lgnace Area
Community
Studies:
Economics and
Finance

Housing Study | Juy 12,2022

HARDY

STEVENSON
AND ASSOCIATES




Ignace Area Community Studies: Economics and Finance
Housing Study

Juy 2022

s

Consultants: Signature

Prepared by JME Maxwell

AL

Signature

Reviewed by Andy Keir

Signature

Approved by Dave Hardy




Rev

Issue Date

History of Document Revision

Revision History

Description

Prepared By

Checked By

Approved by

0

April 14, 2022

Initial Draft of Economics ang
Financeg Housing Study

JME Maxwell

Andy Keir

Dave Hardy

June P, 2022

SecondDraft of Economics an
Finance; Housing Study
NWMO comments
incorporated, mapping
updated.

JME Maxwell

Andy Keir

Dave Hardy

June 2, 2022

ThirdDraft of Economics and
Finance; Housing Study.
NWMO comments
incorporated diagrams and

photos added

JME Maxwell

Andy kir

Dave Hardy

July7, 2022

ThirdDraft of Economics and
Financeg Housing Study.
NWMO comments
incorporated replaced Option

3.

JME Maxwell

Andy Keir

Andy Keir

July 2, 2022

FINALof Economics and Finan
¢ Housing Study. NWMO
comments incorporated

JME Maxwell

Andy Keir

Dave Hardy




Table of Contents

O 1 oo (VT i o] o BT PP PP PP PP POPRPPPPP 1
I = = Vo 1o | o 18] o =T Lo IO 0] o) =>4 A5 1
111 Land ACKNOWIEAGEMENL. ......coiiiiiiiiii it 2

1.2 SCOPE ANU PUMPOSE ...ttt e et e e e e e et e e e e s e bbb e e e e e e e e annbreeaeeeas 3
1.3 Spatial BOUNUAIIES........ccoci i e e e e e e e e e e e e e e e e e e e e e e s e e e s s e e s saa s e e s s e ansanennees 3
I =T gl oToT = | I =0 U g o b= = 6
P VL= g ToTo (o] [0 To | SO PP PP PPPP PP PPPPPRPPPP 8
2.1 GeNEral APPIOBCKH........uiiiiie e a e e e e 8
2.2  Data Collection INfOrMation SOUICES........ccuiiiiiiiiiiiiieee it e e s e e 8
2.2.1 Knowledge Holder INTEIVIEWS. ........coiiiiiiieiiieceeeeee e 9
2.2.2 Ignace and Area WOrKiNg GrOUP ... .. i e eeeeeireeeeiiiis e e e e e e e e eeeeerrrs e e e e s e e e eeeeraennes 9

2.3 ASSESSIMIBINL ...ceiiiiiiiiee ettt et e e e e e e e e e e e e e e e e e e e aa e 9
2.4 Linkages t0 Other STUAIES........ccooiiiiiiiiiie e 10
3. EXIStING CONUITIONS ... .uiiiiiiiieiiiiite e ettt e e e e e st e e e e e s bbb e e e e e e s aneb b e e e e e e e e e nnnnenes 11
TN R o (o TH =T o TR TV o] o | TP 11
3.1.1 Housing Stock and Rental SUPPIY.......vuviiiiiii e e e e e e e eeees 13
3.1.2  Age and Type of HOUSING SUPPIY....uueiiiiiiiiiiiiiiee e 18
3.1.3  Condition of HOUSINGUPPIY......ceeiiiiieeeiiiiie et 19
3.1.4  Affordable HOUSING.........uuuiiiiiiiiiiiieieeeecee e 22
3.1.5 HOUSING Growth CapacCity.......ccuuuiuuiiiiiii e ee e e e e e e e e e e e e e e e e e e e enr s 25

T T8 A 1= oY o [0 [ @F= 0T o] | VR 26

3.2 HOUSING DEMEANG......coiiiiiiiiiiiii et e e et e e e e s e e e e e e e s 26
3.2.1 BUIIAING POIMILS ...t e e e e e e e 28
32,2  SIES . e 30
3.2.3 Demand for Affordable HOUSING.........ciiiiiii i 31
3.2.4  GIOWEN FOMBCASL.....ceiiiiiiiiiiiie ettt e e e e e e e e e e 31
3.2.4.1  POPUIBLION ...ttt e e e ettt e et e e e e e e e e e e 31
3.2.4.2 HOUSENOID PrOJECHIONS.....cciiiiiitiiiiie ettt e e e e nnnees 33

