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Regular Council

AGENDA
Doors will be open to the public at 6:15 p.m.
If you require any accommodations for a disability in order to attend and participate in
meetings or events, please contact the Office of the Clerk at 905-892-2607 ext. 315 or 320.
All cell phones, pagers, radios, etc. shall be switched off, set to non-audible, or muted upon
entry to the Council Chamber. Taping and/or recording of meetings shall only be permitted
in accordance with the Procedure By-law, Section 31.

Regular Meeting of Council
Agenda

C-08/2019 - Regular Council

Monday, May 6, 2019

6:30 PM

Town of Pelham Municipal Office - Council Chambers
20 Pelham Town Square, Fonthill

Pages

1. Call to Order and Declaration of Quorum

2. Singing of National Anthem

3. Approval of Agenda

4. Disclosure of Pecuniary Interests and General Nature Thereof
5. Hearing of Presentation, Delegations, Regional Report

5.1 Presentations

1. Pelham Minor Hockey Association Powell Drywall Midget AE
OMHA Champions

2. Dedication of Memorial Plaque - Gerry Berkhout



5.2 Delegations

5.3 Report of Regional Councillor

Adoption of Minutes

6.1 SC-13/2019 - Special Council Minutes April 15, 2019
6.2 C-07/2019 Regular Council Minutes April 15, 2019
6.3 SC-14/2019 - Special Council Minutes April 23, 2019
6.4 SC-15/2019 - Special Council Minutes April 23, 2019

6.5 SC-16/2019 - Special Council Minutes April 29, 2019 - Muzzle
Order

6.6 SC-17/2019 - Special Council Minutes April 29, 2019

Business Arising from Council Minutes

Request(s) to Lift Consent Agenda Item(s) for Separate Consideration
Consent Agenda Items to be Considered in Block

9.1 Presentation of Recommendations Arising from COW or P&P, for
Council Approval

1. P & P Recommendations of April 15, 2019
9.2 Minutes Approval - Committee

9.2.1 P&P-03/2019 Policy and Priorities Committee Minutes
April 15, 2019

9.3 Staff Reports of a Routine Nature for Information or Action

9.3.1 Site Plan Approval Report - 1651 Centre Street (SP 04-
19)

9.4 Action Correspondence of a Routine Nature

94.1 National Denim Day - May 14, 2019

10 - 20

21 - 22

23 -25

26 - 31

32 - 33

34 - 35

36 -41

42 - 60

61 - 63

Page 2 of 421



9.5

9.6

9.7

Information Correspondence Items

9.5.1 Letter to the Mayor and Town Council Re: Pelham 64 - 66
Arches

9.5.2 Township of Tudor and Cashel re: Hydro One Delivery 67 - 67
Fees

9.5.3 Niagara Peninsula Conservation Authority re: Board of 68 - 73
Directors

9.5.4 Correspondence from City of Welland

9.5.4.1 City of Welland re: Niagara Region New 74 - 74
Official Plan Consultation Timeline Framework

9.5.4.2 City of Welland re: Niagara Region Official 75 -75
Plan Amendment 15

9.5.4.3 City of Welland re: Memorandum of 76 - 76
Understanding for Planning Function and
Services between the Region

9.5.4.4 City of Welland re: Niagara Region Mutual 77 - 77
Assistance Agreement for Emergency
Management
9.5.5 Peninsula West Power Inc. - Notice of Annual General 78 - 78

Meeting of Shareholders

9.5.6 Region of Niagara - 2019 Property Tax Policy, Ratios 79 - 298
and Rates

Regional Municipality of Niagara - Action Items
9.6.1 Bill 142 - Construction Lien Amendment Act, 2017 299 - 313
Committee Minutes for Information

9.7.1 Mayors Youth Advisory Committee Minutes 314 - 328

December 18, 2018
January 22, 2019
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10.

11.

12.

13.

14.

February 26, 2019
March 26, 2019

9.7.2 Community Beautification Committee Minutes 329 - 330

March 27, 2019

9.7.3 Summerfest Committee Minutes 331 - 338

March 27, 2019
April 10, 2019

9.7.4 MCC User Group Roundtable Minutes 339 - 342

April 9, 2019

Items for Separate Consideration, if Any
Presentation & Consideration of Reports
11.1 Reports from Members of Council:

11.1.1  Mayor's Report May 6, 2019 343 - 344
11.2  Staff Reports Requiring Action

11.2.1 2018-2022 Town of Pelham Strategic Plan 345 - 360

11.2.2 Initiative to Replace Arches over Pelham Town Square 361 - 363
Unfinished Business
New Business

Presentation and Consideration of By-Laws 364 - 418

1. By-law #5004(2019) - Being a by-law to adopt a Code of Conduct
for Council and Local Boards

2. By-law #5005(2019) - Being a by-law to authorize the execution of
a site plan agreement for the lands located at 1651 Centre Street.

3. By-law #5006(2019) - Being a by-law respecting the gypsy moth
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15.

16.

17.

18.

19.

20.

21.

4. By-law #5007(2019) - Being a by-law to govern the proceedings of
the Town of Pelham Council and Committees, the conduct of its
members, and the calling of meetings, and to repeal and replace By-
law #3293(2012). First and Second Reading

Motions and Notices of Motion
Matters for Committee of the Whole or Policy and Priorities Committee

Matters Arising Out of Committee of the Whole or Policy and Priorities
Committee

17.1  Assante sign variance revised 419 - 420

Resolution to Move in Camera

1. Section 239(2)(c) - proposed or pending acquisition or
disposition of land by the municipality - File LO7-2018-07-S

2. Section 239(2)(b) - personal matters about an identifiable
individuals including municipal or local board employees

Rise From In Camera

Confirming By-Law 421 - 421

Adjournment
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NIAGARA
Meeting #: SC-13/2019 - Special Meeting of Council
Date: Monday, April 15, 2019
Time: 4:30 pm
Location: Town of Pelham Municipal Office - Council
Chambers

20 Pelham Town Square, Fonthill

Members Present Marvin Junkin
Mike Ciolfi
Lisa Haun
Bob Hildebrandt
Ron Kore
Marianne Stewart
John Wink

Staff Present Nancy Bozzato
Teresa Quinlin
Barbara Wiens

Others Present C. Shedden
T. Wilson
J. Marr (Item 8)
V. vanRavenswaay (Item 7)

1. Call to Order and Declaration of Quorum

Noting that a quorum was present, the Mayor called the meeting to
order at approximately 4:31 p.m.

2. Approval of the Agenda

Moved By Mike Ciolfi
Seconded By Lisa Haun

BE IT RESOLVED THAT the agenda for the April 15,
2019 Special Meeting of Council be adopted as circulated.

Carried

3. Disclosure of Pecuniary Interest and General Nature Thereof

Councillor Wink disclosed a direct pecuniary interest relating to Closed
Session Agenda Item #3 as he owns property in close proximity to the
subject lands.

There were no further pecuniary interests disclosed by any of the
members present.
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Resolution to Move in Camera

Moved By Mike Ciolfi
Seconded By Lisa Haun

BE IT RESOLVED THAT the next portion of the meeting be
closed to the public in order to consider the following:

1.

Section 239(2)(c) - proposed or pending acquisition or
disposition of land by the municipality; Section 239(2)(f) -
advice subject to solicitor-client privilege - File LO7-2018-
02-S

. Section 239(2)(e) - litigation/potential litigation; Section

239(2)(f) — advice that is subject to solicitor-client privilege
-1 item

. Section 239(2)(c) - proposed or pending acquisition or

disposition of land by the municipality - File L0O7-2018-04-S

. Section 239(2)(c) - proposed or pending acquisition or

disposition of land by the municipality; Section 239(2)(f) -
advice that is subject to solicitor-client privilege - File LO7-
2018-07-S

. Section 239(2)(b) - personal matters about identifiable

individuals; 239(2)(e)- litigation or potential litigation
including matters before administrative tribunals affecting
the municipality

. Section 239(2)(c) - proposed or pending acquisition or

disposition of land by the municipality - 1 item

. Section 239(2)(b) - personal matters about identifiable

individuals - 1 item

. Section 239(2)(b) - personal matters about identifiable

individuals - 1 item

Carried

Rise From In Camera

Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT Council recess the meeting and
reconvene immediately following the Policy and Priorities
Committee meeting scheduled for this evening.

Carried
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Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT the Special Council meeting of April 15,
2019 do now reconvene to complete the agenda, in closed
session.

Carried

Moved By Bob Hildebrandt
Seconded By John Wink

THAT the Rules of Procedure as contained in the Town of
Pelham Procedural By-law, be suspended;

AND THAT the specified meeting curfew time of 10:00 p.m. be
and is hereby waived;

AND THAT the remainder of the business listed on the agenda
for this meeting continue to be considered until all matter have
been concluded.

Carried

Council convened in closed session.

Moved By Lisa Haun
Seconded By Mike Ciolfi

BE IT RESOLVED THAT Council adjourn the In Camera Session
and that Council do now Rise With Report.

Carried

Moved By Lisa Haun
Seconded By Bob Hildebrandt

BE IT RESOLVED THAT the Chief Administrative Officer be and
is hereby authorized to undertake the directions provided
during the In Camera meeting of April 15th, 2019.

Carried

Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT the following individuals be appointed to
Town of Pelham Utility Sustainability Advisory Committee:

1. Jeffrey Fee
2. Gordon Marasco

3. Sean Walters

3
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AND THAT the Clerk be directed to prepare the necessary By-
law amendments.

Carried

Confirming By-law

Moved By John Wink
Seconded By Bob Hildebrandt

BE IT RESOLVED THAT the following By-law be read a first,
second and third time and passed:

Being a By-law No. 4092(2019) to Adopt, Ratify and Confirm
the proceedings of Council of the Town of Pelham at
its Special Meeting held on the 15th day of April, 2019.

Carried

Adjournment

Moved By Marianne Stewart
Seconded By Bob Hildebrandt

BE IT RESOLVED THAT this Special Meeting of Council be
adjourned until the next regular meeting scheduled for May 6,
2019 at 6:30 pm.

Carried

Mayor Marvin Junkin

Town Clerk, Nancy J. Bozzato
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Meeting #: C-07/2019 - Regular Meeting of Council
Date: Monday, April 15, 2019
Time: 6:30 PM
Location: Town of Pelham Municipal Office - Council
Chambers

20 Pelham Town Square, Fonthill

Members Present: Marvin Junkin
Mike Ciolfi
Lisa Haun
Bob Hildebrandt
Ron Kore
Marianne Stewart
John Wink

Staff Present: Nancy Bozzato
Bob Lymburner
Marc MacDonald
Jason Marr
Teresa Quinlin
Vickie vanRavenswaay
Barbara Wiens

Others Present F. Adamson, Item 5.2.1
C. Gresham, Item 5.2.2
Interested Citizens
Media

1. Call to Order and Declaration of Quorum

Noting that a quorum was present, the Mayor called the meeting to
order at approximately 6:30 p.m.

2. Singing of National Anthem

The National Anthem was sung by those present to officially open the
meeting.

3. Approval of Agenda

Moved By Marianne Stewart
Seconded By Lisa Haun

BE IT RESOLVED THAT the agenda for the April 15th, 2019
Regular meeting of Council be adopted as circulated.

Carried
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Disclosure of Pecuniary Interests and General Nature Thereof
There were no disclosures by any of the Members present.

Hearing of Presentation, Delegations, Regional Report

5.2 Delegations

5.2.1 Fonthill Rotary Club and Pelham Summerfest
Committee

Mr. Frank Adamson, accompanied by members of the
Rotary Club and the Summerfest Committee, presented
information relating to the rebuilding of the Pelham Arches
over Pelham Town Square initiative.

Mr. Gibson presented information about the construction
materials being proposed.

Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT Council receive the delegation
information from the Fonthill Rotary Club and the Pelham
Summerfest Committee regarding reconstruction of the
Arches over Pelham Town Square; and

THAT Staff be directed to report back to Council in May
2019 to include, but not be limited to design
recommendations and costing implications.

Moved By Lisa Haun
Seconded By Marianne Stewart

THAT the Town reach out to the community to
determine if there are other self-funded ideas or
designs to take the place of the arches; and

THAT ideas from the community be submitted to the
Town to be presented to Council; and

THAT a communication plan be prepared to describe
how these ideas might be submitted.

Carried

Moved By John Wink
Seconded By Bob Hildebrandt

BE IT RESOLVED THAT Council receive the delegation
information from the Fonthill Rotary Club and the
Pelham Summerfest Committee regarding
reconstruction of the Arches over Pelham Town
Square; and

THAT Staff be directed to report back to Council in
May 2019 to include, but not be limited to design
recommendations and costing implications; and

2
Page 11 of 421



THAT the Town reach out to the community to
determine if there are other self-funded ideas or
designs to take the place of the arches; and

THAT ideas from the community be submitted to the
Town to be presented to Council; and

THAT a communication plan be prepared to describe
how these ideas might be submitted.

