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Affordable Housing Workshop– June 30, 2022  

Chat Summary 
(General Msg) From Me to Everyone 09:00 AM 

Welcome and thank you for attending today’s Affordable Housing Workshop!  We look forward to your 
contributions and participation through this online chat.  Please share your comments and suggestions 
here and your questions in the Q&A tab. 
 
In order to create a safe space for everyone and encourage diverse perspectives, we kindly ask that you 
keep your comments respectful and appropriate for a public workshop.  Participants who are not 
respectful will be removed from this session.  Thank you for your assistance and support. 

We will get started in just a few minutes. 

(Bio) From Me to Everyone 09:04 AM 

Acting Mayor, Keith Hull  
The Town of Collingwood’s Acting Mayor is in the final year of his second term on Collingwood’s Council.  
He has had the pleasure of serving the residents of Collingwood and area as Councillor (2010-2014) and 
this term (2018-2022) as Deputy Mayor, County Councillor and now for the balance of the term as 
Acting Mayor.  Since moving to Collingwood in 1996, professionally he has been involved both in 
property and rental management and has been a licenced REALTOR® for two decades.  He has also 
served on multiple Boards and committees in various capacities including housing, heritage, recreation 
and arts and culture. 

(Bio) From Me to Everyone 09:10 AM 

Sonya Skinner is the Chief Administrative Officer for the Town of Collingwood. 
Across a broad career she has sought to build relationships, listen openly, and ensure staff have the 
confidence to think innovatively and give their opinions.  She also takes pride in providing thoughtful 
and unbiased advice. 
 
Sonya was previously the Chief Administrative Officer of a Conservation Authority, and spent 25 years 
with the province leading alternative service delivery, asset management, highway maintenance, 
business analytics, data warehousing, IT standards, and environmental compliance modernization. 

Sonya graduated in engineering from Carleton University and has a Masters in Engineering from Queen’s 
University. 

(Bio) From Me to Everyone 09:15 AM 

Anantha Krishnan Mr. Krishnan has over 36 years of experience in international development work, 
including over 15 years of work with the United Nations (UN) in Nairobi Kenya (UNEP and UN-Habitat) 
engaged in Youth empowerment initiatives, policy and research, CSR, advocacy, and program 
management. His recent work includes a consultancy assignment for the Norwegian Government and a 
strategy document for UNIDO on Youth employment and entrepreneurship. Very recently he has 
written a position paper for UN-Habitat on Urban Basic Services. Mr. Krishnan has also conducted 



Housing Workshop – June 30, 2022  Page 2 of 21 
 

housing market studies in Myanmar, Mozambique and Tanzania. 
 
Currently, he is associated with organizations in China and the UN on setting up a Youth 
Entrepreneurship Award. He is also associated with the International Centre for Energy, Environment 
and Development (ICEED Nigeria) engaged in clean and safe fuel and energy to internally displaced 
persons. 

Mr. Krishnan has worked with the Norwegian Ministry of Foreign Affairs, Ministry of Local Government 
and the Ministry of Environment. Other organizations in Norway include the International Peace 
Research Institute, Forum for Environment and Development, the Anti-racist Centre and the Norwegian 
Agency for Development Cooperation (Norad), the Norwegian agency for international development. He 
has lived and worked in Tanzania, India, Kenya and the UK. 

(Bio) From Me to Everyone 09:27 AM 

Sara Almas is the Director of Legislative Services for the Town of Collingwood. She has been with 
Collingwood for 19 years, and has been appointed the Municipal Clerk since 2008. Sara’s education is in 
marketing and public administration and has her Masters in Municipal Leadership Certificate from the 
Schulich School of Business at York University and is the highest level Certified Municipal Manager. Her 
portfolio with the Town of Collingwood includes the supervision of all Council secretariat functions, 
board & committee governance, office of accountability and procurement, licensing, and by-law 
enforcement, in addition to conducting Municipal and School Board Elections every 4 years.  Sara has a 
passion for public service, and a genuine interest in affordable housing. She feels very fortunate in 
having the opportunity to work as the Staff Resource with the dedicated and passionate members of our 
Affordable Housing Task Force over the last year and is excited to see how the Task Force’s great work 

(Bio) Summer Valentine, BSc, MPL, MICP, RPP 
Director of Planning, Building and Economic Development, Town of Collingwood 
Summer graduated with an undergraduate Bachelor of Science degree from the University of Toronto.  
She went on to complete a master’s degree at Queen’s University in Urban and Regional Planning.  She 
has 20 years of experience as a registered professional land use planner.  Most recently, she spent 
fifteen years at the District of Muskoka, primarily in the role of Director of Planning where she 
coordinated all development review activities and led an official plan review, development streamlining 
project, capacity allocation strategy, and several other significant programs elated to sustainable 
development, including laying the groundwork for an upper tier Community Improvement Plan. 

Now at the Town of Collingwood for approximately 8 months, she provides strategic leadership for three 
divisions, all integral to building complete, healthy, and compact communities.  In her short tenure with 
the Town, a servicing capacity allocation strategy has been adopted, the official plan review rekindled, a 
short-term exemption program developed to continue with economic development and the provision of 
housing during the Town’s development pause, new processes for Ontario Land Tribunal appeals put in 
place, an MZO reviewed – which is ongoing - and several legislative changes have necessitated 
navigation.  On the 2022-2023 time horizon are a zoning by-law and urban design manual review, 
development process and fees review, and affordable housing master plan.  One the personal side, 
Summer lives in Collingwood with her husband, daughter, and step-son and enjoys the outdoor life 
including running, hiking, horseback riding, or just sitting in the sun on a patio. 
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Case Study: https://www.collingwood.ca/sites/default/files/uploads/documents/case_study_-
_town_of_collingwood_-_housing_workshop_jun30-22_0.pdf  

From Rob Sampson to Everyone 09:42 AM 

I would be interested to hear from the Municipal participants in this forum what their respective 
Councils and planning departments have done to comply with the Provincial Policy Statement 2020 
section 1.4.3 that REQUIRES planning authorities to establish and implement minimum targets for the 
provision of housing which is affordable to low and moderate income individuals. 