3.3 Trends and ChallENQES........oooiiiiii e e e e e e e e e e e e e e 36
N O o = U g To [ AN g = Y2 L= 37

4.1  AnticipatedChanges and Impacts from the Project...........ccccccvriimieiieeiiniiiieee e 41



41.1 ST [0 [ g (o RS ot =] o =1 o 1P ¥ |

41.2 Project Impacts on Permanent Housing in Ignace.........cccccoooeeeiiee e 42
41.3 Project Impacts on Permanent Housing in the Local Stuely. Ar............occovveeieinnins 45
414 Project Impacts on Temporary HOUSING ........uvuiiiiiiiiiiiiiieeieiieeeceeeeeee e a7
4.2  Challenges and Opportunities associated with the Project..................ooeeeeieeieciccninnns 48
4.2.1 Challenges and Opportunities Associated with Permanent Housing.....................48
4.2.2  Challenges and Opportunities associated with Temporary Housing...................... 50
5. ASSESSMENT OF OPUIONS ...ciiiiiiiiiiiiiie ettt e e et e e e e e s b r e e e e e e e s nnaneeeeas 50
5.1 Option 1: Prepare an Urban Growth Plan............ccccuuviiiiiiiiiiiiieeeeeeeeeeeeeeeeeee e 52
5.2  Option 2: Incent and Attract Builders to Ignace..............cceeeii e icceeeviiiceen e e e 53
5.3  Option 3: Create Executive Suites for First Wave of Project Labour Arriving in.Ignace55
5.4  Option 4: Attract and Retain NWMO Staff in [gnace..........ccvvvveeiiiiiiiiieee e 57
5.5  Option 5: Campus Based Around the Centre of EXPertiSe..........uuuvveevieviieiiiiiiiiiiieeeeeenn. 60
6. CONCIUSIONS ...ttt ettt ettt e e e et e st e e s e e e nnnr e e e enneesd 62
7. REIEIENCES. ...ttt et e e e e e e e e n e e e e e nnne ) 63
Appendices

Appendix A List of Community Studies

Appendix B Planning Documents

AppendixC  Key Knowledge Holders

Appendx D  Proposed Township of Ignace Subdivision

AppendixE  Innovations and Risks

Appendix F  Glossary



List of Figures

FIQUIE 1 LOCAI STUAY ALB@.....ceiiiiiiiiiiiiee ettt e e e e e e e e s e e e e e s e nnnneeeaeens 5
FIQUIE 2 HOUSING SUPPLY. .. eeeeiiitetee ettt ettt e e e s e e e e s b e e e e e e e annben e e e e e e aanne 12
Figure 3 Local Study Area Private Dwellings Occupied and UnoccupiedignEllesidents (20)6.14
Figure 4 Local Study Area Occupied Private Dwellings by PembfResidents (2020)...........ccccee.ee 16
Figure 5 Local Study Area Owner and Tenacu@ied Housing (2020)...........evvimieeeieeiieeeeeieeeeeeeenn. 17
Figure 6 Local Study Area Occupied Private Dwellings by Condition (2020)...........cccccceeeeeeeeennnn. 20
Figure 7 Local Study Area Private Households by Housing Suitability.(2020)...............eevvevveeeeee. 22
Figure 8 Number of Tenant Households Living in Subsidized Housing.(2020)............................ 23
Figure 9 Percent of Households Spending 30 percent or More of Household Income on

[ (o TU ][0 o [N 0240 240 ) OO PPRPPPPTPPPPPRPP 24
Lo (UL O o To TU L] o T =T g =T T 27
Figure 11 Average Annual Number of Building Permits Issued in Local Study Area for Period
P20 T o240 O PR PPPRPR 29
Figure 12 Average Home Value Comparison Local Study Area Communities.(2020)................. 31
Figure 13 Local Study Area Population (2021, 2028, 2033,2043)........cccuvrrreieeriiiiieeeeeeeeniieeeens 32
Figure 14 Local Study Area Household Projections (2021, 2028, ZM3)............ccoeeeeeeeeececnnnnnnnns 33
Figure 15 Average Persons per HousIiNg JUNit..........ooooiiiiiiiiieiioiiie e 35
Figure 16 What Happens in Phase. ...t a e e aa e 38
Figure 17 What Happens in PRASE.2..........oo i e e e 39
Figure 18 What Happens in PRas@.3........ccooiiiiiiiiiiiiiiececeesiiieeeee e ssnnneee e snnnnnne . A0
Figure 19 Forecasted Need for Permanent Housing in IgQnace............ccccccoeeeeeeee e 43
Figure 20 Baseline Projected Households and Forecasted Project Housing Requirements at the Beginning
Of @aCh Project Phase iN IgNACE.........oiuiiiiiiie et e e e 45
Figure 21 Forecast Need for Permanent Housing irLtoal Study Area............ccoooooeiiiiiiieiiiiccenes 46
Figure 22 Baseline Household Projections angeeted Permanent Project Housing Requirement in the
I Tor= 1 IS (0 [0 |V N (Y- VO OPR a7
Figure 23 Projected Need for Temporary HOUSING .........ccoovviriiiiiiiciiiieee e e eeeeeeeeeeennnn . 48
Figure 24 Example Of @XECULIVE SUITES.........iiuiiiiiiiei ittt e e nnee s 55
Figure 25 Single family homes, townhouses and rental apartments.......ccccccccevveviieeiieiiieeeeeeeee, 58
Figure 26 CampPuS NOUSING. ... ..uuiiiiieiiiiiiie et e ettt e e ekt e e e e e st e e e e e s e e e e e e e s e asbbnereeeeeaanes 60