Carried

5.2.2 Carol Gresham re Pelham Arches

Ms. Carol Gresham presented her views on the loss of the
arches over Pelham Town Square and her support to see
them rebuilt.

Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT Council receive the delegation
from Carol Gresham regarding the Pelham Arches,
for information.

Carried

5.3 Report of Regional Councillor
Regional Councillor Huson was not present.
6. Adoption of Minutes
6.1 C-06/2019 Regular Council Minutes April 1, 2019

Moved By Lisa Haun
Seconded By Bob Hildebrandt

BE IT RESOLVED THAT the following minutes be adopted
as printed, circulated and read:

1. C-06/2019 Regular Council Minutes April 1, 2019

Carried

7. Business Arising from Council Minutes
None

8. Request(s) to Lift Consent Agenda Item(s) for Separate
Consideration

Councillor Kore lifted Item 9.3.1
9. Consent Agenda Items to be Considered in Block

Moved By Lisa Haun
Seconded By Mike Ciolfi

3
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BE IT RESOLVED THAT the following Consent Agenda items be
received and the recommendations contained therein be
approved, as applicable:

9.1 Presentation of Recommendations Arising from COW or
P&P, for Council Approval

BE IT RESOLVED THAT COUNCIL HEREBY approves the
Recommendations Resulting from the:

1. COW-03/2019 Committee of the Whole of April 1, 2019; and
2. Cannabis Control Committee Terms of Reference (as
amended).

9.2 Minutes Approval - Committee

BE IT RESOLVED THAT Council receive the Committee of the
Whole minutes, dated April 1st, 2019 for information.

9.3 Staff Reports of a Routine Nature for Information or Action

consideration)

9.3.2 Supper Market Amended Resolution

BE IT RESOLVED THAT Council designate Pelham Supper Market
as a Municipally Significant Event, that will be held in the Peace
Park on the following dates:

Thursday, June 06, 20194:00pm-10:00pm Peace Park, Pelham
Town Square

Thursday, June 13, 20194:00pm-10:00pm Peace Park, Pelham
Town Square

Thursday, June 20, 20194:00pm-10:00pm Peace Park, Pelham
Town Square

Thursday, June 27, 20194:00pm-10:00pm Peace Park, Pelham
Town Square

Thursday, July 4, 2019 4:00pm-10:00pm Peace Park, Pelham
Town Square

4
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Thursday, July 11, 2019 4:00pm-10:00pm Peace Park, Pelham
Town Square

Thursday, July 25, 20194:00pm-10:00pm Peace Park, Pelham
Town Square

Thursday, August 1, 20194:00pm-10:00pm Peace Park, Pelham
Town Square

Thursday, August 8, 20194:00pm-10:00pm Peace Park, Pelham
Town Square

Thursday, August 15, 20194:00pm-10:00pm Peace Park,
Pelham Town Square

Thursday, August 22, 20194:00pm-10:00pm Peace Park,
Pelham Town Square

Thursday, August 29, 20194:00pm-10:00pm Peace Park,
Pelham Town Square

Thursday, September 5 2019 4:00pm-10:00pm Peace Park,
Pelham Town Square

9.4 Action Correspondence of a Routine Nature
9.4.1 National Public Works Week - May 19th - 25th

BE IT RESOLVED THAT the Corporation for the Town of Pelham
does hereby proclaim May 19-25th, 2019 as National Public
Works Week in recognition of the importance of public works
and public works programs in the Town of Pelham and
communities alike.

9.4.2 John Reiter, LIPA Park, Request for Community Festival &
Special Occasion Permits

BE IT RESOLVED THAT Council receive the correspondence from
John Reiter, LIPA Park, being a request for Community
Festivals & Special Occasion Permits; and

THAT Council approve the request to hold Community Festivals
on the following dates:

May 20, 2019 - Slovenian Open House, part of Niagara Folk Art
Festival; July 7, 2019 Summerfest; August 11, 2019 - Music-in-
the-Park Festival; and

THAT the festivals outlined therein be and are hereby
designated as Community events of Municipal Significance; and
THAT the Clerk be directed to advise LIPA Park.

9.5 Information Correspondence Items

9.5.1 CannTrust Re: Cannabis Control Committee

5
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10.

BE IT RESOLVED THAT Council receive, for information, the
March 29, 2019 correspondence from CannTrust regarding the
proposed Cannabis Control Committee, highlighting their
interest in participating.

9.5.2 City of Welland - Request of Niagara Region re: Safety
Concerns at Intersection of Moyer and Schisler Road

BE IT RESOLVED THAT Council receive correspondence from the
City of Welland dated April 5, 2019 regarding safety concerns
at the intersection of Moyer and Schisler Road, for information.

9.6 Regional Municipality of Niagara - Action Items
9.6.1 Mutual Assistance Agreement for Emergency Management

BE IT RESOLVED THAT Council receive Regional Report PHD
06/2019, Mutual Assistance Agreement for Emergency
Management; and

THAT Council approve the Town of Pelham's participation as a
partner in the Mutual Assistance Agreement to facilitate
necessary assistance required during an emergency situation;
and

THAT the Mayor and Clerk be and are hereby authorized to
execute the Agreement and any ancillary documents on behalf
of The Town of Pelham; and

THAT the Region of Niagara and Local Area Municipalities be so
advised.

9.7 Committee Minutes for Information

BE IT RESOLVED THAT Council receive the following
Committee Minutes for information:

1. Pelham Public Library Board Minutes - February 27, 2019
2. Committee of Adjustment Minutes - February 7, 2019,
February 21, 2019, and March 12, 2019
3. Summerfest Committee Minutes - March 6, 2019
Carried

Items for Separate Consideration, if Any
10.1 2019 Budget - PSAB Reconciliation

The Treasurer was requested to review this item line by line and
provide the explanations for the items listed therein.

Moved By Lisa Haun
Seconded By Mike Ciolfi

6
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BE IT RESOLVED THAT Council receives this report for
information; and

THAT Council adopts this report which meets the
requirements of Regulation 284 /09 and outlines the
preparation of the 2019 Operating and Capital budgets in
PSAB compliant format

Carried

11. Presentation & Consideration of Reports
11.1 Reports from Members of Council:
11.1.1 April 15, 2019 Mayor Junkin's Report

Moved By Mike Ciolfi
Seconded By Lisa Haun

BE IT RESOLVED THAT Mayor Junkin's Report dated
April 15, 2019 be received for information.

Carried

11.2 Staff Reports Requiring Action
11.2.1 Green Jobs Initiative Grant Funding

Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT Council receive this report for
information and

THAT Council endorse the hiring of one “Park Ambassador”
and one “Parks Attendant” for the 16-week term for the
total wages and benefits of $18,716, funded by a $9,358
grant from the CPRA and with a $9,358 cost to the Town.

Defeated

11.2.2 Pelham Summerfest 2019

Moved By Marianne Stewart
Seconded By Ron Kore

BE IT RESOLVED THAT Council designate Pelham
Summerfest 2019, July 18-21, 2019, a “"Municipally
Significant” event; and

THAT the Clerk be authorized to make application for
a Special Occasion Permit for Pelham Summerfest on
Thursday, July 18, 2019, Friday, July 19, 2019,

7
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Saturday, July 20, 2019 and Sunday, July 21, 2019;
and

THAT the Mayor and Clerk be authorized to enter
into agreements with the four licensed
establishments located within the Summerfest
festival area who have requested that they be
included in the Festival Licensing pursuant to the
Town'’s application for a Special Occasion Permit,
those establishments being, Root and Bone, 1856
Social, The Butcher and Banker Fonthill and Gelato
Village.

THAT the Town of Pelham offer no objection to the
request from Root and Bone, 1856 Social, The
Butcher and Banker Fonthill and Gelato Village for
their respective applications for a Temporary
Extension to their existing Liquor Sales License from
the Alcohol and Gaming Commission of Ontario
during Pelham Summerfest, subject to the following
condition:

THAT the selling and serving of liquor to the
approved outdoor area shall occur only between the
hours of 4:00 pm and 11:00 pm on Friday, July 19,
2019, all patios must be cleared of patrons by 12
midnight; and between 11:00 am and midnight on
Saturday, July 20, 2019 and the outdoor area shall
be cleared of patrons by 1:00 am on Sunday, July 21,
2019.

THAT Council authorize a variance to the Town of
Pelham By-law No. 3130(2010), being a by-law to
regulate and control noise for the purpose of
facilitating the Summerfest musical venues being
conducted as part of the event from 4:00 pm Friday,
July 19, 2019 until 1:00 am on Sunday, July 21,
2019; and

THAT Council authorize the following road closures:

Pelham Town Square from the rear entrance to the
Fonthill Plaza to 60 m west from 4:00 pm Thursday,
July 18, 2019 to 10:00 pm of the same day;

Pelham Town Square entrance off Pelham Street
from 7:00 am Friday, July 19, 2019 to noon, Monday,
July 22, 2019;

Pelham Street from Regional Road #20 (Hwy 20) to
the south property line of 1419 Pelham Street from
7:00 am Friday, July 19, 2019 to 1:00 am on Sunday,
July 21. 2019;

8
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12,

13.

14.

Pelham Street from the south property line of 1419
Pelham Street to College Street from 7:00 am
Saturday, July 20, 2019 to 6:00 pm on the same day;

Pelham Town Square from 150 m west of Station
Street to its termination at the Fonthill Plaza
entrance from 7:00 am Sunday, July 21, 2019 to
5:00 pm of the same day.

Carried

Unfinished Business

None

New Business

None

Presentation and Consideration of By-Laws

Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT the Council of the Town of Pelham,
having given due consideration to the following By-laws do
now read a first, second and third time and do pass same, and

THAT the Mayor and Clerk be and are hereby authorized to sign
and seal the by-laws

1. 4093(2019) - Being a by-law to assume the subdivision
known as Village of Chestnut Ridge Phase 1 Subdivision and to
designate the streets as shown on Registered Plan 59M-348 as
public highways and to name the street accordingly.

2.4094(2019) - Being a by-law to amend By-law #4068(2019)
confirming various appointments to Boards, Commissions, and
Committees of the Town of Pelham; And to appoint members to
the Pelham Summerfest Committee (Schedule ‘N’); And

to remove members to the Pelham Summerfest Committee
(Schedule 'N’);

3. 4095(2019) - Being a by-law to authorize the Mayor & Clerk
to enter into Agreements with four (4) establishments licensed
by the Alcohol and Gaming Commission of Ontario that are
situate within the Summerfest licensed area, those
establishments being namely The Butcher and Banker Fonthill
Inc., Root and Bone, 1856 Social Ltd (O/A FillFire SMK &

BBQ), and Gelato Village for the purposes of obtaining a Special
Occasion Permit for the Summerfest event to be held on Friday,
July 19 and Saturday, July 20, 2019, and to Repeal By-law
3981(2018);

9
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15.

16.

17.

18.

19.

20.

21.

4. 4096(2019) - Being a by-law to appoint a Court of Revision
for Maintenance of the Big Creek Municipal Drain in the Town of
Pelham;

5. 4097(2019) - Being a by-law to adopt the estimates for the
Town of Pelham for its own operations for 2019.

Carried

Motions and Notices of Motion
None

Matters for Committee of the Whole or Policy and Priorities
Committee

None

Matters Arising Out of Committee of the Whole or Policy and
Priorities Committee

None

Resolution to Move in Camera
There was no closed session scheduled.
Rise From In Camera

Not applicable.

Confirming By-Law

Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT the following By-law be read a first,
second and third time and passed:

Being a By-law No. 4098(2019) to Adopt, Ratify and Confirm
the proceedings of Council of the Town of Pelham at
its Regular Meeting held on the 15th day of April, 2019.

Carried
Adjournment
Moved By Lisa Haun
Seconded By Bob Hildebrandt
10
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BE IT RESOLVED THAT this Regular Meeting of April 15,
2019 be adjourned until the next regular meeting scheduled for
May 6, 2019 at 6:30 pm.

Carried

Mayor: Marvin Junkin

Town Clerk: Nancy J. Bozzato
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NIAGARA
Meeting #: SC-14/2019 - Special Meeting of Council
Date: Tuesday, April 23, 2019
Time: 2:30 pm
Location: Town of Pelham Municipal Office - Council
Chambers

20 Pelham Town Square, Fonthill

Members Present Marvin Junkin

Staff

Mike Ciolfi

Lisa Haun

Bob Hildebrandt
Ron Kore
Marianne Stewart
John Wink

Present Nancy Bozzato
Bob Lymburner
Jason Marr
Teresa Quinlin
Vickie vanRavenswaay
Barbara Wiens

Others Present Moosha Gulcz, atFocus

Stan Brown, atFocus

Call to Order and Declaration of Quorum

Noting that a quorum was present, the Mayor called the meeting to
order at approximately 2:30 p.m.