(General Msg) From Brennan Kenny to Everyone 09:43 AM 

Top of the screen -> View Options -> Zoom Ratio to adjust size of presentation 

From Marg Scheben-Edey to Everyone 09:47 AM 

How many people outside of Town staff, are participating today? 

(BIO) From Me to Everyone 09:49 AM 

Doug Linton  
I moved to Collingwood in 1986 and for 20 years worked for a number of social serving agencies 
primarily involved with employability and job development.  In 2005 I became a Real Estate Professional 
where I’ve taken a keen interest in housing issues and have helped clients buy and sell real estate from 
Meaford to Markdale to Wasaga Beach.  I’ve served as a member of the Collingwood Parks, Recreation 
and Culture Committee, the board of the Collingwood Information Centre (now Community 
Connection), the South Georgian Bay Association of Realtors, and a founding Director of, and current 
Facilities Manager, at the Collingwood Paddling Club. 

(Bio) Jack Vanderkooy  
After a very rewarding 35-year career with DUCA Credit Union in Toronto, Jack and his wife Joan moved 
to Collingwood in 2012.  Today, Jack serves as board chair for Habitat for Humanity South Georgian Bay, 
chairs the First Presbyterian Church Endowment Fund, serves as a member of the Collingwood 
Affordable Housing Task Force and has participated in the Institute for Southern Georgian Bay Social 
Finance and Housing Study Group since February 2021 

From Alar Soever to Everyone 09:50 AM 

Rob Sampson's question is a good one. We are now asking for a review of an OLT tribunal decision, 
which implied that the words in the planning act, the provincial policy statement and even county 
official plans are mere window dressing and do not provide municipalities the legal authority to require 
developers to provide affordable housing. 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 09:50 AM 

Hi Marg! So glad you're here!  We have 73 attendees currently - haven't done the math to subtract out 
the staff, but we've probably got 10 or so on the call today. 

Thank you, Brennan, for the tech help! 

From Marg Scheben-Edey to Everyone 09:50 AM 

https://www.collingwood.ca/sites/default/files/uploads/documents/case_study_-_town_of_collingwood_-_housing_workshop_jun30-22_0.pdf
https://www.collingwood.ca/sites/default/files/uploads/documents/case_study_-_town_of_collingwood_-_housing_workshop_jun30-22_0.pdf
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Thanks Jason 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 09:54 AM 

Rob - great question.  Sara will address that during her remarks shortly. 

Sorry - Summer will be speaking next.  (I'm still in awe from Sara's presentation!) 

From Rob Sampson to Everyone 09:57 AM 

thanks Jason.,  as you might expect, we have some experience on that issue, and have some rather 
simple suggestions to offer.  IN TBM we do not have a problem with hew housing builds  -- we just do 
not seems to get builders building affordable units because frankly it seems that  is not where the 
money is!  we need to change that dynamic it seems to change private sector building behaviour. 

From Marg Scheben-Edey to Everyone 09:58 AM 

Rob and Alar, the actions of TBM show a much larger vision that is not bogged down by the limitations 
of current procedures.  I for one am grateful that you are pushing the envelope to something that 
should be obvious.  Kudos! 

From Rob Sampson to Everyone 10:00 AM 

thanks Marg.,  uphill battle but worth the fight for the betterment of our community. 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 10:03 AM 

Rob, that context is really helpful - thank you!  We have some developer/builders in our workshop 
today, so looking forward to that discussion about the "pro forma" and the business case for Affordable 
Housing. 

From Norman Sandberg to Everyone 10:06 AM 

I was Council rep on the Affordable Housing Task Force 2007-2010. It is frustrating hat the same 
challenges we faced at that time are the same that are being identified today. The single greatest 
challenge we faced at that time was social acceptance (NIMBYism). Even though we had identified 
properties that met all requirements for immediate construction (municipally owned, zoning, on bus 
routes, high walkability score etc), neighbourhood opposition stopped these plans. Honest and direct 
public stakeholder engagement will be the single greatest method/challenge to achieve the housing 
goals. 

From Marg Scheben-Edey to Everyone 10:08 AM 

Norm, I remember that well and how hard you tried.  I think the answer is to having an appropriate OP 
but moreso, very tight zoning bylaw so the rules are clear without NIMBY loop holes. 

From Patricia Miscampbell to Everyone 10:09 AM 

This session is certainly helpful for me as a volunteer at our foodbank in Wasaga Beach that has some 
unique housing issues. 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 10:09 AM 
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Critical point, Norman!  Building on Marg's comments, does anyone else on the call have suggestions or 
examples where NIMBYism has been addressed effectively? 

From Deborah Doherty to Everyone 10:11 AM 

Jason, one thought is that tight urban design guidelines will greatly assist in closing the visual/aesthetic 
gap between affordable and market priced households... especially infill projects. 

From Rob Sampson to Everyone 10:14 AM 

at TBM our 5 floor building was opposed by some vocal community members cloaked around issues like 
height, density and "look and feel".  the BMAHC has found a way to work within the existing OP to make 
it work and has issued the design/build RFP recently.   Town investment recently approved even though 
some wanted the decision  put off until the next Council!  I think we will show that it can be done in 
spite of local opposition.  WE shall see when the tender results come in., 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 10:17 AM 

Great resource, Roz!  Thanks for sharing.  Others, please feel free to post those helpful links and 
resources here in the chat. 

From Norman Sandberg to Everyone 10:18 AM 

My perspective is that without the broad social license (public buy-in) for affordable housing, all the 
funding and zoning will not facilitate success in this long standing and widespread issue. Public 
engagement that demonstrates that "affordable housing" is not just for those looking for social housing, 
but, it is our children and grandchildren who are struggling to live locally. If one's income  is not on the 
sunshine list, one can't afford to live here. Affordable housing touches so many people; those 
unemployed, in the service industry, even those in the engineering and health sectors. Hopefully , the 
ultimate goal is to address the challenges of the full spectrum of needs, not just those with greater 
income. 