List of Tables

Table 1 Local Study Area Data MappinNg.........ccuuuuiiiniiieoreeeeeeeciiiinne s e e e e e e s eeearr e e e e e e s e eeeeneennann 6
Table 2 Project Labour Requirements by Phase and Labour.TYPe........ccovvvveeeieeeiiiieeeeen, 7.
Table 3 Distribution of Private Dwellings Occupied and Unoccupied bifellResidents (2016)....15
Table 4 Distribution of Owner and Tenant Occupied Private DWe(ROZ@9).............coovvvvrrreeeernnnnnn. 17
Table 5 Rental Units as a Percent of Local StudyHaeaaing Stock (2020)........cccevvvvviiiiiineiennnnnn.. 18
Table 6 Age Profiles for Housing Stock ital8tudy Area Communities (202Q)............eeveeeeeeeeeeeeen. 18
Table 7 Structure Profiles fétousing Stock in Local Study Area Communities (2020).................. 19
Table 8 Gitribution of Local Study Area Occupied Private Dwellings Requiring Repairs (2020)..21
Table 9 Local Study Area Residential Building Permit Activity ¢ZB0B0) ...........cccevveeeeeiiiivieeeneenn. 29

Table 10 Property Sales in Local Study Area CommunitieSC2MPA) ..........eevvveveeeiiiiiieiieeeeaaeeeeenn, 30



Table 11 Distribution of Local Study Area Projected Population Growth Z8243)......................... 33

Table 12 Distribution of Local Study Area Projected Household Growth ¢ZIRIB)...................c..... 34
Table 13 Population, Household, and Average Persons per Housing Unit Growth Rat&0{3)21.36
Table 14 Projected Total Workforce and Residency Assumptionddrtfject by Phase.................. 41
Table 15 Projected Household Requirements tojeet Phase..............cccccoeeeeeeiieev e 42
Table 18Prepare an Urban Growth Plan............oooiiii i e e e e eeaeens 52
Table 17 Incent and Attract BUIlders tO IgNACE. .........ooiiiiiiiiiiieeee e 53
Table 18 Create Executive Suites for first wave of Project labour arriving telgna...................... 56
Table 19 Attract and Retain NWMO Staff in [gNace.........coovvviviiiiiiii e 58

Table 20 Campus Based Around the Centre of EXPErtiSE..........ccooeiiiiiiiiiieiiiiiiiiiee e 60



List of Acronyms:

APM
CATB
CMHC
EMSI
FedNor
FIR
FTE
HSAL
IABA
ICNLC
KDMA
KDSB
MLS
NCIR
NTAB
NW
NWMO
PACE
PWG
WLON

Adaptive Phased Management
ConstructionAssociation of Thunder Bay
Canada Mortgage and Housing Corporation
Name of data analytics company

Federal Economic Development Agency for Northern Ontario
Financial Information Return

Full Time Equivalent

Hardy Stevensoand Associates Limited

Ignace and Area Business Association

Ignace Community Nuclear Liaison Committee
Kenora District Municipal Association

Kenora District Services Board

Multiple Listing Service

Northern Communities &adiness Initiative
Northwestern Training and Adjustment Board
North West

Nuclear Waste Management Organization
Patricia Area Community Endeavours
Partnership Working Group

Wabigoon Lake Ojibway Nation



HARDY
STEVENSON

AND ASSOCIATES

1. Introduction

1.1 Background and Context
Since 2010, the Township of Ignace (the Township or Ignace) has been involved in a process of learning
Fo2dzi GKS bdzOft SFNI 21 aidS alyl3aSySyid hNBIFIyAT IGA2yQa
Project (the Project) for the lond SNXY Y I y I 3 S Y Syséd nii€ar fudl. yhe &b r@miaining
siting areas in the process are the Ignace Area and the South Bruce Area. The NWMO plans to complete
all preliminary assessment work and to select one siting area to host the APM Project by 2023.
Preliminary studies sugpst that the Project can be implemented safely in the Ignace area for a
repository that will contain and isolate used nuclear fuel from people and the environment for the long
timeframes required.

Studies have been ongoing since 2010; however, furtheties are required to fully assess the

potential socieeconomic impacts of the APM Project. Building on previous work and engagement
completed to date, the NWMO and the Township of Ignace are working together to prepare a suite of
community studies that Mlibe shared. The list of soegonomic community studies is included in
Appendix A.The information acquired through these studies is expected to help the Township of Ignace
leadership and residents make informed decisions about whether the Projegoisdifit for their
community, and if they are willing to consider hosting it and under what circumstances and terms.