Approval of the Agenda
Moved By Marianne Stewart; Seconded By John Wink

BE IT RESOLVED THAT the agenda for the April 23rd Special
Meeting of Council be adopted as circulated.

Carried

Disclosure of Pecuniary Interest and General Nature Thereof

There were no pecuniary interests disclosed by any of the members
present.

Motion to Suspend the Rules to Allow for Staff Participation in
the Strategic Planning Workshop

Moved By Bob Hildebrandt; Seconded By John Wink

BE IT RESOLVED THAT the Rules of Procedure as contained in
the Town of Pelham Procedural By-law, be suspended as they
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pertain to Rules of Debate and that representatives of the Town
of Pelham Staff and Moosha Gulycz, as facilitator, be permitted
to participate in the discussion; and THAT this permission be
recognized for the input and debate portion only and not be
deemed to include making motions or for voting privileges.

Carried

Strategic Plan Workshop - Conclusion
Ms. Gulycz facilitated Workshop #3 to finalize the Strategic Plan.
Moved By Bob Hildebrandt; Seconded By John Wink

BE IT RESOLVED THAT Council endorse the Strategic Plan and
associated strategic map and Action Plan as amended, and
THAT Council recommend the amended Strategic Plan for final
approval at the next Regular Meeting of Council scheduled for
May 6, 2019.

Carried

Confirming By-law
Moved By Lisa Haun; Seconded By John Wink

BE IT RESOLVED THAT the following By-law be read a first,
second and third time and passed: Being a By-law No.
4099(2019) to Adopt, Ratify and Confirm the proceedings of
Council of the Town of Pelham at its Special Meeting held on
the 23rd day of April, 2019.

Carried

Adjournment
Moved By Lisa Haun; Seconded By Marianne Stewart

BE IT RESOLVED THAT this Special Meeting of Council be
adjourned until the next regular meeting scheduled for May
6th, 2019 at 6:30 pm.

Carried

Mayor Marvin Junkin

Town Clerk, Nancy J. Bozzato
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NIAGARA
Meeting #: SC-15/2019 - Special Meeting of Council
Date: Tuesday, April 23, 2019
Time: 5:00 pm
Location: Town of Pelham Municipal Office - Council
Chambers

20 Pelham Town Square, Fonthill

Members Present Marvin Junkin

Mike Ciolfi

Lisa Haun

Bob Hildebrandt
Ron Kore
Marianne Stewart
John Wink

Staff Present Nancy Bozzato

Bob Lymburner

Jason Marr

Teresa Quinlin

Vickie vanRavenswaay
Barbara Wiens

Ryan Cook
Charlotte Tunikaitis

Others Present Gary Scandlan

Byron Tan

Lynne Cunningham

Ute Maya-Giambattista
Interested Citizens (Item 4.1)

Call to Order and Declaration of Quorum

Noting that a quorum was present, the Mayor called the meeting to
order at approximately 5:05 p.m.

Approval of the Agenda

Moved By Ron Kore
Seconded By Bob Hildebrandt

BE IT RESOLVED THAT the agenda for the April 23rd, 2019
Special Meeting of Council be adopted as circulated.

Carried

Disclosure of Pecuniary Interest and General Nature Thereof

There were no pecuniary interests disclosed by any of the members
present.
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4.

Staff Report Requiring Action
4.1 2019 Town of Pelham Gypsy Moth Infestation

Moved By Marianne Stewart
Seconded By John Wink

BE IT RESOLVED THAT Council receive the report, 2019
Town of Pelham Gypsy Moth Outbreak; and

1. That staff be directed to implement a Gypsy Moth
Control program an Aerial Tree Spray program
involving the aerial spray of the biological control
agent Btk to include both Town and privately owned
trees within the identified affected areas to control the
larval stage of the European gypsy moth which causes
defoliation of trees;

2. That an Implementation and Communication Plan be
developed, providing defined treatment areas,
measures to mitigate public concern, communication
and cost recovery plans;

3. That staff coordinate a process whereby a portion of
the cost for aerial spray may be received from affected
property owners to help offset the cost of the control
measures;

4. That the appropriate nuisance by-law to declare gypsy
moth a nuisance pest be passed and enacted.

Carried

Resolution to Move in Camera

Moved By Bob Hildebrandt
Seconded By John Wink

BE IT RESOLVED THAT the next portion of the meeting be
closed to the public in order to consider the following:

Item under Section 239(3.1) - Educational or Training Session

Carried

Rise From In Camera

Moved By Marianne Stewart
Seconded By John Wink

BE IT RESOLVED THAT Council adjourn the In Camera Session
and that Council do now Rise With No Report.

Carried
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Confirming By-law

Moved By John Wink
Seconded By Lisa Haun

BE IT RESOLVED THAT the following By-law be read a first,
second and third time and passed:

Being a By-law No. 5000 (2019) to Adopt, Ratify and Confirm
the proceedings of Council of the Town of Pelham at
its Special Meeting held on the 23rd day of April, 2019.

Carried

Adjournment

Moved By Lisa Haun
Seconded By Mike Ciolfi

BE IT RESOLVED THAT this Special Meeting of Council be
adjourned until the next regular meeting scheduled for May
6th, 2019 at 6:30 pm.

Carried

Mayor Marvin Junkin

Town Clerk, Nancy J. Bozzato
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NIAGARA
Meeting #: SC-16/2019 - Muzzle Order Appeal
Date: Monday, April 29, 2019
Time: 4:30 pm
Location: Town of Pelham Municipal Office - Council
Chambers

20 Pelham Town Square, Fonthill

Members Present Marvin Junkin
Mike Ciolfi
Lisa Haun
Bob Hildebrandt
Ron Kore
Marianne Stewart
John Wink

Staff Present Nancy Bozzato
Teresa Quinlin

Others Present Samantha Ellis, SPCA Officer
Ryan Huurman, SPCA Officer
T. Young, Owner
D. and I. Boychuk, Victim
Witnesses and Interested Citizens
Media

1. Call to Order and Declaration of Quorum

Noting that a quorum was present, the Mayor called the meeting to
order at approximately 4:33 p.m.

2. Approval of the Agenda

Moved By Mike Ciolfi
Seconded By Ron Kore

BE IT RESOLVED THAT the agenda for the April 29, 2019,
Muzzle Order Appeal Special Meeting of Council be adopted as
circulated.

Carried

3. Disclosure of Pecuniary Interest

There were no pecuniary interests disclosed by any of the members
present.
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Purpose of the Meeting

Mayor Junkin reviewed the purpose of the meeting and the outline of
the agenda/meeting process.

Statement and Evidence of Animal Control Officers

The Clerk administered Oaths to all parties who would provide
evidence to the hearing.

Officer Huurman read into the record the statement from the Society
for the Prevention of Cruelty to Animals (SPCA), which was provided
by the victim, Mrs. Boychuk. The Officer also noted the photographic
evidence provided by the victim. Mrs. Boychuk offered no additional
comments at this time.

Council asked if there have been any previous incidents with this
particular animal. The Officer advised that the dog is a large breed,
Bull Mastiff, weighing approximately 175 pounds and he was not aware
of any previous incidents involving this dog. He did not comment on
the aggressiveness of this breed, noting that upbringing and training
dictates how aggressive a dog will be.

It was noted that in the occurrence report, the victim is noted to have
approached the dog without asking permission to pet the dog,
however the statement provided by the victim did not indicate any
attempt at interaction.

In response to a question, Mrs. Young stated that the dog was leashed
on the property.

Mrs. Boychuk advised that she did not approach the dog but was
passing by the property on her daily walk.

In response to a question by Council, Officer Ellis stated that on
average, if a dog is approached from behind is it normal to become
aggressive. Officer Ellis noted that a dog will often protect the pack
member and could become aggressive while not provoked.

Statement and Evidence of Owners

Mrs. Young submitted a Niagara Regional Police Service report dated
April 25, 2019, and correspondence from her veterinarian, marked as
Exhibit A by the Clerk.

Mrs. Young believed that the victim did nothing wrong, stating that her
dog was relieving himself from just having returned from an errand in
the family car. The victim walked up behind the dog and when the
dog turned around she asked if the dog was aggressive. Mrs. Young
stated that the dog is not aggressive by nature.

Council noted that in the report it states the victim walked up and
without asking permission, reached out to pet the dog. Mrs. Young
stated that she was walking behind the dog and the dog turned, the
victim asked if he was friendly and the dog reacted to her with
aggression. She noted that she was always raised to ask if a dog is
friendly before petting it. Officer Huurman advised Council how the
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evidence was provided to him by both Mrs. Boychuk and Mrs. Young,
noting that the two accounts are conflicting.

Mrs. Young had the dog leashed, stating she always has the dog
leashed when they leave the house. She explained that it is their habit
to let the dog relieve himself when he gets out of the car. The dog
does not get walked often, but prefers a car ride and roaming their
back yard. She stated that she has three children, ages 19, 15 and

11. There has been no aggression shown to the children.

The leash is approximately four feet in length. The dog is hormally
confined to the fenced back yard and is not often leashed as they do
not often go for walks. She clarified that the victim did not ask first if
she could pet the dog.

Mrs. Boychuk indicated that she did not have any questions at this
time but requested the opportunity to provide her statement.

Witness Statements, If Any

Mrs. Boychuk addressed Council and stated that she did not ask if the
dog was friendly, noting that she would never approach any dog
relieving itself no matter the size of the dog. She stated that she did
not ask if the dog was friendly or put out her hand. The dog was
leashed with a thin black leash and Mrs. Young was unable to control
the dog after the dog bit her hand, which resulted in an additional bite
to her thigh. She stated that while parts of the Owner statement are
accurate, she stressed that she did not ask if the dog was friendly and
did not reach to pet the dog.

Officer Huurman and Mrs. Young did not have any questions of Mrs.
Boychuk.

In response to Questions by Council:

Mrs. Boychuk responded that she has seen the dog in the window, and
out front under the control of Mr. Young. Mrs. Boychuk walks every
day and sees many dogs. She felt that the owner did not have proper
control of the dog. Although it may be the first time for this dog to
show aggression, she stressed that she and her husband are not
asking that the dog be put down but she did not know what triggered
the attack and was fearful the dog would attack someone else in the
future, perhaps a child.

When asked if she would do anything differently she indicated she
would not. She walks on a regular basis and does not pet dogs while
on a walk. She is a runner and does not stop to pet the dogs during
her runs either. Although she continues to take the same route, she
would not cross in front of this dog if it were outside but rather, she
would go to the other side of the street to avoid it.

Braden Young, son of the owner stated that his mother backed into the
driveway and asked him to get the pizza from the car so she could
take the dog to relieve himself, or alternatively for him to take the dog
while she took the pizza in the house. He watched his mom take the
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dog, and witnessed the dog turn and attack and walk away. His
mother called to him to take the dog into the house.

Mr. Boychuk noted that in the police report it states the dog lunged
and Mrs. Young could not control the dog and it subsequently bit Mrs.
Boychuk on the thigh. He displayed photographs of the injuries
sustained by Mrs. Boychuk. He noted that the police report does not
reference Braden Young as a witness.

Mrs. Boychuk noted that in neither the SPCA nor Mrs. Young reported
her son as a witness. She saw him in the house, not in the car at the
time.

Mrs. Young advised that he was on the other side of the truck and
confirmed that he was questioned by Officer Brown of the Niagara
Regional Police. Mrs. Young stated that she yelled to him to come and
get the dog when it attacked the victim. In terms of controlling the
dog, Mrs. Young said the leash makes it difficult to hold the dog back
in such a small space.

Mrs. Boychuk questioned why the dog was able to lunge and bite her
when it was leashed and as such, should have been controlled. Mrs.
Young then questioned if all dogs should then be muzzled through this
logic.

Mrs. Boychuk stated that not every dog needs to be muzzled but once

a dog bites it should be muzzled, to ensure it does not happen

again. She stated that she was sorry it happened but the fact is that it
happened and she was injured. Mrs. Young advised the dog has never
previously shown aggressive behavior.

Braden Young indicated he can control the dog better than his mother,
and he described how he is able to do this. He stated the way he
controls the dog is to hold the leash close to the collar, which he finds
effective given the dog's size. Mrs. Young advised that in her training
they have been advised to hold the dog closer. Normally, the collar on
the dog is a chain with tags, but when on leash a choke chain or prong
collar is on the dog.