From Jim Tischler to Everyone 10:20 AM 

Use of charrette methods have been found in multiple research studies to be effective in arresting 
NIMBYism... 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 10:28 AM 

Great point from Treasurer Quinlan:  
On the Sustainable Construction front I just wanted to share that the FCM has grants available with 
respect to retro-fitting current buildings - you can get more details here: 
https://fcm.ca/en/programs/green-municipal-fund/sustainable-affordable-housing 

From JackVanderkooy to Everyone 10:29 AM 

Great comments everyone.   

From Rob Sampson to Everyone 10:29 AM 

https://fcm.ca/en/programs/green-municipal-fund/sustainable-affordable-housing
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Wonder if the new OP being looked at by a number of municipalities should also include a definition for 
"affordable Housing", "attainable Housing", "missing middle housing"..  seems to me the terms get used 
but the definitions are usually missing   Might help with the messaging to the public. 

From Kristine Loft to Everyone 10:29 AM 

Hello All, thank you for all of the thoughtful work and commitment to this necessary crisis.  Forgive my 
ignorance, as I do not have a lot of experience in this area.  With regards to NIMBYism, and the expense 
involved and timeline required for building, renovating, zoning changes etc., how difficult would it be to 
give a one time forgivable loan for housing, of $12,000.00 ($1,000/month for one year). The funds can 
go directly to the landlord. The tenant will have a year to get established, these would be existing rental 
units so NIMBYism is not a factor. The timeline to approve a potential recipient, would be far shorter 
than a "build" or "renovation" etc. Obviously, I have just thought about this "on the fly", hopefully it may 
have some merit for discussion. Nancy Semple 

From Jon Polubiec to Everyone 10:33 AM 

- GMF funding is an exceptional program - up to 50/50 Grant: Loan for retrofit projects based on energy 
efficiency!  
- NIMBYism: Great point Jason - lets hold decisions makers accountable.  
- Rob: Hope to see this plan in ACTION, as I am a TBM resident! 
Great Workshop thank you for putting this together - Jon Polubiec, Affordable Housing Development 
Manager, Raising The Roof 

From Rosalyn Morrison to Everyone 10:34 AM 

To learn more about access to capital and Social Finance opportunities, read the Institute’s Social 
Finance Primer - https://tisgb.com/wp-content/uploads/2022/06/2022-Updated-Social-Finance-
Primer.pdf 

From Jon Polubiec to Everyone 10:36 AM 

RE: OP: Lots of opportunities on Institutional Land, glad this is being looked at, as we are able to 80 units 
to institutional land in Barrie, could be very impactful in our community here! 

(Bio) From Me to Everyone 10:47 AM 

Dr. Anneke Smit is Associate Professor and the inaugural Director of the Centre for Cities at Windsor 
Law, University of Windsor. Her current research, teaching, and community engagement focuses on 
municipal law and policy, climate policy, and property and land use planning law. She is the author or 
co-author of several books including Public Interest, Private Property: Law and Planning Policy in Canada 
(2016, UBC). Dr. Smit holds a PhD from the University of Reading (UK) and a JD from McGill University.  
Dr. Smit has worked with governmental, international, and non-governmental organizations in Canada, 
the Netherlands, the Balkans and the former Soviet Union. Dr. Smit currently teaches Municipal Law and 
is the academic advisor to the Cities and Climate Action policy clinic at Windsor Law. 

Anacláudia Rossbach worked on projects such as the design of one of the major programs of slum 
upgrading at city level, led by the City of São Paulo. She is the founder and director of a NGO who 
developed high impact projects in communities in Brazil. Worked as senior housing specialist for the 
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World Bank in Brazil and internationally. Provided technical assistance for the development and 
implementation of the Brazilian housing and slum upgrading policy as a high-level consultant, including 
two major programs such as the slum upgrading program “PAC Favelas” and the housing subsidies 
program, Minha Casa, Minha Vida. Currently, as Regional Manager in LAC and Lead of the Global 
Programme on Informality, she supports communities of practice, transfer & knowledge exchanges, 
providing advisory services on housing and urban policies in the global south. She is committed to 
maximizing global practical experiences to overcome urban poverty. 

From Anantha Krishnan to Everyone 10:57 AM 

see https://unhabitat.org/the-new-urban-agenda-
illustrated#:~:text=The%20New%20Urban%20Agenda%20highlights,or%20renewal%20policy%20and%2
0strategy.  

(Bio) From Me to Everyone 10:58 AM 

For over 25 years, Andrea Nemtin has led complex organizations and initiatives focused on creating 
positive social and environmental progress through strategic philanthropy, media and arts, social 
innovation and impact investing. Previous to her current roles as the Executive Director of Social 
Innovation Canada, Andrea was the CEO of the Inspirit Foundation, Executive Director at Rally Assets, 
and President of PTV Productions, she has served as a board member and advisor to numerous 
organizations.  Andrea is committed to finding innovative ways to support cohesive and prosperous 
communities and was recognized in 2017 with a Governor General’s Meritorious Service Award for her 
contribution to inclusion in Canada. 

From Rosalyn Morrison to Everyone 10:58 AM 

Great summary of what is needed and how to do it! 

From Marg Scheben-Edey to Everyone 10:59 AM 

100% bang on Anaclaudia!  Every single point you made is incredibly insightful and valuable. 

From Deborah Doherty to Everyone 11:01 AM 

Andrea - thank you for targeting affordable rentals.  Why do we assume in North America that everyone 
must own their own home? 