Community studies will ultimately inform the Project hosting agreement between the NWMO and the
Township of Ignace. As well, they will pide pertinent information for agreements with the City of
Dryden and potentially other regional agreements.

Ignace Area Community Studie&conomics and Finance
Housing Study



Note to Reader

This and other community studies are preliminary and strategic in nature, all intended to identify pog
consequences (e.gg vulnerable populations, to local business opportunities and for local and region
job creation) in the Township of Ignace, and other local and regional communities. Using informatio
about the APM Project known at this point in time, these communitgists will describe a range of
possible consequences that are the subject of specific and separate studies. For each possible
consequence, potential options and strategies will be offered to leverage opportunities and/or mitigs
possible negative consequnees/effects.

It is important to note that these community studies (developed collaboratively by NWMO and the
Township of Ignace) being investigated at this timerarethe formal or final baseline or effects studies
that will be part of the Impact Assasent as conducted under the regulatory process for the APM Pro
governed by the Impact Assessment Agreement of Canada. Effects assessment will be undertaken
later date following the conclusion of the siting process, and the initiation of the faewgalatory
process.

Community studies will ultimately inform the APM Project hosting agreement between the NWMO a
the Township as Ignace. As well, they will provide pertinent information for agreements with the City
Dryden and potentially other reginal agreements. The study will:

a) Explore in more detail the questions, aspirations and topics of interest expressed by the
community through the Township of Ignace project visioning process;

b) Assist the NWMO and the Township of Ignaceemeloping and identifying possible programs
and commitments that ensure the Project will be implemented in a manner that fosters the v
being of the Township of Ignace and communities in the Ignace Area and the region;

c) Advance learning and understanding on topics of interest to communities in the Ignace Areg
the region; and

d) Provide the community with information it has requested to help them make an informed

decision in the case of the Township of Ignace and coatinuinform dialogue with communities
in the Ignace Area and region prior to the conclusion of the site selection process in 2023.

The NWMO is committed to working collaboratively to ensure questions, concerns, and aspirations
captured and addressedhtough continuous engagement and dialogue.

The NWMO will independently engage with Wabigoon Lake Ojibway Nation and other Indigenous
communities to understand how they wish to evaluate the potential negative effects and benefits tha
Project may bringo their communities

1.1.1 Land Acknowledgement
It is acknowledged that the lands and communities discussed in this report are primarily situated on the
traditional territory of the Anishinaabe people of Treaty 3, and the Métis Nation.

H AR DY Ignace Area Community Studie&conomics and Finance
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1.2 Scope and Purpes
Should Ignace advance as the community that will host the APM facility, an immediate question will be,
where will NWMO employees live? Could they obtain accommodation in IghadeoaalStudy Aréa
Would new housing be required? When? What tgpdousing? How many housing units would be
required? Who would build the homes? What are the implicationhéwsingthe currentresidents of
Ignace, particularly for those who are vulnerable?

The Housing Study is onetbhe community studiegocused on tle municipalitiesIts objective iso
evaluate supply and demand for housing, as well as the potential for hodeirggopmentin Ignace and
the Local Study Aredhis study characterizand describe how the Project will impact the housing
supply and derand of theLocal Study Areas well as describe options to enhance benefits of the
Project and mitigate potential negative impacts on housing

The specific objectives of this study aoadentify:

9 Housing that is available in proximity of tReoject.

1 Serviced and serviceable residential lands in proximity of the Project.

9 Potential for expansion of serviced or serviceable lands to enable accommodation of the Project
workforce within Ighace.

i Srategies that could be implemented during the Prdjexinfluence worker choice to seek
accommodation in Ignace.

LIyl 0SQa t NP estedithatile ARVRPYoject mustfostér wbking in areas that are
important to the community. Priorities in relation to théousing &idy identified by the community
include:
1 Enhancemenbf existing facilitie@nd the development of new infrastructure is important in
attracting new residents to the community and retaining current residents.
9 This includes consideration of housitiginsportation infrastructure, community aesthetics, and
recreation facilities.
1 Expanding real estate development including upgrading existing housing stock to support
managed population growth.

1.3 Spatial Boundaries
The spatial boundary used to frame this study is the Local Study Area.

The Local Study Aréaset out inFigure 11t focuses on theommunitiessurroundingthe Township of
Ignaceas well adgnaceitself. The communities within the Local Study Area are all within approximately
aone-hourdrive of the Project site angersons residing in this area could commute to Brejectsite

on a daily basisThe Local Study Area is comprised oivnship olgnace City ofDryden,Municipality of

1 InterGroup Consultants Ltd. (2020). Ignace Project Visioning Community Conversations.
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Machin Municipalityof Sioux_ookout,Melgund Local Services Board, and Wabigoon Local Services
Board.
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Figurel Local Study Area
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Tablel outlines the Local Study Aréas defined in the WorRlanand this Housing Study Repoand
associatedavailableGeoWarehouse datdDue to data shortages for the Melgund and Wabigoon Local
Services Boardthese areas were not included ihd Housing Study Repoitthe aeas for
GeoWarehouse data ra been mapped out manuallgnd therefore maynclude or exclude somigome
sales(GeoWaehouse is defined iBection2.2).