The SPCA, with regard to the Muzzle order, advised that a muzzle
would be required whenever the dog is on public property, including a
sidewalk, public event, dog park, etc. When the dog is confined on
private property the dog would not need to be muzzled, but an attack
could still happen. However, the Officer noted that a sidewalk is public
property and thus the dog should be muzzled when on a sidewalk.

The Officer noted that this would apply when the dog is relieving itself
at the pole as the sidewalk is on public property.

Mrs. Young described this action as a "treat" to allow him to relieve on
the pole after a car ride, so to change the behavior would be difficult,
but could be done.

In response to a Council question, Mrs. Young advised that obedience
training was conducted in their home with the dog.
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The SPCA Officer advised that when they receive a report of a dog
biting or attacking, particularly with the severity of this incident,

it would be negligent not to enforce the by-laws of the Town and order
that the dog be muzzled. He stated that if they did not issue the
muzzle order and the dog later attacked a small child the SPCA would
have been found negligent. He suggested that this would not be
abnormal to Muzzle after a first bite and he would continue to do so,
particularly given the severity of the injury, although a muzzle could
be ordered even if the injury did not result in breaking the skin.

Braden was asked if Mrs. Boychuk spoke to the dog, but he did not
hear her speak to the dog or ask if the dog was friendly. Mrs. Young
continued to maintain she asked if the dog was friendly, Mrs. Boychuk
stating she only said hello to Mrs. Young.

Presentation of Summary Arguments

Officer Huurman suggested that a Muzzle Order is not a death
sentence but merely a measure to prevent future instances such as
this from happening. The assurance of the owner alone may not be
sufficient, wherein a physical measure will provide an absolute
assurance against a dog bite. The order will have restrictions on the
dog or owner when in the front yard, but it would not be required in
the fenced back yard. The officer advised that he has not inspected
the back yard fence, however the onus is on the owner to ensure the
security of the yard, such as adequate fencing.

Mrs. Young stated that she has addressed the Order. If there was a
threat she would not object but there will be little to no chance of a

future attack given the number of times the dog would not be in the
back yard. He has never done this before. She suggested that if a

dog is vicious the by-law may need to be revisited.

The Officer advised that the Order would apply to the dog anywhere in
Ontario, and would be required for the rest of the dog's life.

Rendering of a Decision

Council obtained clarification on the repercussions of removing the
order. Further, the Officer explained how only a judge can order a dog
be put down under the Dog Owner's Liability Act. In response to a
question by Council, should the order be removed/rescinded and the
dog were to attack another time, the Town would accept liability.

The Officer reviewed different types of collars used to help control
dogs, Mrs. Young confirming that a prong collar was on the dog at the
time of the attack.

Moved By Ron Kore; Seconded By John Wink

BE IT RESOLVED THAT the evidence submitted by Amanda Ellis,
Enforcement Manager, Welland & District SPCA and Officer
Ryan Huurman, Welland & District SPCA, be received; and
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10.

11.

THAT the evidence submitted by the victim, Mrs. Boychuk, be
received.

Carried

Moved By Lisa Haun; Seconded By John Wink

BE IT RESOLVED THAT the evidence submitted by T. Young,
Owner, be received for information.

Carried

Moved By Bob Hildebrandt; Seconded By John Wink

BE IT RESOLVED THAT the following Muzzle Order Appeal
Hearing Decision be and is hereby rendered:

THAT the Muzzle Order dated February 12, 2019 to "Titan",
Tara Young, be and is hereby UPHELD.

Carried

Confirming By-law
Moved By John Wink; Seconded By Bob Hildebrandt

BE IT RESOLVED THAT the following By-law be read a first,
second and third time and passed:

Being a By-law No. 5001(2019) to Adopt, Ratify and Confirm
the proceedings of Council of the Town of Pelham at
its Special Meeting held on the 29th day of April, 2019.

Carried

Adjournment
Moved By Bob Hildebrandt; Seconded By John Wink

BE IT RESOLVED THAT this Special Meeting of April 29, 2019 be
adjourned until the next regular meeting scheduled for May 6,
2019 at 6:30 pm.

Carried

Mayor Marvin Junkin

Town Clerk, Nancy J. Bozzato
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vibrant « creative * caring

S Pelham

NIAGARA
Meeting #: SC-17/2019 - Special Meeting of Council
Date: Monday, April 29, 2019
Time: 5:30 pm
Location: Town of Pelham Municipal Office - Council

Chambers
20 Pelham Town Square, Fonthill

Members Present Marvin Junkin

Staff

Mike Ciolfi

Lisa Haun

Bob Hildebrandt
Ron Kore
Marianne Stewart
John Wink

Present Nancy Bozzato
Brianna Langohr

Call to Order and Declaration of Quorum

Noting that a quorum was present, the Mayor called the meeting to
order at approximately 5:37 p.m.

Approval of the Agenda
Moved By Bob Hildebrandt; Seconded By John Wink

BE IT RESOLVED THAT the agenda for the April 29,
2019 Special Meeting of Council be adopted as circulated.

Carried

Disclosure of Pecuniary Interest and General Nature Thereof

There were no pecuniary interests disclosed by any of the members
present.

Resolution to Move in Camera
Moved By John Wink; Seconded By Bob Hildebrandt

BE IT RESOLVED THAT the next portion of the meeting be
closed to the public in order to consider a matter under Section
239 (2) of the Municipal Act, as follows:

239(2)(b) - personal matters about an identifiable individual,
including municipal employees and (d) - labour relations or
employee negotiations ;

Carried
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Rise From In Camera
Moved By Bob Hildebrandt; Seconded By John Wink

BE IT RESOLVED THAT Council adjourn the In Camera Session
and that Council do now Rise With Report.

Carried

Moved By Lisa Haun; Seconded By Ron Kore

BE IT RESOLVED THAT staff be and is hereby authorized to
undertake the directions provided during the In Camera
meeting of April 29, 2019.

Carried

Confirming By-law
Moved By Ron Kore; Seconded By John Wink

BE IT RESOLVED THAT the following By-law be read a first,
second and third time and passed:

Being a By-law No. 5002(2019) to Adopt, Ratify and Confirm
the proceedings of Council of the Town of Pelham at
its Special Meeting held on the 29th day of April, 2019.

Carried

Adjournment
Moved By Mike Ciolfi; Seconded By Ron Kore

BE IT RESOLVED THAT this Special Meeting of Council be
adjourned until the next regular meeting scheduled for May 6,
2019 at 6:30 pm.

Carried

Mayor Marvin Junkin

Town Clerk, Nancy J. Bozzato
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Recommendations of the Policy and

Priorities Committee Meeting Held
April 15, 2019 (P&P-03/2019)

1. THAT the agenda for the April 15th, 2019 regular meeting of Committee
be adopted as circulated.

2. THAT the Policy and Priorities Committee receive Department of
Community Planning and Development Report as it pertains to File No.
AM-01-19 regarding 770 Foss Road,;

THAT the Report be referred to Legal Counsel for review; and

AND Legal Counsel be requested to provide Council with advice
regarding any potential legal implications on the municipality in terms
of both approving or denying the request to amend the Interim Control
By-law from the proponent.

3. THAT COMMITTEE receive the Report entitled Pelham Street North
Reconstruction Update; and THAT Committee recommend that Council
approve the project to be completed as part of the 2019 Capital Budget.

4. THAT the Policy and Priorities Committee receive the report New Health
and Safety Policies; and

THAT Committee recommend that the Health and Safety Policies (First
Aid, Individual Responsibilities and Duties Preventative Maintenance)
be submitted to Council for approval at their next regular meeting
scheduled for May 6, 2019

5. THAT the Policy and Priorities Committee receive the Workplace
Violence and Harassment Policy; and

THAT Committee recommend that the Workplace Violence and
Harassment policy be submitted to Council for approval at their next
regular meeting scheduled for May 6, 2019

6. THAT THE Policy and Priorities Committee recommend that Council
adopt Policy S201-19, Council Correspondence, as amended.

7. THAT Committee recommend that Council approve the Lottery
Licensing Policy, S203-05, and that Policy CLERK/ROS be repealed and
replaced.

8. THAT the Policy and Priorities Committee refer the policy back to staff;
and

THAT the said policy be brought back to Committee once the Town of
Pelham Strategic Plan has been approved.
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9. THAT the report, Update to Town of Pelham Procedural By-law —
Proposed Amendments, as amended, be received; and

THAT Committee recommend that the proposed by-law amendments, as
amended, be presented to Council for First and Second Reading at their
next regular meeting; and

THAT the Clerk be directed to provide Notice in accordance with the
Town’s Notice Policy prior to presentation of the By-law for Third
Reading and Adoption.

Amendments:

- Section 33 — remove “and should be vetted through the Town’s
Public Relations and Marketing Specialist”

- Section 33 — add “Prior to a press release being issued, Council shall
be notified at a minimum of 12 hours in advance, except in an
emergency situation.”

10. THAT Committee refer the report back to staff to report back to Council;
and

THAT the report includes measurements for the allowable distance of
the proposed sign to be closer to the patio.

11. That Committee receive the Public Works report, Trout Unlimited -
Principles of Partnership, and

That Committee recommend Council endorse the partnership as
outlined.

12. THAT the Policy & Priorities Committee receive the report, Integrity
Commissioner Review and proposed Amendments to Code of Conduct;
and

THAT Committee recommend that the Code of Conduct, as amended, be
presented to Council for final approval on May 6, 2019 which shall be in
place for the Members of Council and Local Boards; and

THAT staff be directed to prepare the necessary By-law to adopt said
Code; and

THAT Policy S201-15 be repealed and replaced with the new Code of
Conduct; and

THAT Policy S201-16 (Code of Conduct for Board and Committee
Appointees) be repealed.

13. THAT this Regular Meeting of Committee be adjourned until the next
regular meeting scheduled for May 6, 2019 following Council.
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NIAGARA
Policy and Priorities Committee
Minutes
Meeting #: P&P-03/2019
Date: Monday, April 15, 2019
Location: Town of Pelham Municipal Office - Council Chambers

20 Pelham Town Square, Fonthill

Members Present Marvin Junkin
Mike Ciolfi
Lisa Haun
Bob Hildebrandt
Ron Kore
Marianne Stewart
John Wink

Staff Present Teresa Quinlin
Nancy Bozzato
Bob Lymburner
Marc MacDonald
Jason Marr
Vickie vanRavenswaay
Barbara Wiens

Other Interested Citizens
Media
1. Call to Order and Declaration of Quorum

Noting that a quorum was present, the Mayor called the meeting to order at
approximately 7:55 p.m.

2. Adoption of Agenda
Moved By Marianne Stewart

THAT the agenda for the April 15, 2019 regular meeting of Committee be
adopted as circulated.

Carried

3. Disclosure of Pecuniary Interest and the General Nature Thereof
There were no pecuniary interests disclosed by any of the members present.
4. New Business

4.1 Recommendation Report Regarding Amendment to Interim Control
By-law 4046 (2018) 770 Foss Road (File No. AM-01-19)
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4.2

4.3

Councillors Ciolfi, Hildebrandt and Stewart read into the record the open
mind statements relating to Item 4.1. This disclosure is due to their
signatures appearing on a petition relating to the cannabis industry.

Moved By John Wink

THAT Committee receives this Department of Community Planning and
Development Report as it pertains to File No. AM-01-19 regarding 770
Foss Road;

AND THAT Committee recommends that Council approve the by-law,
attached hereto as Appendix E, amending By-law No. 1118 (1987) to
require site plan control for greenhouses.

AND THAT Committee directs staff to prepare a by-law, authorizing the
Mayor and Clerk to execute a Site Plan Agreement with Leviathan
Cannabis Group Inc. for 770 Foss Road.

AND THAT Committee directs staff to amend the Interim Control By-law
4046 (2018) to permit a cannabis production facility at 770 Foss Road.

AND THAT Committee directs staff to prepare an amendment to the
Town’s nuisance by-law or a standalone cannabis by-law which would
authorize the Town to issue fines to licensed cannabis producers relating
to odour and light.

Moved By John Wink

THAT the Policy and Priorities Committee receive Department of
Community Planning and Development Report as it pertains to File
No. AM-01-19 regarding 770 Foss Road,;

THAT the Report be referred to Legal Counsel for review; and

AND Legal Counsel be requested to provide Council with advice
regarding any potential legal implications on the municipality in
terms of both approving or denying the request to amend the Interim
Control By-law from the proponent.

Carried

Pelham Street North Reconstruction Project Update
Moved By Bob Hildebrandt

THAT COMMITTEE receive the Report entitled Pelham Street North
Reconstruction Update; and THAT Committee recommend that
Council approve the project to be completed as part of the 2019
Capital Budget.