From Marg Scheben-Edey to Everyone 11:02 AM 

A key and little known fact is that renter households earn, on average, about 50% of homeowners.  Any 
affordability targets for rentals need to use renter incomes specifically 

 

From JackVanderkooy to Everyone 11:03 AM 

Thank you Andrea.  There is not one solution that fits all, hence collaboration is critical.  Even though the 
focus may be on rental accommodation, home ownership is still a category that needs to be incentivized 
- especially smaller forms, creative financing etc.  Both are needed. 

https://unhabitat.org/the-new-urban-agenda-illustrated#:%7E:text=The%20New%20Urban%20Agenda%20highlights,or%20renewal%20policy%20and%20strategy
https://unhabitat.org/the-new-urban-agenda-illustrated#:%7E:text=The%20New%20Urban%20Agenda%20highlights,or%20renewal%20policy%20and%20strategy
https://unhabitat.org/the-new-urban-agenda-illustrated#:%7E:text=The%20New%20Urban%20Agenda%20highlights,or%20renewal%20policy%20and%20strategy
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From Rosalyn Morrison to Everyone 11:04 AM 

So, for the workshop this aft, do we need to focus on designing and building complete communities with 
at least 25% of housing that is rental at about $1,000 a month given the income data for Southern 
Georgian Bay? Looks like we need at least 1500 units? 

(BIO) From Me to Everyone 11:04 AM 

Larry Law, an architect by training, has led since 1988 his group of companies to build over 3,000 homes 
in Canada. One of his signature projects is the Cornell community he developed in Markham in 1997 as a 
master developer. The project consists of 1,200 acres of land and 10,000 homes for 40,000 residents. His 
vision at the time was to turn Cornell into a “new urbanist” community.  
 
Since 1992, Larry has focused his energy and investments in Living Water Resorts (formerly known as 
Cranberry Resort), Collingwood, Ontario. Through Living Water Resorts, he envisions to create a fun and 
caring community for his staff, customers, and the local community. He strongly believes that it’s the 
people who can help make the difference. This explains why he wants to invest in people and in the 
community. He does so by first committing himself as a “servant leader” and by treating his business as 
a mission. 

With all these endeavours and ongoing leadership training, Larry hopes his staff team members would 
see themselves “not only cutting stone, or simply making a buck, but helping to build a cathedral”. In 
other words, they see themselves making a difference in other people’s lives, and being a contributing 
member of the company and the community.  
 
In retrospect, for the last 30 years, Larry’s career journey has evolved from an award-winning home 
builder to a passionate community builder - using his successful business and the blessings showered 
upon him to help build up more people and to glorify God. 

From CAO Collingwood - Sonya Skinner to Everyone 11:07 AM 

Deborah Doherty and Andrea Nemtin have articulated ideas that relate to one of the key questions I 
hope we will talk more about today:  If it is cheaper overall in the long term to own a home, and that 
home ownership (in our current paradigm) will help people build a nest egg of assets over time, is it 
better to help people over the barriers preventing ownership as a priority versus provision of rentals? 

From Jon Polubiec to Everyone 11:08 AM 

- Intensification on existing lots are a quick zoning solution is they are as of right, and allow the ADU to 
tie into the existing house and not have to connect to the street! Saves $$$ b/c ADU lack economies of 
scale cost savings. 

 

From Brandon Slopack to Everyone 11:09 AM 

I would be very interested to hear how other municipalities administratively fast track their ADUs. 

From Jim Tischler to Everyone 11:09 AM 
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It's important to recognize that as people/household go through their lifecycle, their needs are best met 
by various residential building types and tenures.  The 'range' is paramount for knowing demand and 
providing supply. 

(BIO) From Me to Everyone 11:11 AM 

Jamie Shipley  
Specialist – Outreach & Project Development. 
Ontario Region.  Canada Mortgage & Housing Corporation (CMHC) 
 
Jamie has 30 years’ experience in the residential construction industry including over 25 years with 
CMHC. Jamie’s role at CMHC includes promoting the creation of sustainable affordable housing and 
delivering on the National Housing Strategy. Jamie shares technical and social economic information 
about aging in place and affordable housing programs with builders, developers, renovators, planners, 
and housing design professionals across Ontario. Jamie is also a member of the Ontario Association of 
Certified Engineering Technicians and Technologists. 

From Rosalyn Morrison to Everyone 11:11 AM 

Given service-industry wages, rental need is a reality…data supports this. 

Jamie’s point about everyone making a contribution is key - what does that mean for residents, 
businesses, different levels of govt, not-for-profits, and philanthropists? 

From Marilyn Struthers to Everyone 11:15 AM 

Lots of talk about cross sectoral partnerships and collaboration supported by local municipalities. How 
do we locally develop the skills to venture into innovative collaboration between unusual partners? 

(BIO) From Me to Everyone 11:15 AM 

Jim Tischler serves as Development Director for the State of Michigan Land Bank Authority.  In this role, 
he leads the agency’s land/project development and redevelopment operations and staff, coordinates 
State-sponsored development/redevelopment projects and consults regional/local development and 
land bank entities in their projects.  From 2011 through 2017, he was the State’s Community 
Development Policy Director and led the inter-agency, inter-governmental, cross-sector 
research/development/practice collaboration known as the Michigan Placemaking Initiative. In addition, 
he is a Visiting Fellow at the University of Windsor Law Centre for Cities, working with students on 
planning law topics and faculty with applied research and local community projects. He has more than 
30 years of experience in the fields of urban planning, real estate, community/economic development, 
and redevelopment, working for public organizations and consulting with private sector firms. 

Mr. Tischler holds a Master of Urban Planning degree from Wayne State University and a Graduate 
Certificate from the University of Oklahoma Economic Development Institute.  His major certifications 
include Fellow of the American Institute of Certified Planners, Michigan Professional Community 
Planner, and International-Status member in the Canadian Institute of Planners 

From JackVanderkooy to Everyone 11:16 AM 
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kudos to CHMC for their initiatives - esp on contributions not on title thus enabling further financing 
from traditional sources.  Now we need to convince financers to offer long term funding thus reducing 
interest rate risk to a NFP group. 

