
  
 

 
 
 
 
 
 
 
 
 

 
 

 
 

2009 BUDGET HIGHLIGHTS 
 

Appendix C 
 

2009 Assessment and Tax Rate 
 

Supplementary Information 
 
 

 
 
 
 
 
 
 
 



Appendix C 
2009 Assessment and Tax Rate Supplementary Information 

255 

Taxable Assessment 
 
Re-assessment now on four year cycle  
 
As part of the 2007 Ontario Budget, the Liberal government announced plans to 
improve the property tax system to make it “fair, predictable and sustainable”.  These 
plans included a four-year reassessment cycle.  Initially, all properties in Ontario were 
reassessed, as of January 1, 2005, for the 2006 taxation year.  Reassessments were 
planned to take place annually thereafter.  However, in 2006, when the Ontario 
Ombudsman reviewed the Municipal Property Assessment Corporation (MPAC), he 
made a number of recommendations.  To give MPAC sufficient time to review and 
implement the recommendations, the Province declared a two-year freeze on 
reassessments for the 2007 and 2008 property tax calculations. 
 
This reassessment suspension is now over.  On November 17, 2008, MPAC will be 
sending every property owner in the City an assessment notice with the value of their 
property as at January 1, 2008, which will be used for taxation purposes for the next 
four years starting in 2009.  To provide stability and predictability to taxpayers, the 
government is proposing that subsequent reassessments be conducted every four 
years, coupled with a mandatory phase-in program.  The 2008 final assessment roll, for 
2009 taxation purposes, will be returned to the City on December 9, 2008.  
 
 
Mandatory phase-in of assessment 
 
In order to mitigate the impact of reassessments, changes to property values are being 
phased-in equally over a four-year period at a rate of 25% per year.  This phase-in 
program is to be handled by the assessment office as it is phasing in the assessment 
itself not the tax implications. 
 
This phase-in program applies to all property classes, and only to properties that 
experience an assessment increase.  All increases are subject to the phase-in 
regardless of the amount.  By the 2012 taxation year, all properties will be paying taxes 
on their full “destination assessment”, that being the January 1, 2008 value. 
 
For example, a residential property, where the January 1, 2005 value was $200,000 and 
the January 1, 2008 value is increasing to $240,000, experiences an overall value 
increase of $40,000, or 20%.  In past reassessments, the $40,000 CVA increase would 
have been realized in one year.  With the new phase-in program, the final “destination” 
value of $240,000 is not attained until year four.  Chart 1 shows the affect of this sample 
assessment phase-in. 
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Chart 1 
Sample Phase-in for a Property where the Assessment is increasing from 
$200,000 to $240,000. 
 
 

Taxation 
Year 2008 2009 2010 2011 2012 2013 

Valuation 
Date Jan 1, 2005 Jan 1, 2008 Jan 1, 2008 Jan 1, 2008 Jan 1, 2008 Jan 1, 2012 

CVA $200,000 $240,000 $240,000 $240,000 $240,000 -- 
Phase-In -- 25% 50% 75% 100% -- 
CVA for 
Taxation $200,000 $210,000 $220,000 $230,000 $240,000 -- 

 
 
Properties that experience a decrease in value between the two reassessment years 
receive their decrease immediately.  These values are not subject to a phase-in.   
 
 
Effects on Business Classes 
 
Properties in the Commercial, Industrial and Multi-Residential tax classes were not part 
of the original assessment phase-in program that was announced in the 2007 Ontario 
Budget.  However, as part of the 2008 Ontario Budget, they became included in the 
program.  These properties are also subject to the existing capping/clawback legislation. 
 
This amendment was introduced to ensure that business taxpayers would benefit from 
the same increased predictability that the phase-in of assessments will provide to 
homeowners.  It is also intended to maintain equity and consistency between different 
classes of properties. 
 
The phasing-in of reassessment increases over four years will reduce the overall cost of 
the capping program and ease the burden on property owners that are paying higher 
taxes due to the claw-back. 
 
In addition, beginning in 2009, municipalities will have the option of removing properties 
from the capping and clawback system once they have reached their full Current Value 
Assessment (CVA) level.  Historically, in a reassessment year, properties that may have 
already been paying CVA tax could experience a large enough change in assessment 
to throw them back into the capping and clawback program.  This option will be further 
examined and discussed in the 2009 Tax Policy Report that will be presented to a 
Committee of the Whole meeting in early 2009. 
 