Carried

New Health and Safety Policies
Moved By Mike Ciolfi

THAT the Policy and Priorities Committee receive the report New
Health and Safety Policies; and
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4.4

4.5

4.6

4.7

THAT Committee recommend that the Health and Safety Policies
(First Aid, Individual Responsibilities and Duties Preventative
Maintenance) be submitted to Council for approval at their next
regular meeting scheduled for May 6, 2019

Carried

Workplace Violence and Harassment policy
Moved By John Wink

THAT the Policy and Priorities Committee receive the Workplace
Violence and Harassment Policy; and

THAT Committee recommend that the Workplace Violence and
Harassment policy be submitted to Council for approval at their next
regular meeting scheduled for May 6, 2019

Carried

Proposed Revisions to Council Correspondence Policy
Moved By Ron Kore

THAT THE Policy and Priorities Committee recommend that Council
adopt Policy S201-19, Council Correspondence, as amended.

Carried

Update to Lottery Licensing Policy
Moved By Mike Ciolfi

THAT Committee recommend that Council approve the Lottery
Licensing Policy, S203-05, and that Policy CLERK/RO5 be repealed
and replaced.

Carried

Policy: Council/Staff Relationships
Moved By Marianne Stewart

THAT the Policy and Priorities Committee receive the Council-Staff
Relationships Policy Report; and

THAT Committee recommend that the Policy be submitted to Council for
approval at their next regular meeting scheduled for May 6, 2019.

Moved By Bob Hildebrandt

THAT the Policy and Priorities Committee refer the policy back to
staff; and THAT the said policy be brought back to Committee once
the Town of Pelham Strategic Plan has been approved.

Carried
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4.8

Update to Town of Pelham Procedural By-law — Proposed
Amendments

Moved By John Wink

THAT the report, Update to Town of Pelham Procedural By-law —
Proposed Amendments, be received; and

THAT Committee recommend that the proposed by-law amendments be
presented to Council for First and Second Reading at their next regular
meeting; and

THAT the Clerk be directed to provide Notice in accordance with the
Town’s Notice Policy prior to presentation of the By-law for Third Reading
and Adoption.

Amendment:

Moved By Ron Kore
THAT the reference regarding signing of petitions be removed.

Defeated

Amendment:

Moved By Ron Kore

THAT the proposed amendment of including ‘and should be vetted
through the Town’s Public Relations and Marketing Specialist’ shall
be removed in Section 33 titled Press Releases

Carried

Amendment:

Moved By Marianne Stewart

THAT Section 33 titled Press Release be amended to include ‘Prior to
a press release being issued, Council shall be notified at a minimum
of 12 hours in advance, expect in an emergency situation’

Carried

Moved By John Wink

THAT the report, Update to Town of Pelham Procedural By-law —
Proposed Amendments, as amended, be received; and

THAT Committee recommend that the proposed by-law amendments,
as amended, be presented to Council for First and Second Reading
at their next regular meeting; and

THAT the Clerk be directed to provide Notice in accordance with the
Town’s Notice Policy prior to presentation of the By-law for Third
Reading and Adoption.

Carried
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5.

Old Business

5.1

5.2

5.3

Assante sign variance update
Moved By Bob Hildebrandt

THAT Committee receive the report entitled Assante sign variance update
2019; and

THAT Committee recommend approving the variance at the next regular
meeting of Council.

Moved By Bob Hildebrandt

THAT Committee refer the report back to staff to report back to
Council; and

THAT the report includes measurements for the allowable distance
of the proposed sign to be closer to the patio.

Carried

Trout Unlimited — Principles of Partnership
Moved By Mike Ciolfi

That Committee receive the Public Works report, Trout Unlimited -
Principles of Partnership, and

That Committee recommend Council endorse the partnership as
outlined.

Carried

Integrity Commissioner Review and Proposed Amendments to Code
of Conduct

Moved By John Wink

THAT the Policy & Priorities Committee receive the report, Integrity
Commissioner Review and proposed Amendments to Code of
Conduct; and

THAT Committee recommend that the Code of Conduct, as amended,
be presented to Council for final approval on May 6, 2019 which shall
be in place for the Members of Council and Local Boards; and

THAT staff be directed to prepare the necessary By-law to adopt said
Code; and

THAT Policy S201-15 be repealed and replaced with the new Code of
Conduct; and

THAT Policy S201-16 (Code of Conduct for Board and Committee
Appointees) be repealed.

Carried
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Adjournment

Moved By Ron Kore

THAT this Regular Meeting of Committee be adjourned until the next
regular meeting scheduled for May 6, 2019 following Council.

Carried

Mayor Marvin Junkin

Town Clerk, Nancy J. Bozzato
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Site Plan Approval Report - 1651 Centre Street (SP 04-19)
Monday, May 06, 2019

Site Plan Approval 1651 Centre Street (SP-04-19)

Executive Summary:

The purpose of this report is to provide Council with information regarding an application for site plan
control under Section 41 of the Planning Act for 1651 Centre Street.

The proposal is for the conversion of an existing single detached dwelling into a permanent farm help
house and for the construction of a new single detached dwelling for the property owners.

Location:

The subject land is 10 hectares in size and is located on the southeast corner of Centre Street and Tice
Road (Figure 1), municipally known as 1651 Centre Street, and legally as Concession 7, Part of Lot 9, in
the Town of Pelham.

Figure 1: Subject Lands (1651 Centre Street '

From the Department of

&\ Community Planning
e’ & Development

20 Pelham Town Square P.O Box 400 - Fonthill, ON LOS 1EQ p: 905.892.2607 f: 905.892.5055

pelham.ca
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Site Plan Approval Report - 1651 Centre Street (SP 04-19)
Monday, May 06, 2019

Project Description and Purpose:

The proposal is to enter into a site plan agreement to allow for the construction of a new single detached
dwelling and the conversion of an existing dwelling into a permanent farm help house. No works are
proposed within the road allowance for roadside ditches, culverts or driveway accesses as the existing
driveway will continue to be used for both dwellings.

Policy Review:

Planning Act

Section 41 (2) of the Act authorizes the council of a local municipality to designate areas within their
jurisdiction under a ‘site plan control area’. Policy E1.4 of the Pelham Official Plan and By-law No. 1118
(1987) designates the entire Town as a site plan control area with certain exemptions. Farm help houses
are not exempt from site plan control.

Provincial Policy Statement (PPS), 2014

The PPS designates the subject land within the ‘Prime Agricultural Area’. The permitted uses (among
others) include: agricultural / agricultural related uses, limited residential development and home
occupations. ‘Prime Agricultural Areas’ are defined as including associated Canada Land Inventory Class
4-7 lands as well as ‘Prime Agricultural Lands’ (Class 1-3 lands).

Greenbelt Plan, 2017

The subject land is designated ‘Tender Fruit & Grape Lands’ within the Greenbelt Plan’s Protected
Countryside. Section 4.5.2 (Existing Uses) states that within the Protected Countryside, single dwelling are
permitted on existing lots of record, provided they were zoned for such as of the date the Greenbelt Plan
came into force. Municipalities are encouraged to retain existing lots of record for agricultural uses and
discourage non-agricultural uses were appropriate.

The proposed farm help house will serve the fruit and vegetable farm operation and is compatible with
the agricultural community.

Niagara Region Official Plan (Consolidated, August 2014)

The Regional Official Plan designates the subject parcel as ‘Unique Agricultural Area’ as part of the
Protected Countryside lands in the Greenbelt Plan. Policy 5.B.11 permits additional permanent farm-
related dwellings without severance for full time farm help where the size and/or nature of the farm
operations makes the employment of such help necessary, where such additional dwelling does not have
a significant effect on the tillable area of the farm or its viability.

The proposed dwelling is situated within the existing building cluster, and the applicant has expressed
difficulty in farming this section of land which is considerably high in gravel.
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Pelham Official Plan, 2014

The local Official Plan designates the subject land as ‘Specialty Agricultural’. The principle use of these
lands shall be for the production of specialty crops identified in the Greenbelt Plan. Uses which are not
permitted in the Specialty Agricultural designation but were established prior to December 16, 2004,
shall be deemed to be permitted uses.

Policy B2.1.3.5 permits the establishment of one additional dwelling units on a farm property for farm
help, provided the lands are appropriately zoned to permit such a second dwelling. Council shall be
satisfied that the second dwelling unit is required for farm help, is located within the existing farm-
building cluster, is provided with sewage and water services, and will be designed to be compatible with
the farm operation.

In no case, shall any detached residential dwelling unit established in accordance with Policy B2.1.3.5 be
severed from the original parcel on which it was constructed.

Town of Pelham Zoning By-law Number 1136 (1987)
The subject land is zoned Agricultural (A) which permits agricultural uses, seasonal or permanent farm
help houses on farms 10 hectares or larger, one single detached dwelling and accessory buildings.

Agency Comments:

On April 12t 2019, a ‘Request for Comments’ was circulated to internal Town departments (i.e. Public
Works, Building, etc.). To date, the following comments have been received:

e  Public Works Department (April 25, 2019)
o No comments.
e Building Department (April 25, 2019)
o All necessary permits are required prior to construction commencing.

Public Comments:

For Council’s information, site plan control is not a public process under the Planning Act as it is an
agreement between the land owner and the Town; therefore, there are no public notice requirements.

Staff Comments:

The proposal for the business currently known as Town & Country Farm is to convert the existing
single detached dwelling into a permanent farm help house and to construct a 236 m? single
detached dwelling beside an existing building cluster which contains the barn, shed and existing
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dwelling. It is also noted that the applicants farm this property and an additional farm on Canboro
Road and are considered to be bone fide farmers.

Planning staff prefer the proposed location of the new dwelling as it concentrates the farm building
cluster to one area and minimizes the impact on surrounding agricultural land currently in
production. Staff are of the opinion that the proposed conversion / new dwelling will not result in
any adverse impacts regarding land use compatibility, agricultural viability and drainage among
other things.

The existing driveway access from Centre Street will be maintained and continue to serve the farm
and both dwellings. A new septic system is required to serve the new dwelling. The Region of
Niagara is responsible for private sewage systems approvals for systems capable of sewage flows
less than 10,000 L / day. The Region’s septic system permit will be a condition of the Site Plan
Agreement and is also required upon building permit application regardless.

Planning staff are of the opinion that the executed site plan agreement will result in the continued
successful operation of a fruit and vegetable farm with on-site farm worker(s). The applicant has
addressed Town comments and is in the process of obtaining septic system approvals with the
Region of Niagara. It is noted that the possibility for the farm help house to be severed from the
original parcel is not permitted in the future.

Planning staff recommend that Council approve the By-law and enter into a Site Plan Agreement
with the land owner as the application is consistent with Provincial, Regional and Town policies, and
represents good land use planning.

Prepared by: Curtis Thompson, B.URPI, Planner

Reviewed by: Barb Wiens, MCIP, RPP, Director of Community Planning & Development
Alternatives:

Council may choose to not approve the by-law and enter into a site plan agreement with the Owner.
Recommendation:

BE IT RESOLVED THAT Council receives this Department of Community Planning & Development Report for
information as it pertains to application File No. SP 04-19, 1651 Centre Street;
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AND THAT, Council approve the by-law and authorize the Mayor and Clerk to enter into a site plan
agreement between the Town and Joseph & Teresa Hozjan.
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THIS AGREEMENT made onthe 16" day of May, 2019.

BETWEEN:
Joseph & Teresa Hozjan

Hereinafter called the "Owner"

OF THE FIRST PART
-and -

THE CORPORATION OF THE TOWN OF PELHAM
Hereinafter called the "Town"

OF THE SECOND PART

WHEREAS the Owner represents and warrants that it is the owner of the lands in
the Town of Pelham described in Schedule ‘A’ attached hereto (the "Lands");

AND WHEREAS the Owner has assumed and agreed to be bound by the terms
and conditions of the Site Plan Agreement;

AND WHEREAS the Owner is looking forward to develop the parcel with a
permanent farm help house and residential use in accordance with Schedule ‘C-G’
attached hereto, being a Site Plan filed in the Town's offices;

AND WHEREAS the Town has agreed to permit the said construction subject to
certain terms and conditions;

NOW THEREFORE THIS AGREEMENT WITNESSETH that in consideration of
the sum of One Dollar ($1.00) now paid by the Owner to the Town (the receipt whereof
is hereby acknowledged), the Parties hereto mutually covenant and agree as follows:

1. Definitions

In this Agreement:

(a) Chief Building Official shall mean the Chief Building Official of the
Corporation of the Town of Pelham.

(b) Clerk shall mean the Clerk of the Corporation of the Town of Pelham.
(c) Council shall mean the Council of the Corporation of the Town of Pelham.
(d) Director of Community Planning & Development shall mean the Director

of Community Planning & Development of the Corporation of the Town of
Pelham.

(e) Director of Corporate Services shall mean the Director of Corporate
Services of the Corporation of the Town of Pelham.