From Marg Scheben-Edey to Everyone 11:19 AM 

Amen to that!  Yes, we so need to move from planning to doing.  There needs to be a much greater 
attitude of urgency.  A need to be bold 

From Pamela Spence to Everyone 11:20 AM 

Service industry workers’ wages and seasonality of employment in this area prohibits home ownership 
and even affordable housing contracts that want full-time workers.  Service workers if they make $20/hr 
which is an experienced and skilled worker and work part-time (8 months) earn $28,000 which is below 
lowest rate of affordability category.  So need full community of employers, builders and municipal 
partners working on the solutions. 

From Rosalyn Morrison to Everyone 11:21 AM 

Agree with you Pamela. Also, I like Jim’s idea of outcome design - that would also give us community 
indicators to measure progress. 

From Jim Tischler to Everyone 11:24 AM 

By encouraging them to  

From Jason Reynar, Collingwood Strategic Advisor to Everyone 11:26 AM 

Perhaps employers could share the risk of vacancy that would help the financing discussion and 
ultimately the interest rate? 

From Jim Tischler to Everyone 11:26 AM 

A syndication of many employers that places equity into attainable/affordable projects. 

From JackVanderkooy to Everyone 11:27 AM 

offering a community bond or investment product can allow companies to invest in their own 
community. 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 11:27 AM 

Building on Jim's point - what about using Corporate Social Responsibility dollars from employers in this 
way? 

 

 

From Jon Polubiec to Everyone 11:27 AM 
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Collaboration is key, and all stakeholders including Corporate entities can contribute to the solution, but 
it requires Public Leadership/Incentives - too often collaboration' dissolves into finger pointing the 
private sector 

From Jim Tischler to Everyone 11:28 AM 

New Tool(s) + New Mechanics = Innovation 

From Doug Linton to Everyone 11:28 AM 

We have service sector employers in town looking to purchase properties to provide their employees 
with below market rental housing but that housing form doesn’t fit current zoning regulations. 

From Jim Tischler to Everyone 11:31 AM 

Cross-Sector Innovation Idea - Private Sector develops multi-unit project with non-profit acquiring x% of 
the units for management/sale.  Government incentives enable the non-profit to purchase those units 
white-box from the private developer... 

From Marg Scheben-Edey to Everyone 11:32 AM 

I agree Jim.  Many non  

From Anaclaudia Rossbach to Everyone 11:33 AM 

Public sector offering guarantees to final users and developers is a role to be more explored for sure, I 
think. 

From Jim Tischler to Everyone 11:34 AM 

Another Innovation Idea - Government tenders Request for Quals (not RFP) seeking private/nonprofit 
partners to collectively plan/entitle/finance/develop project(s) as P3.  Citizen input in design obtained 
via charrette, which generated the design.  Incentives used to cover development gaps... 

From Alar Soever to Everyone 11:35 AM 

The fundamental problem is that developers find it more financially attractive to build large expensive 
homes  than more affordable homes.  Until this changes there will be few affordable homes being built. 
The answer is not government funding, there will never be enough, but bold action to change the 
economics of building smaller homes to make it more attractive. Once developers can make as much or 
more money building smaller, affordable homes they will do that.  
I suggest we propose a requirement that all developments include 20-30 % affordable units.  If a 
developer does not want to build those units, they could buy credits to satisfy that requirement from a 
developer who has built in excess of 20-30% in another development in that market area.  This cost of 
buying credits would result in a minimal increase (<5%) in the price of large expensive homes, while the 
revenue generated by the sale of excess credits makes it hugely more attractive (>30%) to build smaller 
homes. 

 

From Jim Tischler to Everyone 11:37 AM 
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If the govt controls the parcel then in an RFQ/Predev/Dev arrangement they control the deal, and 
who/what/how the private market parties play... 

From Deborah Doherty to Everyone 11:37 AM 

Mayor Soever, what great thinking! 

From Marilyn Struthers to Everyone 11:39 AM 

To the points about leveraging, here is a local guide to social finance approaches that could support 
community investing housing. 

https://tisgb.com/wp-content/uploads/2022/06/2022-Updated-Social-Finance-Primer.pdf  

From Pamela Spence to Everyone 11:41 AM 

Great points Mr. Mayor.  Your suggestions are akin to the suggestion that conditions of approval that 
require parkland or $ in lieu could now change to AH. This especially works with a zone as in TBM that 
requires 40 % open space, this needs AH contribution not parkland (tho I am shocked to be saying that).  
Also the suggestion of offset purchases are akin to what the Conservation Authorities can require - 
which is if you encroach on wetlands and if permitted then you by offset wetland reestablishment 
elsewhere.  This offset or compensation could be doable. 

From Rob Sampson to Everyone 11:42 AM 

What Alar is  suggesting is actually following the requirements set out in the Provincial Policy Statement 
now.  Municipalities just need to get on with it!  Section 51(24) of the planning act is a great tool to use.  
huge amounts of government  spending is not needed. 

From Marg Scheben-Edey to Everyone 11:42 AM 

Jamie, why does CMHC make it so difficult to obtain data?  for example, to get the breakdown of 
tenants versus homeowner incomes, we had to make an expensive table request and wait weeks for the 
data.  This is an example of data that is very much needed 

From Jim Tischler to Everyone 11:43 AM 

Sorry for the connection.  The tool is Target Market Analysis: 
https://www.youtube.com/watch?v=Lml0fsJilQE  

From Treasurer Quinlan to Everyone 11:46 AM 

We do have Public Transit  

From Norman Sandberg to Everyone 11:47 AM 

Certainly, we have a municipal bus system. 

have had for 15 years+ 

 

From CAO Collingwood - Sonya Skinner to Everyone 11:48 AM 

https://tisgb.com/wp-content/uploads/2022/06/2022-Updated-Social-Finance-Primer.pdf
https://www.youtube.com/watch?v=Lml0fsJilQE
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https://www.collingwood.ca/sites/default/files/uploads/documents/south_georgian_bay_regional_tran
sit_guide_2019_press_ready.pdf 

https://www.simcoe.ca/Transit/Pages/Routes-Schedule.aspx 

https://www.grey.ca/grey-transit-route 

From JackVanderkooy to Everyone 11:50 AM 

Thank you Larry!!  This is not a cost, rather an investment in healthy communities.  University of 
Windsor has done a great job in their presentations on this.  Maybe the link can be posted. 