Tablel Local Study Area Data Mapping

LocalStudy Area Local Study Area  Statistics Canada Census Housing Data Notes
(Work Plan) (Report) Division/Subdivision
Ignace Ignace Census Subdivision GeoWarehouse
polygon
Dryden Dryden Census Subdivision GeoWarehouse
polygon
Machin Machin Census Subdivision GeoWarehouse
polygon
SiouxLookout Sioux Lookout Census Subdivision GeoWarehouse
polygon
Melgund Local | Melgund Local GeoWarehouse Only
Services Board | Services Board polygon Geowarehouse
dataavailable
Wabigoon Local | Wabigoon Local GeoWarehouse Only
Services Board | Services Board polygon Geowarehouse
dataavailable

1.4 Temporal Boundaries
Three temporal boundaries define the critical horizons of the Project for this study.

a. PreConstructiong 2028 to 2032
b. Constructiongc 2033 to 2042
c. Operationsg 2043to 2088

The demand foAPMhousing will change over time. Duritige early pre-constructiondays, the
demand for temporary and rental housing will be strofithere will need to beime to construct both
rental and permanent owned hougy. Employeewill need a place to stay whitkis housing is being
built. Developers and contractors will needdometo Ignaceearlyto build the homes. Hotel and
motel accommodation wikhlsobe requiredand aconstruction camp at the Revell sitélMmeed to be
started.

During thebeginning of theconstruction phase, the Centre of Expertise will be complete and workers

will come from across Northern Ontario and places further afieldotostruct the APM facilityThere

will be housing associateslith the Centre of Expertisend rew singlefamily homes, townhouse units
andmultiF I YAf & K2dzaAAy3a 6020K 2¢6ySR YR NByYyGFrfto gAff

Ignace Area Community Studie&conomics and Finance
Housing Study

o)



be a private sectointerest to build a new hotel such as a Hampton Inn or Best Western type of
accommodation. A construction camp will be constructed for construction workers.

In the operations phase, there will be significantly more owned and rental housing in Ignace to
accommodategrowingnumbers of permanent workers and their families. The existing Ignace housing
stockg pre-APM decisionisold and in need of renovation. New housing will continue to be
constructedover the course of the ProjectWorkers may also Hecatedwithin the Local Study area
communities A campus around the Centre of Expertise will also accommodate workers.

Preconstruction will be closely associated with permitting and licensing activities and will involve both
on-site and offsite initiatives.An office and Centre of Expertise will be made operatiamdgnaceby

2028 Site preparation and othePre-Construction activities wilend with the commencement of
construction activities.

TheConstruction phase of th€roject will begin iR033once permits and licenses have been obtained.
Thisphase will exted for 10 yearsFollowing the completion of construction, site operations will
commence in 204and will continue through to monitoring.

The quantity, type and timing of labour required theseProjectphases will influence thdemand for
housing. These amescribed inTable 2

Table2 Project LabouRequirements by Phase and Labour T¢/pe

HWHO Surface Underground Total
Staff Trades Trades
Pre-construction (2028) 20 - - 0
On-site Construction (2033) 40 300 130 470
Operations (2043) 310 10 &0 580
Pre-construction (2028) 130 - - 180
Off-site Construction (2033) 170 - - 170
Operations (2043) 120 - - 120
Pre-construction (2028) 200 - - 200
Total Construction (2033) 210 00 130 &40
Operations (2043) &30 10 60 00

While the type and quantity of labour is depictedTliable2, residency scenarios areTiable14 and
Tablel5.

2 Nuclear Waste Management Organization (NWMO). (2021). Community Studies Planning Assumptions. November 2021.
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2. Methodology

2.1 General Approach
The general approadior completing the Housing Stuadyn be summarized in the following series of
steps:

a. Review a variety of data sources to assemble housing statistics for the study area.

b. Study the NWM@rojectparameter data to determin¢he Project accommodation
requirements across the three Project phases.

c. Conduct interviews with knowledge holders to understand area housing capacities, trends and
issues.

d. Review available growth strategies fmvmmunities withn the Local Study Arda gain insight
into future population and housing forecasts.

e. Review baseline housing conditions and Project housing projections to determine the impact of
the Project on housing needs.

2.2 Data Collection Information Sources
Datawas collected from the following sources:

§ Statistics Canada daveere used to assemble housing statistics from 2001 to 2016

f Manifold Data Mining Inc. (hereafter referred to as Manifold) datze used to construct
housing profiles current to 2020 forehLocal Study Aredanifold retrieves their data from
Statistics Canada and Numéris

1 Data on the local area housing marketre compiled fromthe Thunder Bay Real Estate Board,
GeoWarehouse and ManifdldseoWarehousés a centralized property information source that
providesdetailed reports on propertparameters neighbourhood sales, and demographic
reports.