(f) Director of Public Works shall mean the Director of Public Works of the
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Corporation of the Town of Pelham.

(g9) Eacilities and Works shall mean and includes those facilities and works
which are shown on or referred to in any one or more of the plans, drawings
and schedules to this Agreement.

(h) Lands shall mean the lands described in Schedule 'A’ attached hereto.

() Professional Engineer shall mean a Professional Engineer registered in
good standing with the Association of Professional Engineers.

() Surveyor shall mean an Ontario Land Surveyor registered in good standing
with the Association of Ontario Land Surveyors.

2. General Provisions

(a) The Owner shall develop and maintain the Lands only in accordance with the
terms and conditions contained herein and any other applicable by-law of the
Town.

(b) Unless the context otherwise requires, where the Owner is obligated by this
Agreement or the approved plans to make any payments or install, construct,
or carry out any services or action, the provisions therefore contained herein
shall be deemed to include the words, “at the sole expense of the Owner”.

(c) The Owner shall perform any and all construction and installation of works on
the Lands and any off-site works in accordance with the terms and conditions
contained herein and as shown on Schedule ‘B-C’ attached hereto and
forming part of this Agreement to the reasonable satisfaction of the Town.

(d) The Owner shall not perform any construction or installation on the Lands
except in accordance with the terms and conditions contained herein and
shown on said Schedule ‘B-C’ attached hereto and forming part of this
Agreement and to the reasonable satisfaction of the Town.

(e) The Owner shall maintain and keep in good repair driveways and access
servicing the buildings located on the lands.

() The Owner shall ensure that adequate dust control, mud tracking and debris
control measures are carried out during the site’s development.

(g) During construction, the Owner shall ensure all construction related vehicles
that are not carrying out the works are parked on the subject lands and are
not parked within the municipal road allowance.

(h) All delivery / construction trucks taking materials from the subject lands
included within this Agreement shall be adequately covered and not
unreasonably loaded so as to scatter refuse, rubbish, dust or debris on
neighbouring properties or public roadways.

(i) Should deeply buried archaeological remains / resources be found on the
property during construction activities, the Heritage Operations Unit of the
Ontario Ministry of Tourism, Culture & Sport and the Owner’s archaeology
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consultant shall be notified immediately. In the event that human remains are
encountered during construction, the Owner shall immediately notify the
Police or coroner, the Registrar of Cemeteries of the Ministry of Small
Business and Consumer Services, the Ministry of Tourism, Culture & Sport
and the Owner’s archaeology consultant.

(i) The Owner grants to the Town, its servants, agents, and assigns permission
to enter upon the Lands for the purpose of inspection of any Facilities and
Works referred to in this Agreement and for the purpose of the completion of
any Facilities and Works in accordance with this Clause and this Agreement.

(k) The Owner will, at all times, indemnify and save harmless the Town from all
loss, costs, damages and injuries which the Town may suffer or be put to for
or by reason of the construction, maintenance, or existence of any Facilities
and Works done by the Owner, its contractors, servants or agents on the
Lands or which the Town may suffer or be put to for or by reason of the
completion by the Town of any of the required Facilities and Works in
accordance with this clause and this Agreement.

() The Owner shall not call into question directly or indirectly in any proceeding
whatsoever in law or in equity or before any administrative tribunal the right of
the Town to enter into this Agreement and to enforce each and every term,
covenant, and condition herein contained and this Agreement may be
pleaded as an estoppel against the Owner in any such proceeding.

(m) In the event that a Mortgagee(s) exercises any rights as to sale, possession
or foreclosure or takes any other steps to enforce its security against the
subject lands, then such Mortgagee(s) agrees on behalf of itself, its heirs,
executors, administrators, successors and assigns not to deal with the lands
as a development or part thereof unless and until a new Agreement in the
same form, mutatis mutandis, as this Agreement has been entered into with
the Town.

(n) Any lands required to be conveyed by the Owner in accordance with the
provisions hereof shall be in a neat and tidy condition, free of all debris and
trash, and the Owner shall complete all services for the lands in accordance
with the terms of this Agreement.

(o) Notwithstanding the provisions of this Agreement, the Owner shall be subject
to all of the Town’s By-laws and all Provincial and Federal government
statutes and / or regulations and amendments thereto affecting the site’s
development and installation of municipal services.

3. Sanitary Sewer System
(a) Domestic waste water from the existing and proposed building(s) shall be
discharged into a private sanitary sewer system approved by the Region of
Niagara at the time of building permit approval.

4. Water Supply

(a) The Owner shall, at its own expense, provide and maintain an internal private
water supply necessary to serve the lands.
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(b) The Owner shall comply with the provisions of the Ontario Water Resources
Act and Safe Drinking Water Act and amendments thereto and all regulations
thereunder, on all internal water supply services, which said Act and
regulations shall be enforced by the Town.

5. Storm Sewer System

(a) The Owner shall ensure all storm water runoff is maintained on-site and
does not negatively impact adjacent property.

0. Roads & Access

(a) The Owner shall utilize the existing driveway for access to the new dwelling
and all other existing buildings.

7. Building & Services

(a) The Owner shall construct and the Town shall permit the construction of the
buildings and other structures on the Lands in accordance with the Schedules
attached hereto to permit the development provided that all such uses shall
comply with all building and zoning requirements of the Town.

8. Default

Upon breach by the Owner of any covenant, term, condition or requirement of
this Agreement, or upon the Owner becoming insolvent or making any
assignment for the benefit of creditors, the Town, at its option, may declare the
Owner to be in default. Notice of such default shall be given by the Town, and if
the Owner shall not remedy such default within such time as provided in the
notice, the Town may declare the Owner to be in final default under this
Agreement. Upon notice of default having been given, the Town may require all
work by the Owner, its servants, agents, independent contractors and sub-
contractors to cease (other than any work necessary to remedy such default)
until such default shall have been remedied, and in the event of final default, may
require all work as aforesaid, to cease. Upon final default of the Owner, the
Town may, at its option, adopt or pursue any or all of the following remedies, but
shall not be bound to do so:

i.  Enter upon the subject Lands by its servants, agents and contractors and
complete any work, service, repair or maintenance wholly or in part required
herein to be done by the Owner, and collect the cost thereof from the Owner
and/or enforce any security available to it;

i. Make any payment which ought to have been made by the Owner to the
Town, for any purpose, and apply the same in payment or part payment for
any work which the Town may undertake;

iii.  Retain any sum of money heretofore paid by the Owner to the Town, for any
purpose, and apply the same in payment or part payment for any work which
the Town may undertake;

iv.  Bring action to compel specific performance of all or any part of this
6
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Agreement for damages; and

v.  Exercise any other remedy granted to the Town under the terms of this
Agreement or available to the Town in law.

9. Covenants

The Owner covenants for itself, its successors and assigns and the Owners from
time to time of the said Lands and the burden of the covenants contained in this
Agreement shall be deemed to be negative and shall run with and be binding
upon the Lands to and for the Town, its successors and assigns.

10. Obligation

This Agreement and the provisions hereof do not give to the Owner or any
person acquiring any interest in the said Lands (each hereinafter in this
paragraph called "such person") or any other person any rights against the Town
with respect to the failure of any such person to perform or fully perform any
obligation under this Agreement, or the failure of the Town to force any such
person to perform or fully perform any obligation under this Agreement or any
negligence of any such person in the performance of the said obligation.

11. Building Permit

Notwithstanding any of the provisions of this Agreement, the Owner, its
successors and assigns, shall be subject to all of the by-laws, as amended, of
the Town at the time of the issuance of a Building Permit required pursuant to the
terms of the Agreement or at the time of the execution of this Agreement,
whichever is applicable.

The Owner shall pay parkland dedication fees and applicable Regional
development charges at the time a building permit is issued for the dwelling
shown on Schedule ‘B’.

12. Plans

The Owner agrees that all plans shall be drawn by a Qualified Designer or by a
Professional Engineer and all surveys by an Ontario Land Surveyor, as required,
subject to the reasonable satisfaction of the Town.

13. Notices

Any notice, demand, acceptance or request provided for in this Agreement shall
be in writing and shall be deemed to be sufficiently given if personally delivered
or sent by registered mail (postage prepaid) as follows:

To the Town at: Clerk
Town of Pelham
P.O. Box 400
20 Pelham Town Square
Fonthill, ON LOS 1EO

To the Owner at: Joseph & Teresa Hozjan
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361 Canboro Road
Ridgeville, ON LOS 1MO

or as such other address as the party to whom such notice is to be given shall
have last notified the party giving the notice in the manner provided in this
Section 13. Any notice delivered to the party to whom it is addressed in this
Section 13 shall be deemed to have been given and received on the day it is so
delivered at such address. Any notice mailed as aforesaid shall be deemed to
have been given and received on the fifth day next following the date of its
mailing.

14. Schedules

The originals of the plans set out in Schedule 'B’ and ‘C’ are available at the
offices of the Town at the address set out in Section 13.

15. Binding Effect

This Agreement shall be binding upon the parties hereto and their heirs,
executors, administrators, successors, and assigns.

IN WITNESS WHEREOF the parties hereto have executed this Agreement as of the
date and year first above written.

JOSEPH & TERESA HOZJAN

WITNESS

(printed name) (printed name)
(signature) (signature)
(date) (date)

THE CORPORATION OF THE TOWN OF
PELHAM

Mayor Dave Augustyn

Clerk Nancy J. Bozzato
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SCHEDULE ‘A

LEGAL DESCRIPTION

Concession 7, Part of Lot 9; Pelham

PIN: - (LT)
Municipal: 1651 Centre Street
Roll Number: 2732 020 013 03000
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Schedule B’

THESE PLANS FORM THE BASIS FOR PERMIT ISSUANCE AND ANY DEVIATIONS FROM THESE PLANS AND
DETAILS, INCLUDING THE VENTILATION SYSTEM, HEATING SYSTEM, WOODSTOVE, FIREPLACES, DECKS, BALCONIES AND N A N T 6
FINISHED BASEMENTS, WILL REQUIRE A REVISED DRAUWING AND CLEARANCE BY THE BUILDING DEPARTMENT. GE ER L O E
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Schedule 'C’
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S Pelham

NIAGARA

Vibrant - Creative - Caring

Memorandum
Public Works Department - Engineering
DATE: April 25, 2019
TO: Curtis Thompson, Planner
CC: Nancy J. Bozzato, Clerk; Holly Willford, Deputy Clerk; Jason Marr,
Director of Public Works
FROM: Xenia Pasiecznik, Engineering Technologist
RE: Site Plan Application

File No. SP-04-19
1651 Centre Street

The Public Works Department has reviewed the following drawings for the
application regarding the proposed development at 1651 Centre Street:

« Site Plan, Dated March 26, 2019

Public Works has no comments.

From the Department of

=) Public Works
Y@V & Utilities

20 Pelham Town Square P.O Box 400 - Fonthill, ON LOS 1E0 p: 905.892.2607 f: 905.892.5055

pelham.ca




Curtis Thompson

From: Belinda Menard

Sent: April 25, 2019 10:50 AM

To: Curtis Thompson

Subject: Comments- SPA 1651 Centre St.,(SP-04-19)

Good morning Curtis,
The Building Department has no comment regarding the farm help house.

Regards,
Belinda

— Belinda Menard, Dipl.T e: bmenard@pelham.ca 20 Pelham Town Square
“'- ; Pe al I I Building Intake/Plans Exammer p: 905.892.2607 x344 P.O. Box 400
€4 :

NIAGARA : lhan Fonthill, ON LOS 1EO

TOWN OF PELHAM CONFIDENTIALITY NOTICE

The information contained in this communication, including any attachments, may be confidential and is intended only
for the use of the recipient(s) named above, and may be legally privileged. If the reader of this message is not the
intended recipient, you are hereby notified that any dissemination, distribution, disclosure, or copying of this
communication, or any of its contents, is strictly prohibited. If you have received this communication in error, please re-
send this communication to the sender and permanently delete the original and any copy of it from your computer
system. Thank you.
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361 Canboro Road,
P.O. Box 145,
Ridgeville, ON LOS 1MO

April 11, 2019
Town of Pelham
ATTENTION: CURTIS THOMPSON
Dear Mr. Thompson
RE: 1651 Centre Street, Ridgeville
SITE PLAN APPROVAL REQUEST — ADDITIONAL INFORMATION
Please be advised that the Business information is as follows: '

e Town and Country Farm

e Joseph and Teresa Hozjan (Owners)

e Business Number: 89716 7532

e Nature of Business: Fruit and Vegetable Farm

e Number of Employees: One Foreign Worker (Seasonal)

If you require any further information, please contact us at 905-892-4428.