From JackVanderkooy to Everyone 11:53 AM 

Further to Mayor Soever's comments and responses, it is critical that our regions get on the same page 
on the affordable housing front.  Lack of support by the regions is detrimental to our progress on this 
front.  Also collaboration between regions is critical as our issues are common across the board. 

From Jim Tischler to Everyone 11:53 AM 

Here's a table C4C compiled on Housing Assistance & Development Incentives: 

From Thomas Vincent to Everyone 11:54 AM 

Interesting notes from Rob Sampson and Alar Soever of TBM.  I presented an employee village site plan 
on ten acres of TBM lands, 4 years ago. Our investment was $40Million.  Would house 400 employees 
with a mixed use project. After four meetings  and enthused comments, haven’t heard a word.  
Interesting way to deal with developers.  Thom Vincent 

From Collingwood to Everyone 12:00 PM 

One tool that has not been brought to the table is Tax Increment Financing (tax capture).  When 
targeted to project/parcel approach it can provide cost gap offset for unit purchase WITHOUT impact to 
municipal budgets.  This Ontario law was adopted in 2006 but has been never used... 

From Anantha Krishnan to Everyone 12:00 PM 

Agree with Larry on mixed development. Regent Park urban renewal is also an example 

From Pamela Spence to Everyone 12:02 PM 

Can Andrea provide the name of this innovator? 

From Anantha Krishnan to Everyone 12:02 PM 

Prefabs can also be made climate change compliant..when cutting materials at the factory we have 
fewer materials to transport... which results in less volume to move 

 

 

From Alar Soever to Everyone 12:06 PM 

https://www.collingwood.ca/sites/default/files/uploads/documents/south_georgian_bay_regional_transit_guide_2019_press_ready.pdf
https://www.collingwood.ca/sites/default/files/uploads/documents/south_georgian_bay_regional_transit_guide_2019_press_ready.pdf
https://www.simcoe.ca/Transit/Pages/Routes-Schedule.aspx
https://www.grey.ca/grey-transit-route
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Thom, No enthused comments here. The deal I saw required a financial contribution from the Town to 
give you an essentially risk free sole sourced option on the purchase of Town lands.  If something has 
changed we are willing to talk. 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 12:09 PM 

From Andrea: 
Hi Pamela Purpose construction in Winnipeg is one and Keepers of the Cricle in Kirkland lake are also 
working to replicate the model - they both have land donated by the municipality, grants to train the 
builders and support from foundations, financing from the banks - working to get the long amortization 
securitized rates from the CMHC,  the builder holds the mortgage and gradually the individuals buy 
them out. 

From Andrea Nemtin - SI Canada to Everyone 12:10 PM 

https://promiserobotics.com/  

From Jordan McIntyre to Everyone 12:11 PM 

An example of a group trying to do things considerably different to address a number of fronts from 
affordability to environment considerations is Glassworks Co-op in Owen Sound. 
https://www.glassworks.coop/ 
Still a work in progress but ultimately this model is where we need to get to.   

From Anantha Krishnan to Everyone 12:14 PM 

Thank you all.. for an inspiring  

From Rosalyn Morrison to Everyone 12:14 PM 

Excellent panel! Thanks! 

From Pamela Spence to Everyone 12:14 PM 

Great ideas; thanks for sharing 

From Anaclaudia Rossbach to Everyone 12:15 PM 

Thank you, it has been a great discussion for Collingwood & beyond! 

From Doug Linton to Everyone 12:15 PM 

That was brilliant…thank you all so much. 

(BIO) From Me to Everyone 12:15 PM 

Monica Quinlan 
Originally from the Windsor Essex region, Monica moved to Wasaga Beach with her husband and four 
children. She started her career in the automotive industry until her move to the South Georgian Bay 
Area, where she served as Treasurer of The Town of Wasaga Beach for 6 years. In early 2017, she moved 
back into the Private Sector and specialized in small and medium-sized family-owned businesses. Today, 

https://promiserobotics.com/
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she now serves as the Treasurer for the Town of Collingwood. Monica currently sits on the Collingwood 
G&M Hospital Foundation Board and serves on private boards as well. 

From Marg Scheben-Edey to Everyone 12:20 PM 

One of the task force recommendations was that budget surpluses be used for affordable housing.  
Collingwood is sitting on millions with a $11m surplus from last year alone.  There was also a 
recommendation to acquire ready-to-go land and initiate a development.  How can we best move 
forward in deploying those dollars into this critical issue? 

From Rob Sampson to Everyone 12:24 PM 

We have found that the CBC's are not structured to suit small urban municipalities in Ontario.  The 
pattern suggested by the DC consultants to charge DC at the same rate for large single family and 
smaller units (semis for example)  is not helping as well. 

From Jim Tischler to Everyone 12:25 PM 

One idea might be to place surplus funds into a 'housing gap' loan fund, combined with approval of TIF 
plans for capture of increments to repay those gap loans... 

From Pamela Spence to Everyone 12:26 PM 

There is the opportunity to allocate water resources (WWS) based on projects that priorities of the 
community on a ranking basis. 

From Jim Tischler to Everyone 12:28 PM 

Here is the June 21 C4C program discussing incentives, including TIF: 
https://www.youtube.com/watch?v=yC5W_BIgqY0  

From Rob Sampson to Everyone 12:28 PM 

its not what is the cost of municipal investment in housing solutions, but what is the cost of not doing 
so! 

From Norman Sandberg to Everyone 12:51 PM 

I have a short 1:00 commitment. Back around 1:30. 

From Jason Reynar, Collingwood Strategic Advisor to Everyone 01:04 PM 

Thanks to all our participants and panelists for making today's workshop so meaningful.  We are on 
lunch break now, but will reconvene to start promptly at 1:15 pm for our final session.  We're looking 
forward to considering "next actions" to address affordable housing in our communities under four main 
"Action Buckets":  built form, policy and regulatory innovation, creative business models, and activating 
collaborations and partnerships.  Stay tuned! 