 
Chart 2 provides a summary of the re-assessment cycles that have happened since 
Current Value Assessment was introduced. 
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Chart 2 
Re-assessment cycles - 1998-2012 
 

Real taxable assessment increase assumed to be 2% ($113.8 M) 
 
The City’s total taxable current value assessment (CVA) is determined by the Municipal 
Property Assessment Corporation (MPAC).  “Real” growth in CVA, as opposed to 
reassessment growth, has been estimated to be 2% for 2009.  Final, or preliminary, 
assessment figures were not available from MPAC as of the budget print date.  As 
noted above, the 2008 final assessment roll for 2009 taxation purposes will be returned 
to the City on December 9, 2008.  After this date, budgeted 2009 tax rates for all 
property classes will be recalculated to take into account the new assessment base and 
the approved net tax levy. 
 
For the purposes of Budget Committee discussions, it has been assumed that the 
median residential assessment for a single family dwelling (not on water) for 2009 will 
be $170,000, the same as it was for 2008. 
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Chart 3  
CVA totals for the years 2003-2009 
 

CVA for the years - 2003 to 2009 
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2009 CVA by classes 
 
Chart 4 shows the relative breakdown of the total $5.8 billion 2009 taxable assessment 
by type. 
 
Chart 4 
2009 Taxable CVA by class 
 

2009 CVA by Class ($5,802.1 M)

Ind ($98.2)
1.7%

Other ($16.8)
0.3%

Res ($4,584.2)
79.0%

Comm ($715.9)
12.3%

Multi-res ($373.6)
6.4%

New Multi-res 
(13.4)
0.2%

 
 
 
 
As can be seen, the residential category is by far the largest component at 79.0%.
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Tax Ratios and Tax Rates 
 
Section 308 of the Municipal Act 2001 requires single tier municipalities to pass a by-
law to establish the tax ratios for each property class no later than April 30 each year. 
 
Tax ratios were introduced as part of the 1998 tax reforms as a means of weighting 
assessment so that ultimate relative tax burdens could be affected by changing the 
ratios.  For 1998, the City opted to use transition tax ratios that maintained the relative 
tax burden between 1997 and 1998, and minimized potential impacts of the assessment 
reforms on property classes. 
 
Tax ratios affect relationship between residential and other tax rates 
 
Tax ratios have a direct bearing on the tax rate calculations and ultimately determine 
the relationship that industrial, commercial, and multi-residential municipal tax rates 
have to the residential tax rate.  For the 2008 taxation year, through Report FAFS07-
004  - 2007 Tax Policies, approved by Council on April 30, 2007, the following 
recommendations were approved: 
 
 i) That starting in 2008, one-half of the revenue generated from the real 

assessment growth in the multi-residential, commercial and industrial classes be 
given back to that particular class as a tax ratio reduction with a goal that the tax 
ratios for the multi-residential, commercial and industrial classes be reduced until 
they equal 1.50. 
 
ii) That this process be reviewed each year and endorsed by Council as part of 
the budget process. 

 
Report CPFPRS08-003 2008 Tax Policies, Education Rates, BMA Municipal Study 
continued this policy through the following recommendation: 
 
 i) That the Tax Ratio Reduction Program be continued in 2009 in that one-half of 

the revenue generated from the real assessment growth in the multi-residential, 
commercial and industrial classes be given back to that particular class as a tax 
ratio reduction with a goal that the tax ratios for the multi-residential, commercial 
and industrial classes be reduced until they equal 1.50. 

 
 
This strategy has been adopted as a means of providing relief to the multi-residential, 
commercial and industrial classes without shifting the tax burden directly to the 
residential class.  
 
It is not possible to use the current year real assessment growth as final assessment 
numbers are not known at the time that budgets are prepared.  The previous year’s real 
growth assessment (2007 to 2008 real CVA growth x 2007 tax rates x 50%) is being 
used to calculate the percentage decrease in the tax ratio.  As the industrial class did 
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not see any assessment growth from 2007 to 2008, the 2009 tax ratio for these 
properties is budgeted at the same level as 2008.  
 
As mentioned above, while the new policy does not directly shift the tax burden to the 
residential class, it does mean the residential class is not benefiting for one-half of the 
real growth in the multi-residential, commercial and industrial classes.  If the tax ratios 
had remained the same as in 2008, the residential class would benefit from all the real 
growth and the residential tax rate would be 4.4%, or 0.3% lower than the 4.7% 
municipal residential tax rate proposed.  
 