Sincerely,

/ =
2
Joseph and Teresa Hozjan teze %
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2 Pelham

NIAGARA

ST
wrealve - Carmag

APPLICATION FOR PROCLAMATION

Organization

Name: The CURE Foundation

Contact Name: Robyn Dalton

Address: 1320 Graham Blvd., Suite 130 |
City: TMR. Postal Code: H3P 3C8

Phone: 888-592-2873 Emall rdalton@curefoundation.com
Proclamation . .

Requested: National Denim Day

Dates of

Proclamation: [“IDay(s) May 14,2019 [OJWeek [OMonth ‘

Please check and insert dates \
Purpose of

. Founded in 19968, CURE's mission is threefold: we purchase life-saving medical equipment, we fund cutting edge
Proclamation:

scientific research and we support community programs for breast cancer patients and their families. These initiatives

are all funded thanks to our major fundraising event, National Denim Day. Every year, on the Tuesday after Mother's Day, close

Description of
Organization:
(Please include a brief
description. Additional
information may be
attached to this form).

to 3000 organizations take part in National Denim Day in their place of work. :

Has the same or a similar proclamation been requested [JYes [INo
of the Town of Pelham Council in past years? Date: [

You must provide the draft wording for your proclamation in order to receive an official signed proclamation from
the Mayor.

Personal information on this form is collected pursuant to the Municipal Freedom of Information and Protection of
Privacy Act and will be used for the purpose of processing your request. Questions about this collection should be
directed to the Jawn Clerk, 28-PelhamJown Square, P.0.Box 400, Fonthill, ON LOS 1E0 905-892-2607, ext. 315.

snstre: P02 Pa XS suteAPT 10, 2019

Please complete and submit your completed form at least two weeks in advance of the occasion to:
Nancy J. Bozzato, Town Clerk
20 Pelham Town Square, PO Box 400
Fonthill, ON LOS 1E0
Email: nibozzato@pelham.ca Phone: (905) 892-2607 ext. 315

-y Administration
@ Services

20 Pelham Town Square P.O Box 400 - Fonthill, ON LOS 1E0 p: 905.892.2607 f: 905.892.5055

pelham.ca
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- PROCLAMATION-

WHEREAS breast cancer is the most frequently diagnosed cancer in Canadian
women — it can be completely cured if caught in time.

AND WHEREAS 26,300 Canadian women were diagnosed with breast cancer in
2017; this represents 25% of all new cancer cases. 230 were men.

AND WHEREAS 5,000 women died of this disease in 2017; 13% of all cancer deaths

AND WHEREAS women younger than 35 tend to be diagnosed with more aggressive,
higher grade tumors; they are often more advanced at diagnosis

AND WHEREAS 1 in 8 Canadian women will develop breast cancer in her lifetime,
and 1 in 31 will die from it!

AND WHEREAS by proclaiming Tuesday, May 14t 2019, National Denim Day, the
City of Pelham assists the CURE Foundation for breast cancer in
raising awareness about the seriousness of this women's disease.

NOW THERFORE BE IT RESOLVED THAT |, , MAYOR of the Town
of Cambridge, do hereby proclaim that Tuesday, May 14th, 2019, fo
be:

“NATIONAL DENIM DAY”

in the Town of Petham in the province of Ontario, and in issuing this
proclamation, ask our citizens to recognize this day.

Dated this 10t day of the month of April 2019 at Town of Pelham in
the province of Ontario.

XXXX,
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NIAGARA

Proclamation

National Denim Day
May 14, 2019

WHEREAS, breast cancer is the most frequently diagnosed cancer in
Canadian women - it can be completely cured if caught in time;

WHEREAS, 26, 300 Canadian women were diagnosed with breast cancer in
2017. This represents 25% of all new cancer cases. 230 were men;

WHEREAS, 5,000 women died of this disease in 2017 which is 13% of all
cancer deaths;

WHEREAS, women younger than 35 tend to be diagnosed with more
aggressive, higher grade tumors. They are often more advanced at
diagnosis;

WHEREAS, 1 in 8 Canadian women will develop breast cancer in her lifetime,
and 1 in 31 women will die from it;

WHEREAS, by proclaiming Tuesday, May 14t", 2019 as National Denim Day,
the Town of Pelham assists the CURE Foundation for breast cancer in raising
awareness about the seriousness of this women’s disease.

THEREFORE BE IT RESOLVED THAT, the Corporation of the Town of Pelham
does hereby proclaim May 14th, 2019 as National Denim Day, and

DATED AT the Town of Pelham this 06th day of May 2019.

MAYOR MARVIN JUNKIN
TOWN OF PELHAM

Town of Pelham Clerk’s Department
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April 22, 2019

TOWN OF PELHAM
APR 23 2013
RECEIVED

Mr. Mayor and Members of Town Council:

We take strong exception to your response to our offer of a Volunteer Gift to the Town
of Pelham, to permanently replace the Town Square Arches. The Rotary Club of Fonthill
and the Summerfest Committee have offered to fully finance this project (over
$100,000.00), including the engineering, tendering, erection processes and maintenance
costs to bring this project to fruition, again, at no cost to the Town.

This Volunteer Gift was presented by two long serving and productive citizen volunteers

(aka taxpayers):

Frank Adamson as Council appointed member of the Summerfest Committee, as
Citizen of the Year and as a Rotarian leader and;

Bill Gibson who has sat for over five years on numerous Town Committees, past
Chair of the Community Centre Oversight Committee, Chair of the Summerfest
Committee and a person who offers professional services to the Town pro-bono.

We stood before you with a Gift to the Town formulated by a great number of
dedicated citizen volunteers who have over the years expended their talent, time and
personnel reputation in delivering extraordinary services for the betterment of our

community.

Instead of graciously accepting this generous citizen gift to the Town, and based on
musings, by the Mayor, who claims not to have strong feelings one way or the other you
all voted to amend our submitted motion to:

Conduct a poll/survey to gauge public support for the acceptance of our
Volunteer Gift with no:

time line (posting/closure) for the issuance of the poll

criteria for council to accept and or reject our proposal (50%+1, 85%
in favour?)

wording for this poll/survey

notification for the public on how to partake in a poll/survey

etc.

Canvas for other designs/projects by interested parties with no:

Time line for the issuance of the request for interest (RFl)
Minimum criteria that an alternative submission must meet (fully
funded, engineering, erected, etc.)

How the RFI will be posted

The evaluation criteria, and who will evaluate any submitted RFI
Indication if we have to resubmit through this RFl process
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- etc.

Of Note:

a. Councillor Wink, stated that it is a very small minority of disgruntled people
who oppose the Arches. The Voice of Pelham has already conducted a poll,
with 55% in favour of the replacement of the Arches at no cost to the
taxpayer. Thirty-six percent noted they were willing to contribute financially.

The Question arises:
-why is this poll not sufficient for council to approve a
Volunteer Gift such as ours?

b. The Arches have received a Niagara Community Design Award and are
prominently featured in the Town’s web site and other promotional and
advertising material. The arches have a very strong brand recognition and
serve a useful purpose for Pelham Summerfest, the Town Christmas
Celebration, World Polio Day Lighting and on the cover of the most recent
edition of the Community Guide, etc.

The Question arises:

— given the success and the acceptance by the community of the Arches
Design — over the last six years — why are you seeking another design or
replacement project?

c. Given that at least two prominent volunteer organizations in town, plus
other Individual Citizens, Volunteer Groups and four Community Business
Leaders, only hearing of our proposal without any fundraising campaign
have stepped forward pledging substantial monetary donations to this
Volunteer Gift.

The Question arises:
-Given the above why does council not see this as a strong affirmation
of public support for our proposed Volunteer Gift?

d. This Volunteer Gift is being presented by two organizations in Town. These
organizations are composed of very long-serving and dedicated volunteer
citizens that donate cumulatively thousands of hours of their time
contributing greatly to the quality of life in Pelham and have expended and
will continue to expend a significant amount of personal time, some through
gratis professional services to fundraising, formulating, presenting and
bringing this Volunteer Gift to fruition.

Page 65 of 421



The Question arises:

By obfuscating on your approval to accept this grift, why has council
voted to be so disingenuous and insulting to citizen volunteers, and

is this the new norm for council vis a vis volunteer proposals to improve
the community in the future?

e. Given that your open-ended delay in approving this Gift to the Town and
knowing that your actions will significantly delay the planning for the final
design and more importantly the necessary fundraising for this initiative.

The Question arises:

How are you going to justify (given the Voice of Pelham’s poll results) to the
citizens, property owners, voters and the hundreds of volunteers that through
your actions, the Mayor and Councillors of this Town, are significantly
jeopardizing and obstructing the delivery of this Gift to the community? (again
at no cost to the rate payers)

With encouragement from many citizens of Pelham, the support of a great many Citizen
Volunteers and in good faith we presented to Council a Volunteer Gift to replace the
Town Square Arches. As Council’s actions have indicated you do not share our
philanthropic gesture to improve the community in which we live.

We trust that on receipt of this letter that Council will immediately re-visit its previous
actions on this Volunteer Gift at your next Council Meeting and accept our generosity to
the Community in the spirit in which it is intended.

Respectfully yours,

Frank Adamson

o .// ‘: F o2 .
(__j_‘.?"':.’i.(',;J;'_, ‘7‘462.,4-\401/-..\1
Bill Gibson

—

Cc. Nancy Bozzato
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371 Weslemkoon Lake Road
Box 436, R.R. #2

GILMOUR, ON KOL 1W0
clerk@tudorandcashel.com
www.tudorandcashel.com

LIBBY CLARKE, REEVE

BERNICE CROCKER, CLERK-TREASURER
613-474-2583 (Phone)

613-474-0664 (Facsimile)

THE CORPORATION OF THE TOWNSHIP OF TUDOR AND CASHEL

RESOLUTION

TOWNSHIP OF TUDOR AND CASHEL

APRIL 02, 2019 RESOLUTION NO: 2019 - 090

MOVED BY:_NOREEN REILLY SECONDED BY:_RONALD CARROLL

WHEREAS hydro is essential for all individuals and the cost to receive hydro
should not be so excessive that individuals cannot afford it;

AND WHEREAS the cost for service delivery for hydro should be affordable to
all individuals;

AND WHEREAS the Hydro One invoices received over the last few months for
the Township of Tudor and Cashel have indicated that 46% to 56% of the total
cost has been related to service delivery fee;

AND WHEREAS the Township of Tudor and Cashel believes the cost for service
delivery is not affordable to the Township or its residents;

AND WHEREAS the Township of Tudor and Cashel believes that Hydro One
and the Ontario Energy Board should review its plans regarding delivery service
to ensure that the cost of service delivery is fair to everyone;

NOW THEREFORE BE IT RESOLVED, THAT a copy of this motion be
circulated to Hydro One, Daryl Kramp, MPP Hastings-Lennox & Addington, the

Hon. Doug Ford, Premier of Ontario, Ontario Energy Board, all municipalities
and the Association of Municipalities of Ontario.

Carried: LIBBY CLARKE, HEAD OF COUNCIL
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250 Thorold Road, 3" Floor, Welland ON L3C 3wW?2
NIAGARA PENINSULA Sl o e \

Bad CONSERVATION oo

April 23, 2019

Niagara Region

1815 Sir Isaac Brock Way
P.O. Box 1042

Thorold, ON

L2V 477

SENT ELECTRONICALLY

Dear Chair Bradley and Regional Council,

Please be advised that at its regular meeting of April 17, 2019, the Board of Directors of the
Niagara Peninsula Conservation Authority adopted the following resolution:

Resolution No. FA-113-19
Moved by Board Member Steele
Seconded by Board Member Foster

WHEREAS the Region of Niagara requested the NPCA, in their March 1%, 2019 letter, for
comment regarding the NPCA Board composition and qualifications; and

WHEREAS the Auditor General of Ontario provided recommendations regarding Board skills,
experience and training in her September 14", 2018 report on the NPCA; and

WHEREAS Province of Ontario is currently reviewing regional governments, which could
impact the future Board of the NPCA; and

WHEREAS the City of Hamilton appeal regarding the NPCA levy is under review; and

WHEREAS the City of Hamilton, Haldimand County and the Niagara Region agreed to
address the composition of the NPCA Board after the NPCA levy review is complete;

THEREFORE, BE IT RESOLVED THAT the NPCA request to the Niagara Region that the
twelve temporary members’ (or their replacements’) terms be extended, until such time as the
appeal by the City of Hamilton is complete, and the agreement between the three
municipalities is finalized.

FURTHER THAT the NPCA Board and Staff recommend a list of competencies, modelled
from the Alberta Public Agencies matrix, to the Region of Niagara in order that the Region can
forward the competencies to their municipalities regarding whether they wish to recommend

to the Region to appoint an elected or citizen appointees.
CARRIED
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Please find attached a copy of the Alberta Public Agencies Board Profile & Competency Matrix
Tool for your reference. Any inquiries with respect to this resolution may de directed to Gayle
Wood, Interim CAO / Secretary Treasurer of the Niagara Peninsula Conservation Authority at
gwood@npca.ca or at 905- 788-3135 ext.251.