1 Growth strategies and Official Plans were consulted to determine housing projections for the
LocalSudy Areacommunities

1 A variety of published documents from municipal economic development departments,
planning departments and housing agencies and amakbpers were used to understand the
workings of the area housing markdtee AppendixB for a list ofrelevant planning
documents}.

8 Statistics Canada. (2016). Retrieved online June 6, 2022, from Statistics Canada: https://www12.statcan.gc.ca/census-
recensement/2016/dp-pd/prof/index.cfm?Lang=E

4 Manifold Data Mining Inc. (2022). Retrieved online January 1, 2022, from Manifold:
https://app.polarisintelligence.com/profile/showreport?comparison_session=true&_locale=en&component_name=comparison_list
5 GeoWarehouse. (2022). Property Report. Retrieved February 8, 2022 from https://www2.geowarehouse.ca/

& Township of Ignace. (2020). Township of Ignace Official Plan Schedule B, City of Dryden. (2012). Official Plan Schedule A,
Municipality of Sioux Lookout. (2018). Municipality of Sioux Lookout Zoning Bylaw.

Ignace Area Community Studie&conomics and Finance
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2.2.1 Knowledge Holder Interviews

Interviews were conducted with economic development organizatibnsisingcontractors,area
employers, planning officials, municipal administrataéh®g regional construction associati@nd local
developers to gain insight into housingaracteristics and issues in the Local Study Area.inventory

of knowledge holders interviewed &t outin AppendixC Therationale for who was interviewed was

in large part based ofi K S | quodfésgidndl €xperience and knowledge of the typeagencies and
personnel most likely able to provide insight into the housing characteristics of the Local Study Area.

2.2.2 Ignace and Area Working Group

To support the baseline and community studies wadmments were obtained frorthe Ignace and

Area Working Group (IAWGYThe IAWG imade up of the Township of Ignastaff and leaderand a

diverse range oftaff frommunicipalities, service providers, businesses, civil society, and other interests

- both local and regionaConsultantd INS LJr NER FSSRol O] NI LIdrNHedousing G A y 3
study baseline and options

The collection of community knowledge was supported through the IAWG throughout the community
studies to ensure local perspediswere considered.

2.3 Assessment
To anticipate housing requirements many factors are in play. Questions to be answered include: can the
existing housing supply in Ignaaedother communities in thé.ocal Study area accommodate workers?
Are there contrators who can build the housing and at what price? What will be the demand for
housing from families, who amot associated with the APM?

Accordingly the framework for tlis analysis is grounded in housidgmand andsupply.These two
factors interact todeterminechanges in housing over the time perio#eviewing both factors together
help describea communityQ dbility to house local residents and workef&he following providesore
details onour analysis framework:

1. Housng supplyincludesfactors such aavailable housing stockhe extert to which land can be
used for future housing sto¢land the costs of construction.

2. The current and projectedousingsupplyin the Local Study Aremas derived from statistical
data, documents and insights garnered through interviews.

3. Housing émard is driven by local population growtbgconomic growthboth with and without
the APM Project)prices,householdsize andvealth,communityamenities and other factors.

4. The demandor housingwas derived from Project labour force requirements set out by NWMO
for eachphase of the Proje¢tProject residency assumptioaad workforce residency targets
developed by the Township of Ighace.
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5. Superimposing the Project housing requirements on the housipglyprofiles provided the
basis forassesingarea capabilities to accommodate Project housing requirements.

2.4 Linkageso Other Studies
This study is closely linked with the following Community Studies currently underway:

Study Name Objective

Community and Culture Study To develop scenarios and ideas about how the
community and its culture might be impacted by
the implementation of the APM Project.

Economic Development Study To determinepre-construction economic
development opportunities and extrapolate
these opportunitiego the construction and
operations phases

Health, Recreation and Social Progra®isdy To determinepopulation dynamics, strategies to
attract and retain working residents,
considerations to protect vulnerable sugvoups,
and enhancemerst required forsocial
services and health care.

Ignace Municipal Finance Study To determine the lkely potential local tax
revenue implications and potential increased
municipal costs associated with the APM Proje

Infrastructure Study To collect information related to existirvgater,
sewer, roadscommunity recreationsocial
servicefacilities, capacity, demandnd needs.

This study should be read in conjunction with these other studies to fully appreciate and understand the
housing market in the Local Study Ardae findings in this Study will provide insight into the local
housing supply and demand markets during the-Benstruction Construction and Operations phases

of the Project.
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3. Existing Conditions

Looking at existing housing conditions isappropriatestarting point What housing is currently

available? What is the condition of the housibgcausehousing in poor condition will be less

satisfactory? How many homes are available for purchase and rental? What housing might be available
on a seasonal basis? Aredbmunicipalities prepared to accept new grovithterms of having serviced

land available?