(BIO) From Me to Everyone 01:18 PM 

Jason Reynar 
Rapidly improving our quality of life through local government innovation is Jason’s passion. As a lawyer, 

https://www.youtube.com/watch?v=yC5W_BIgqY0
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he navigates through the haze of regulation to find practical—and sometimes disruptive—ways to 
deliver services, such as a public transit system powered by ridesharing.  Jason is a former municipal 
clerk and Chief Administrative Officer, who has worked in both rural/suburban (Town of Innisfil) and 
urban (City of Windsor) communities.  He holds a B.A.(Hons.) in Criminal Justice and Public Policy from 
the University of Guelph; Bachelor of Laws and Master of Laws (Municipal Specialization) from Osgoode 
Hall Law School; and, a Master of Business Administration from the Schulich School of Business, York 
University.  Jason recently joined the Town of Collingwood as a Strategic Advisor to assist with pressing 
issues like affordable housing.  He can be reached at jreynar@collingwood.ca. 

From Jon Polubiec to Everyone 01:22 PM 

http://www.behomes.co/  

From Pamela Spence to Everyone 01:24 PM 

Habitat for humanity uses manufactured homes 

From Jim Tischler to Everyone 01:24 PM 

https://shophouse.studio/?fbclid=IwAR2vGT0kBuPvscvQZXdZ1DqM7PPq8Vu5p8bQWA1tTok0Nv5K6yyi
DYRkMvo  

 From Jon Polubiec to Everyone 01:24 PM 

Apologies if the link isn't working: 
BeHomes is a collaborative partnership between Raising the Roof, Redwood Park Communities and 
Community Builders dedicated to creating affordable and sustainable turnkey detached accessory 
dwelling units (tiny home DADUs). Because of its ability to remove barriers to the development process, 
this innovative initiative won funding through CMHC’s Housing Supply Challenge. 
 
By working with BeHomes your home’s impact goes so much further than your backyard! Together we 
can create quality affordable housing, meaningful employment and healthy communities. 

From Steven Marshall to Everyone 01:25 PM 

www.nsd-corp.ca  

From Jon Polubiec to Everyone 01:26 PM 

Social Contractor in Simcoe Count: https://www.communitybuilders.co/  

From Pamela Spence to Everyone 01:26 PM 

Standardizing dimensions for secondary suites and AH and then saying if come in with prescriptive 
dimensions or better you will be fast tracked and DC charges 

  

http://www.behomes.co/
https://shophouse.studio/?fbclid=IwAR2vGT0kBuPvscvQZXdZ1DqM7PPq8Vu5p8bQWA1tTok0Nv5K6yyiDYRkMvo
https://shophouse.studio/?fbclid=IwAR2vGT0kBuPvscvQZXdZ1DqM7PPq8Vu5p8bQWA1tTok0Nv5K6yyiDYRkMvo
http://www.nsd-corp.ca/
https://www.communitybuilders.co/
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From Jim Tischler to Everyone 01:27 PM 

1. Identify/use standard/traditional building types AKA STEP buildings 

2. These building types can be designed/constructed by stick, modular, and some even as 
container 

3. ADUs work in, on, adjacent to most of these types. 

From Brandon Slopack to Everyone 01:29 PM 

How do we encourage a greater range of home types. IE multiplex, tiny homes on smaller lots. 
Developers tend to want to build dwelling types that they are familiar with and have constructed in 
other communities in the past. 

From Marg Scheben-Edey to Everyone 01:30 PM 

It's not meaningful to discuss unit sizes when we don't understand what is needed.  Units for 1?  
couples?  Families?  Accessible units?  We need to start by understanding the needs in our communities 

From Pamela Spence to Everyone 01:30 PM 

Important to build quality and ideally green development standards so ongoing operating costs are 
minimized so occupant does not end up in a money trap with housing costs  don’t become 
unsustainable. 

From Doug Linton to Everyone 01:31 PM 

Target Market Analysis as per what Mr. Tischler was referring to earlier. 

From Pamela Spence to Everyone 01:31 PM 

Economies of scale important 

And if templates designs exist, then we need policies so that those not abiding by can not get processed 
so their contravention does not burden the planning approvals. 

Yes!  Two fast track ideas! 

From Marilyn Struthers to Everyone 01:34 PM 

It seems we are still talking home ownership but in a community reliant on retirement and tourism for 
its economic sustainability, low wage jobs, we need rental. Building strategies for multi rentals? 

From Jon Polubiec to Everyone 01:36 PM 

ADU's can be a source of both: increase rental housing stock + value of home owners home 

From Pamela Spence to Everyone 01:38 PM 

Need the Affordable Dwelling Unit to stay as ADU long term and not revert to market after initial 
occupancy. 
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From Jim Tischler to Everyone 01:38 PM 

https://shophouse.studio/?fbclid=IwAR2vGT0kBuPvscvQZXdZ1DqM7PPq8Vu5p8bQWA1tTok0Nv5K6yyi
DYRkMvo  

Pamela Spence - If the Municipality offers incentive to encourage ADUs for affordable households, the 
term of affordability commitment can be tied to the term of incentive. 

From Paul Ireland to Everyone 01:40 PM 

I agree with Marilyn's comments. multi-housing is the answer and in a P3 app the builder becomes 
responsible for the maintainence of the infrastructure over a period up to 25 years. The construction 
cost then becomes a smaller percentage of the overall cost to operate. 

From Pamela Spence to Everyone 01:44 PM 

Jim good point but we want developers to do without Municipal incentives as our small communities 
can not afford the incentives long term. 

From Jon Polubiec to Everyone 01:45 PM 

Re: Multi Family housing & Built Form. Study for Vancouver of Point Access Blocks - reduce OBC 
restrictions for hallways to make high density multi-family more efficient + decarbonized. 
https://www.larchlab.com/city-of-vancouver-report-on-point-access-blocks/ 

From Jim Tischler to Everyone 01:46 PM 

Pamela Spence - the tax value will not show up unless the unit gets built.  Hence there is no net loss for 
the Municipality on these projects, instead there will be long-term tax revenue after subsidy concludes.  