This Budget has been prepared assuming the same tax ratio reduction program as 
previously approved and the 2009 tax ratios are set out in the 2009 Tax Ratios 
Summary on the following page. 
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Weighted Taxable Assessment  
 
Current Value Assessment, multiplied by the applicable tax ratios, generates weighted 
taxable assessment as shown on the next summary and ultimately impacts the relative 
tax burden of each property. 
 
 
Chart 5 
2009 Weighted Taxable CVA by class 
 
 
 

2009 Weighted CVA by Class 
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Municipal tax rate calculation  
 
The 2009 residential municipal tax rate is calculated by dividing the total net tax levy 
requirements for the year ($89.8 million) by the total taxable weighted assessment 
($6,911.6 million).  The residential tax rate is then multiplied by each of the other 
classes’ applicable tax ratios to determine the tax rates for the other classes.  
 
For example, the 1.2996330% residential tax rate for 2009 is calculated as follows: 
 
A - Total 2009 net tax levy = $89,825,725 
B – Total weighted taxable assessment = $ 6,911,622,823 
C – Residential tax rate = 1.2996330% ($89,825,725/ $6,911,622,823) X 100 
 
The 2.6136920% multi-residential rate for 2009 is calculated then by multiplying the 
1.2996330% residential tax rate times the 2.0111 multi-residential tax ratio.  
 
Since the tax ratios for the multi-residential and commercial classes have changed, the 
2009 municipal tax rates have increased by varying percentages. 
 
The 2009 tax rates by class are highlighted in Chart 6. 
 
Chart 6 
2009 Municipal tax rates 
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Municipal Tax Levy By Class 
 

The combination of CVA, tax ratios, weighted assessment, and tax rates results in 
municipal taxes levied by class as depicted in Chart 7 and as shown on the next page. 

 
Chart 7 
2009 Municipal Tax Levy By Class 
 

2009 Mun Tax Levy ($89.8 M) by 
Class

Ind ($3.3)
3.7%

Comm ($16.8)
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0.2%

Multi-res ($9.8)
10.9%

 
 
  
 

 
 

As can be seen, the Residential class comprises the largest component at 66.3% of 
the total.  The total levy includes both the general municipal and garbage tax levies. 
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Historical gross expenditures, net tax levy, taxable CVA, residential 
tax rates  
 
Chart 8 below shows historical gross expenditures, net tax levy, taxable CVA and 
residential tax rate changes for the years 2005-2009. 
 
Chart 8 
Gross Expenditures, Net Tax Levy, CVA change, Res Mun Tax Rate Change 
For the years 2005 - 2009 
 
 

Gross & Net Exp, CVA, Mun Tax  Rate
2005-2009
Chart 8
Gross Expenditure, Net Tax Levy, CVA change, Res Mun Tax Rate Change
for the years 2005-2009

Description 2005 2006 2007 2008 2009

Gross expenditures 161,676,234     175,644,641     185,420,038     187,146,096     193,073,021     
$ change 17,819,689       13,968,407       9,775,397         1,726,058         5,926,925         
% change 12.4% 8.6% 5.6% 0.9% 3.2%

Net Tax Levy 73,268,235       77,238,449       81,378,984       84,364,716       89,825,725       
$ change 4,371,735         3,970,214         4,140,535         2,985,732         5,461,009         
% change 6.3% 5.4% 5.4% 3.7% 6.5%

Taxable CVA Excluding Exempt 4,519,720,020 5,441,759,705 5,544,961,820 5,688,303,940 5,802,070,020
$ change 111,598,900 922,039,685 103,202,115 143,342,120 113,766,080
CVA % change 2.5% 20.4% 1.9% 2.6% 2.0%

Res Mun Tax Rate 1.32870% 1.176350% 1.215394% 1.241343% 1.299633%
Res Mun Tax Rate % change 4.0% -11.5% 3.3% 2.1% 4.7%
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What a Residential Taxpayer pays for Municipal Services 
for the year 2009 
 
Chart 10 shows what a typical homeowner with a home assessed at $170,000 will pay 
for municipal services for the 2009 taxation year if the draft 2009 Budget documents are 
approved as presented. 
 
The components of Chart 10 are charted in pie graph form in Chart 9 to show how one 
dollar of tax levy is allocated to various services. 
 
Chart 9  
How $1 of 2009 tax levy is allocated 
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Individual taxpayers can calculate their own numbers by multiplying their assessed 
value times the 2009 proposed municipal tax rate (1.2996330%) to determine their 2009 
municipal tax levy.  They can then multiply their 2009 municipal tax on assessment by 
the percentage figures shown in Column 8 of Chart 10 to determine how much of their 
total municipal taxes apply for each service. 
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