This section summarizes existing housing conditions for the Local Study Area where data and
information from the key informant interviews are availablghen posdile, future projections(in the
absence of the APM Projecie also intuded.

The existing conditions are presented according to the assessment framefvsukply and demand.
An overall assessment of the key challenges and issues concludes this section.

3.1 HousingSupply
There arenot enough homes in Ignace to accommodate NWMO APM workiénsughout the Local
Study Area all the major employers interviewed stated that the lack of housing is a challenge for
attracting workerdn Northwestern Ontario Hanes are aging and compared to housing across the
Province, a higher percentage of homes need repair. Rental houdiimitésl, particularly in Ignace
where most of the homes are single family homes. Some homes are unoccupied as their homeowners
may have a second home elsewhere or have a seasonal use for the Romgh percent of residents in
the Local Study Area are payingm than they can afford for housing. NWMO and the Township of
Ignace will need to pay attention to whether new housing @ithcerbateaffordahility for existing
residents. Additional highend rental properties may result in less accessible housingmgpfior
vulnerable peopleDryden and Sioux Lookout have more houshan Ignacealthough both
communities have similaffordability challenges.On a positive notenost municipalities in the Local
Study Area have lands available for new housing.
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Figue 2 Housing Supply
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In 2016 there were a total of 7,110 dwellings, occupied and unoccupidek Local Study Areén 2020,
there are 6,710 occupied housing units across the Local Study Area, with most of theendgit)

being owner occupied and the remainder (88rceni are tenant occupied. The rental units are largely
concentrated in Dryden and Sioux Lookout f@2ceni, while Ignace accounts for a small proportion (4
perceni of these accommodations.

There are a smallumber of housing units in Ignace being used for shemn rentals and seasonal
housing. These homes coulgotentially provide short term accommodation for NWMO workefdg.the
moment, long term rentals are relatively scarce in Ignagkile greaterinventories are availablen
Drydenand Sioux Lookout.

The housing stock in Ignace was mostly constructed during tt98200, and is predominately
composed of single, detached homes. The largest concentration of hdusilhgost 2000 is in Sioux
Lookout. Together, Dryden and Sioux Lookout have the largest number and proportion of housing
options thatare not single detached homes (i.e., the most semis, duplexes, row, apartment, movable,
and other dwellings are in these twouicipalities).

A higher proportion of housing stock in the Local Study Area was found to require major repairs (10
perceni, compared to the Provincial averagx(percent. Many of these homes are located in Dryden
12
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and Sioux Lookout, though proportiohglmore of the homes in Machin will require major repairs. Most
of the housing in the Local Study Area is deemed suitable for the households residing there.

According to CHMC, affordable housing is defined by the ability to pay and the presence girioaer
housind. In terms of subsidized housing, the highest proportion (total and relative) of subsidized
housing is in Dryden and Sioux Lookddi&ny households in Ignace (ffrcend, Dryden (5Jerceny),
and Machin (4%ercend spend more than 3percentof their household income on housiffigents or
mortgage payments while only 33ercentof households in Sioux Lookout spend this much.

Among the Local Study Areammunities the largest compliment of newiousing is in Sioux Lookout,
and thevast maority of the housing and rental housisfiockin generals inDryden and Sioux Lookout.
Ignace, in particular, is dominated by owner occupied single dwellings built between 1961 and 2000,
with little stockused for longerm rentals.

There is potentialor new housing to be buibn existing municipal lande the LocalSudy Area
communities according to key stakeholder interviews and review of their Official Partential for
new construction in Ignacand the Local Study Arésset outin Section3.1.5 Theone exception is
Machin, which is facing financial constraints and regulations and permigiugsassociated with
Crown Land.Expansion and growtin Machinwill be restrained byequirements fothard and soft
infrastructure.Theformer includeswater, sewage, and roads, atite latterincludes social
infrastructure including health, education, and other services.

Through key stakeholder interviews, developstated theyare waryof invesingin newspeallative
housing (particuldy affordable housing) projects the Local Studyrea communitieslue highriskand
highcosts, andlow profit margins.

Notwithstanding the above theocal Study Areeommunitieshave the potential to grow their housing
stock and increase the diversity housing types offered, should permits, partnerships with developers,
and hard and soft infrastructure be built and developed

3.1.1 Housing Stoc&nd Rental Supply

Of the 7,110 homes in the Local Study Area016,the majority of these dwellings are concentrated
within Sioux Lookout and Drydd€82 perceni). The majority of these dwellings are occuplad
permanent resident$90 perceni). The 10 percentof dwellings unoccupied by usual resideimslude
all-seasorrecreationalproperties and shorterm rentals

Figure3 presents the total number of private dwellings, both occupied and unoccupiitdin the Local
Study Area ir2016.