From Jordan McIntyre to Everyone 01:50 PM 

Barrie is investigating the merits of redistributing stormwater user fees to instead be based on land use 
imperviousness (decoupling it from drinking water user fees). The imperviousness based user fee 
framework would give a sort of "currency" to making better decisions for both new development and 
retrofitting existing lands. There is a lot of discussion here regarding secondary units. An imperviousness 
based system would be important to capture addition of units. 

From Jim Tischler to Everyone 01:51 PM 

The market does not produce affordable units because the cost profile is too high for investment return.  
If the combination of by-right use, fast-track permitting, and incentive benefit is tied to a systemized 
delivery mechanism, that has potential to 'move' the market to engage. 

From Marg Scheben-Edey to Everyone 01:52 PM 

When we talk about municipal policy and regulations, is the system working?  Who is responsible for 
driving the bus?  For example, working through recommendations and ensuring things don't fall through 
the cracks? 

 

https://shophouse.studio/?fbclid=IwAR2vGT0kBuPvscvQZXdZ1DqM7PPq8Vu5p8bQWA1tTok0Nv5K6yyiDYRkMvo
https://shophouse.studio/?fbclid=IwAR2vGT0kBuPvscvQZXdZ1DqM7PPq8Vu5p8bQWA1tTok0Nv5K6yyiDYRkMvo
https://www.larchlab.com/city-of-vancouver-report-on-point-access-blocks/
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From JackVanderkooy to Everyone 01:53 PM 

to Jim’s point, municipalities need to take a long term view of their costs vs investments and ensure that 
the narrative speaks to that. 

From Pamela Spence to Everyone 01:55 PM 

Mayor Soever’s creative idea of profitizing AH building that others “buy” to meet their requirement if 
not building AH. 

From Marg Scheben-Edey to Everyone 01:59 PM 

The focus of this discussion has been on private sector development whereas most successful AH 
projects have been developed, built and managed by the non profit sector.  ROI is removed to some 
degree.  Also, any use of public money should require affordable rents in perpituity 

From Marilyn Struthers to Everyone 02:00 PM 

What if we undertook a target market approach on a regional basis? Our municipalities are small and it 
is difficult to reach scale. And, what if we enable some social finance mechanisms such as community 
bonds to enable local people of wealth to invest in affordable housing- because it makes for a better 
community? 

 From Jim Tischler to Everyone 02:02 PM 

Marg - I mentioned the concept of cross-sector approaches, and for sure these incentive projects can be 
structured as such.  The role of govt is - in partnerships - to leverage such cross-sector collaborations. 

From Norman Sandberg to Everyone 02:03 PM 

We had a tax deferral agreement with Fram/Slokker to help the economics of the Shipyards with the 
brownfields aspect of that development. I wouldn't want to see this as a regular development tool, but, 
perhaps this is a concept that would help with affordable housing development? Important, it was tax 
deferral NOT tax forgiveness. 

From Jim Tischler to Everyone 02:06 PM 

Remember that affordable housing, same as brownfields, are governed by the doctrine of extraordinary 
cost contingency.  When the cost is surmounted, the product will be delivered... 

From Liz Buckton to Everyone 02:06 PM 

Thanks for raising that matter of transparency, Jack. It is difficult to understand what is a reasonable 
incentive or contribution by a public sector org, where developer profit is a complete black-box. Hard to 
respond to NIMBY perspectives there too, we hear so often the public perspective around 'developers 
lining their pockets' but without information about the overall proforma, we cannot meaningfully 
respond. I think transparency is key for us moving forward here. but will be a mind-shift. 
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From Pamela Spence to Everyone 02:07 PM 

How can we access the MPAC windfalls? 

When our values go up MPAC is a winner but the municipalities have the burden. 

From deborah doherty to Everyone 02:11 PM 

Along the line of your comments Mayor Soever, bring back the MURB’s. Hugely successful back in the 
day, to create more multi-unit rental buildings! 

From Norman Sandberg to Everyone 02:12 PM 

I think it important to speak about affordable housing in regional terms. Perhaps a challenge with two 
upper-tier municipalities, however, we lower-tier municipalities do not have the financial means to 
undertake this individually. The old Georgian Triangle concept aligned the regional municipalities in 
terms of common goals and initiatives. the Federal and Provincial orders of government housing 
programmes, though encouraging, are not substantive enough to address this issue across the 
Province/country. 

From Pamela Spence to Everyone 02:13 PM 

Marg bang on! 

From Alar Soever to Everyone 02:18 PM 

Norm, You are bang on. The Georgian Triangle is not the same market area as Grey County. Average 
resale in TBM last year was $1.5 M, and avg for Grey County was $700K (includes TBM), Collingwood 
$924K. 

From Jim Tischler to Everyone 02:18 PM 

Great point Marilyn - shades of the brownfield situation 25 years ago where smaller local units banded 
together to create regional consortiums... 

From Marg Scheben-Edey to Everyone 02:19 PM 

Some good news... the regional housing task force did deputations through June to Meaford, Clearview 
and Wasaga Beach.  All three have passed motions asking for staff reports to form AH committees.  A 
citizen driven regional committee can follow from that. 

From Pamela Spence to Everyone 02:22 PM 

Are the County reps here from Simcoe and Grey?  Secondary approvals complicate the approval process 
to all parties. 

From Norman Sandberg to Everyone 02:23 PM 

That's good to hear, Marg. However, as you and I discussed many times before, without political 
champions driving the community work, we'll be sitting here 20 years from now discussing the same 
challenges and how to address them. 
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From Marg Scheben-Edey to Everyone 02:25 PM 

So very true Norm 

Thom, the GTDI was well represented on the task force and their recommendations were incorporated 
into the final report.  More collaboration is needed with all sectors in one room 

From  Jason Reynar, Collingwood Strategic Advisor : 

jreynar@collingwood.ca  
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