehead Social Planning Council) to support coordination of these community-

based strategies; 

AND THAT representatives of the strategies continue to report back annually on progress in 
implementing their respective strategy; 

AND THAT the Mayor and City Clerk be authorized to sign all documentation related to this 
matter; 

AND THAT any necessary by-laws be presented to City Council for ratification. 
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MEETING DATE 03/21/2022 (mm/dd/yyyy) 

SUBJECT Outstanding List for Planning Services as of March 8, 2022 

SUMMARY 

Memorandum from City Clerk Krista Power, dated March 8, 2022 providing the Planning 
Services Outstanding Items List, for information. 

ATTACHMENTS 

1. Memorandum - K. Power - Outstanding List - Planning 



 

 

 

     

   

   

 

 

 

     

 

      

 

    

 

          

         

 

 

           

 

2018-010- Development  &  Sign  By-law  No  date  included  May-16-2022  

DEV  Emergency  Services  /  in  referral  

Licensing  &  resolution  

Enforcement  

2020-024- Development  &  Request  for Report  –  Sep-28-2020  Aug-22-2022  

DEV  Emergency  Services  /  Development  of  a  Nuisance  By-

Licensing  &  law  

Enforcement  

2020-052- Development  &  TBFR Strategic  Master Fire  Plan  April-30-2022  June-20-2022  

DEV  Emergency  Services  /  (SMFP)  - Implementation  Plan  

Thunder Bay  Fire  

Rescue  

2021-103- Development  &  Open  Air Burning  Policy  Nov-15-2021  Oct-22-2022  

DEV  Emergency  Services  /  

Thunder Bay  Fire  and  

Rescue  

2021-104- Development  &  Work  Plan  for Superior North  Mar-14-2022  May-16-2022  

DEV  Emergency  Services  /  EMS  2021-2030  Master Plan  

Superior North  EMS  

2021-105- Development  &  Ban  Against  Conversion  Therapy  Mar-31-2022  May-16-2022  

DEV  Emergency  Services  

2021-107- Development  &  Reimagining  the  Yard  Dec-13-2021  Jun-20-2022  

DEV  Emergency  Maintenance  By-law   

Services/Licensing  &   

Enforcement   
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Memorandum Fax: 623-5468 

Telephone: 625-2230 

TO: Mayor & Council 

FROM: Krista Power, City Clerk 

DATE: March 8, 2022 

SUBJECT: Outstanding List for Planning Services as of March 8, 2022 

Committee of the Whole – March 21, 2022 

The following items are on the outstanding list for March 21, 2022: 
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2021-109- Development  &  Heritage  Tax  Incentive  Program  Apr-25-2022  June-20-2022  

DEV  Emergency  

Services/Planning  

2021-112- Development  &  Official  Plan  - Partial  Servicing  Feb-14-2022  May-16-2022  

DEV  Emergency  Services  &  Advanced  Wastewater 

Treatment  for Subdivisions  

2021-114- Development  &  Fence  Related  Bylaws  Mar-28-2022  June-20-2022  

DEV  Emergency  

Services/Licensing  &  

Enforcement  

2021-115- Development  &  Boulevard  Policy/Obstruction  Jun-27-2022  Aug-22-2022  

DEV  Emergency  Bylaw  

Services/Licensing  &  

Enforcement  

2021-116- Development  &  Animal  Bylaws  Dec-13-2021  June-20-2022  

DEV  Emergency  

Services/Licensing  &  

Enforcement  

2021-117- Development  &  Vacant  Buildings  Bylaw  Dec-13-2021  June-20-2022  

DEV  Emergency  

Services/Licensing  &  

Enforcement  

2021-118- Development  &  Property  Standards  &  Yard  Dec-13-2021  June-20-2022  

DEV  Emergency  Maintenance  Bylaw  

Services/Licensing  &  

Enforcement  

2021-119- Development  &  Sacred  and  Ceremonial  Burning  Aug-22-2022  Oct-22-2022  

DEV  Emergency  Services  /  Policy  

Thunder Bay  Fire  and  

Rescue  

2021-120- Development  &  Strategic  Core  Areas  Community  Dec-19-2022  Dec-19-2022  

DEV  Emergency  Improvement  Plan  - Update  

Services/Planning  

2022-100- Development  &  Strategy  Development  for Jun-20-2022  Aug-22-2022  

DEV  Emergency  Services  Reducing  Homelessness  and  

Poverty  in  Our Community  

2022-101- Development  &  Official  Plan  Amendment  - 2129   May-10-2022  

DEV  Emergency  Arthur Street  E  

Services/Planning  
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