" CMHC. (2022). About Affordable housing in Canada. Retrieved online June 22, 2022 from https://www.cmhc-
schl.gc.ca/en/professionals/industry-innovation-and-leadership/industry-expertise/affordable-housing/about-affordable-

housing/affordable-housing-in-canada il n Canada, housing is considered fiaffordableo if i

beforet ax i ncome. Many people think the term fAaffordable housingodo refer

government . I n r edtérm that can includie $iousing previdey bytlthe prizate, public and non-profit sectors. It also

includes all forms of housing tenure: rental, ownershipandco-oper ati ve ownership, as wel/l as temporar
13
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Figure3 Local Study Area Privaiavellings Occupiednd Unoccupied biultTimeResidents

(2016
- 250 500 750 1,000 1,250 1,500 1,750 2,000 2250 2,500 2,750 3000 3,250 3,500
Ignace-iso

Sioux Lookout

240

B Occuipied by Full-Time Residents Unoccupied by Full-Time Residents

A relatively high percentage of the housing stock in Ignac@€eden) and Machin (2 percen) are not
occupied byfull-time residents Thissuggesta relatively higlconcentration ofshort-term rentalsand
all-seasorrecreationalproperties.High concentrations of private dwellings unoccupieduditime
residents is characteristic ebmmunities thatare known forcottages and shorterm rentals Using an
example of another seasonal communiiy 2016, 69ercentof private dwellings in the Muskoka Lakes
census subdivision were not occupiedfblf-time residents.Table3 presents the breakdown of private
dwellings that are occupied bull-time residents and those that are not.

8 Statistics Canada. (2016). Retrieved online June 6, 2022, from Statistics Canada: https://www12.statcan.gc.ca/census-
recensement/2016/dp-pd/prof/index.cfm?Lang=E
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Table3 Distribution ofPrivate Dwelling®©ccupiedand Unoccupied bifulkTime Residents

(20169
Total Private Dwellings Occupied Private Unoccunied Private % of Private Dwellings not
(Occupied and Dwellings by Full-Time P . Occupied by Full-Time
. . Dwellings .
Unoccupied) Residents Residents
lgnace 710 560 150 21%
Machin 600 440 160 27%
Sioux Lookout 2,260 2,020 240 11%
Dryden 3,540 3,360 180 5%
Sum of Local Study Area 7,110 6,380 730 10%
Figure4 shows the distributiorof the 6,710private dwellingoccupiedby permanent residents in the
Local Study Area in 202@ryden accounts for 5gercentof this occupiechousing inventory followed
by Sioux Lookout (32ercen), Ignace (Percend), and Machin (Ppercen.
9 Statistics Canada. (2016). Retrieved online June 6, 2022, from Statistics Canada: https://www12.statcan.gc.ca/census-
recensement/2016/dp-pd/prof/index.cfm?Lang=E
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Figured Local Study Area Occupied Private DwellingBdsynanentResident£2020°

Dwellings
- 250 500 750 1,000 1,250 1,500 1,750 2,000 2,250 2,500 2,750 3,000 3,250 3,500

Machin

Sioux Lookout 2,170

Dryden 3,490

Of the housing stock occupied by permandidB & A R@o¢réedt&re owner occupied and the
remaining30 percentare tenant occupiedrigure5 and Table4 show thedistribution of ownerand
tenant occupiedrivate dwellingsacross the Local Study Area.

10 Manifold Data Mining Inc., 2022. Retrieved online January 1, 2022, from Manifold:
https://app.polarisintelligence.com/profile/showreport?comparison_session=true&_locale=en&component_name=comparison_list

16
Ignace Area Community Studie&conomics and Finance
Housing Study



Figure5 Local Study Area Owner and Tenant Occupied Housing)2020

Table4 Distribution of Owner and Tenafccupied Private Dwellings (2020

Table5 shows thatof the 2040 tenant occupied dwellings the Local Study Area maate concentrated

in Dryden(52 percent n=1060, followed ty Sioux Lookou#0 percent n=810Q, Machin 4 percen) and
Ignace 4 percen). Municipality of Machin noted iknowledge holdeinterviews that thee are minimal
rentals available Residentsoften have had to go outside of ilcommunity to secure housifg In
Ontario,the breakdown is similar @ke distribution of owned and rented private dwellings is
approximately 7(percentto 30 percent, respectively. Ignace and Machin are well below the provincial

11 Manifold Data Mining Inc. (2022). Retrieved online January 1, 2022, from Manifold:
https://app.polarisintelligence.com/profile/showreport?comparison_session=trueé&_locale=en&component_name=comparison_list
12 Manifold Data Mining Inc. (2022). Retrieved online January 1, 2022, from Manifold:
https://app.polarisintelligence.com/profile/showreport?comparison_session=true&_locale=en&component_name=comparison_list
13 Municipality of Machin. (2022, January 31). Knowledge Holder Interview. (HSAL, Interviewer)

14 Manifold Data Mining Inc. (2022). Retrieved online January 1, 2022, from Manifold:
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