Sincerely,

Graht Bivol
Interim Clerk

Attachment: Alberta Public Agencies Board Profile & Competency Matrix Tool

cc: Region of Niagara area municipalities
City of Hamilton
Haldimand County
NPCA Board of Directors
Ron Tripp, CAO, Niagara Region
Gayle Wood, CAO / Secretary Treasurer, NPCA
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Board Profile & Competency Matrix Tool

This tool provides a list of critical competencies organized in three major areas. These competencies are intended to balance professional
experience, environmental or contextual knowledge and personal attributes and skills.

The competencies listed below are examples that can be used to create an overall board profile for the board, as well as inform the
development of a unique competency matrix, recruitment postings and director profiles for specific vacancies. Public agencies are encouraged
to tailor the competencies to best suit their needs and accurately reflect the requirements of that board.

Definitions for each of the competencies and the competency matrix tool are included in section 9.1 as part of the recruitment plan.

Competency Area Critical Competencies Brief Description

e (Governance
e Business/Management

e Legal/Regulatory The candidate has professional/volunteer
Relevant Professional Experience e Human Resources experience that is relevant and valuable to
e  Accounting/Financial the board of the public agency.

e Risk Management
e Public Relations/Media

e Government/Public Policy The candidate has specialized knowledge of
Specialized Environmental Knowledge e Community/Stakeholder Relations the environment or context affecting the

e Industry/Sector board of the public agency.

e Leadership/Teamwork The candidate has personal skills or
Personal Effectiveness Skills e Strategic Thinking/Planning attributes of value to the board of the public

e  Critical Thinking/Problem Solving agency.
Other Additional competencies may be identified that do not fall within the categories provided

above but are essential to the needs of the public agency.

1
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Relevant Professional Experience

Governance Experience

» The applicant has experience with, or is able to demonstrate knowledge or expertise in, board governance in the private, public, and/or
voluntary/non-profit sector. The applicant has a clear understanding of the distinction between the role of the board versus the role of
management. Governance experience could be acquired through prior board or committee service or reporting to/or working with a board
as an employee.

Business/Management Experience

» The applicant has experience with, or is able to demonstrate knowledge or expertise in, sound management and operational business
processes and practices in the private or public sector. This competency may include an understanding of topics such as managing complex
projects, leveraging information technology, planning and measuring performance, and allocating resources to achieve outcomes.

Legal/Regulatory Experience

» The applicant has experience with, or is able to demonstrate knowledge or expertise in, legal principles, processes, and systems. This may
include interpreting and applying legislation, experience with adjudicative or quasi-judicial hearings or tribunals, or an understanding of the
legal dimensions of organizational issues.

Human Resources Experience

» The applicant has experience with, or is able to demonstrate knowledge or expertise in, strategic human resource management. This may
include workforce planning, employee engagement, succession planning, organizational capacity, compensation, and professional
development. Depending on the public agency, knowledge or expertise in CEO performance management and evaluation may be a related
asset.

Accounting/Financial Experience
» The applicant has experience with, or is able to demonstrate knowledge or expertise in, accounting or financial management. This may
include analyzing and interpreting financial statements, evaluating organizational budgets and understanding financial reporting.

Risk Management Experience

» The applicant has experience with, or is able to demonstrate knowledge or expertise in, enterprise risk management. This may include
identifying potential risks, recommending and implementing preventive measures, and devising plans to minimize the impact of risks. This
competency may also include experience or knowledge of auditing practices, organizational controls, and compliance measures.

Public Relations/Media Experience

» The applicant has experience with, or is able to demonstrate knowledge or expertise in, communications, public relations or interacting with
the media. This may include knowledge of effective advocacy and public engagement strategies, developing key messages, crisis
communications, or social media and viral marketing.

2
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Specialized Environmental Knowledge

Government/Public Policy Knowledge
» The applicant has experience with, or is able to demonstrate knowledge or expertise of, the broader public policy context affecting the public
agency. This may include the strategic priorities of government and the relationship between those priorities and the work of the public

agency.

Community/Stakeholder Relations Knowledge

» The applicant has experience with, or is able to demonstrate knowledge or expertise of, the community or communities the public agency
serves, including the stakeholder landscape affecting the public agency. This may include a demonstrated capacity to build networks and
foster trusting relationships with communities and stakeholders.

Industry/Sector Knowledge

» The applicant has experience with, or is able to demonstrate knowledge or expertise of, the industry or sector the public agency operates
within. This may include an understanding of particular trends, challenges and opportunities, or unique dynamics within the sector that are
relevant to the public agency.

Personal Effectiveness Skills

Leadership/Teamwork Skills
» The applicant demonstrates an ability to inspire, motivate and offer direction and leadership to others. The candidate also demonstrates an

understanding of the importance of teamwork to the success of the board. This may include an ability to recognize and value the
contributions of board members, staff, and stakeholders.

Strategic Thinking/Planning Skills
» The applicant demonstrates an ability to think strategically about the opportunities and challenges facing the public agency and to engage in
short, medium and long-range planning to provide high-level guidance and direction for the public agency.

Critical Thinking/Problem Solving Skills
» The applicant demonstrates an ability to apply critical thinking to creatively assess situations and to generate novel or innovative solutions to

challenges facing the board of the public agency.
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Board Profile & Competency Matrix Template

GENERAL BOARD MEMBER COMPETENCY MATRIX <Candidate 1> <Candidate 2> <Candidate 3> <Candidate 4> <Candidate 5>

(*Choose as many competencies as applicable)

Relevant Professional Experience
Governance Experience
Business/Management Experience
Legal/Regulatory Experience

Human Resources Experience
Accounting/Financial Experience

Risk Management Experience

Public Relations/Media Experience
Specialized Environmental Knowledge
Government/Public Policy Knowledge
Community/Stakeholder Relations Knowledge
Industry/Sector Knowledge

Personal Effectiveness Skills
Leadership/Teamwork Skills

Strategic Thinking/Planning Skills

Critical Thinking/Problem Solving Skills
Other

<Competency 1>

<Competency 2>

<Competency 3>

*To be completed as part of the recruitment plan, as outlined in section 9.1.
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C City of Welland

i Legislative Services

N — Office of the City Clerk

——_| " 60 East Main Street, Welland, ON L3B 3X4
e“and Phone: 905-735-1700 Ext. 2280 | Fax: 905-732-1919

Email: clerk@welland.ca | www.welland.ca

ONTARIO - CANADA

April 18, 2019 File No. 19-70

SENT VIA EMAIL

Niagara Region

1815 Sir Isaac Brock Way

Thorold, ON L2V 4T7

Attention: Ann-Marie Norio, Niagara Regional Clerk

Dear Ms. Norio;

Re: April 16, 2019 - WELLAND CITY COUNCIL

At its meeting of April 16, 2019, Welland City Council passed the following motion:

“THAT THE COUNCIL OF THE CITY OF WELLAND receives for
information the correspondence from the Region of Niagara dated April
9, 2019 regarding Report PDS 9-2019: New Official Plan Consultation

Timeline Framework.”

Yours truly,

(oot

Tara Stephens
City Clerk

TS:cap
c.c. - Local Area Municipality Clerks
- D. Degazio, Director of Economic Development

- G. Munday, Manager of Development Approvals
- E Nickel, General Manager, Infrastructure & Development Services/City Engineer

Bridging the past, present and future
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City of Welland

Legislative Services

i, Office of the City Clerk

— ] ~ 60 East Main Street, Welland, ON L3B 3X4

e“and Phone: 905-735-1700 Ext. 2280 | Fax: 905-732-1919
Email: clerk@welland.ca | www.welland.ca

ONTARIO - CANADA

April 18, 2019 File No. 19-68

SENT VIA EMAIL

Niagara Region

1815 Sir Isaac Brock Way

Thorold, ON L2V 4T7

Attention: Ann-Marie Norio, Niagara Regional Clerk

Dear Ms. Norio:

Re: April 16, 2019 — WELLAND CITY COUNCIL
At its meeting of April 16, 2019, Welland City Council passed the following motion:

“THAT THE COUNCIL OF THE CITY OF WELLAND receives for
information the correspondence from the Region of Niagara dated April
9, 2019 regarding Report PDS 5-2019: Statutory Public Meeting for Draft
Regional Official Plan Amendment 15 - Exemption Policies.”

Yours truly,

gom

Tara Stephens
City Clerk

TS:cap
c.c. - Local Area Municipality Clerks

- G. Munday, Manager of Development Approvals
- E Nickel, General Manager, Infrastructure & Development Services/City Engineer

Bridging the past, present and future
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¢ City of Welland

Legislative Services

N E Office of the City Clerk
——_| ~ 60 East Main Street, Welland, ON L3B 3X4
e“and Phone: 905-735-1700 Ext. 2280 | Fax: 905-732-1919

Email: clerk@welland.ca | www.welland.ca

ONTARIO - CANADA

April 18, 2019 File No. 19-66

SENT VIA EMAIL

Niagara Region

1815 Sir Isaac Brock Way

Thorold, ON L2V 4T7

Attention: Ann-Marie Norio, Niagara Regional Clerk

Dear Ms. Norio:

Re: April 16, 2019 - WELLAND CITY COUNCIL

At its meeting of April 16, 2019, Welland City Council passed the following motion:

“THAT THE COUNCIL OF THE CITY OF WELLAND endorses the updated .
Memorandum of Understanding for Planning Function and Services
between the Regional Municipality of Niagara and Local Area
Municipalities dated March 2019; and further

THAT Welland City Council authorizes the Chief Administrative Officer to
sign the updated Memorandum of Understanding for Planning Function
and Services on behalf of the City of Welland.”

Yours truly,

f«Tara Stephens
City Clerk

TS:cap
c.c. - R. DiFelice, Manager of Policy Planning

- E. Nickel, General Manager, Infrastructure & Development Services/ City Engineer
- Local Area Municipality Clerks

Bridging the past, present and future
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City of Welland
Legislative Services
e g Office of the City Clerk
e S ~ 60 East Main Street, Welland, ON L3B 3X4
euand Phone: 905-735-1700 Ext. 2280 | Fax: 905-732-1919
Email: clerk@welland.ca | www.welland.ca

ONTARIO - CANADA

April 18, 2019 File No. 19-67

SENT VIA EMAIL

Niagara Region

1815 Sir Isaac Brock Way

Thorold, ON L2V 4T7

Attention: Ann-Marie Norio, Niagara Regional Clerk

Dear Ms. Norio;

Re: April 16, 2019 - WELLAND CITY COUNCIL

At its meeting of April 16, 2019, Welland City Council passed the following motion:

“THAT THE COUNCIL OF THE CITY OF WELLAND receives for
information and supports the request from the Region of Niagara dated
April 2, 2019 regarding Report PHD 06-2019: Mutual Assistance
Agreement for Emergency Management.”

Yours truly,

Tara Stephens
City Clerk
TS:cap

c.c. - Local Area Municipality Clerks
- B. Kennedy, Chief, Fire & Emergency Services
- A. Eckhart, Deputy Fire Chief

Bridging the past, present and future i
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NOTICE OF THE ANNUAL GENERAL MEETING OF SHAREHOLDERS
PENINSULA WEST POWER INC.
NOTICE IS HEREBY GIVEN that the Annual General Meeting of Shareholders of
PENINSULA WEST POWER INC. (the “Corporation”) will be held at the Niagara
Peninsula Energy service centre, 2676 Clifford Street, Smithville on Wednesday May 15.
2019 at 4:00 in the afternoon (local time). The purpose of the meeting is as follows:
1. To elect the following six nominees as directors of the Corporation:
DAVE BYLSMA
TONY BRUNET
BOB HILDEBRANDT
PAUL MacPHERSON
JOHN NICOL
JASON TROMBETTA

2. To approve the Corporation’s audited financial statements for the fiscal period
ended December 31, 2018.

3. To appoint the auditors of the Corporation.

4. To ratify, sanction, approve and confirm the actions of the Board of Directors.

5. To transact such other business as may properly come before the Meeting.
DATED AT FONTHILL, ONTARIO, APRIL 25, 2019.

BY ORDER OF THE BOARD OF DIRECTORS.

Brian Walker, President and Secretary-Treasurer
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Administration

LOCAL AREA MUNICIPALITIES

SENT ELECTRONICALLY

2019 Property Tax Policy, Ratios and Rates

CSD 16-2019

Regional Council, at its meeting held on April 25, 2019, passed the following

recommendation of its Corporate Services Committee:

T R i i
Office of the Regional Clerk
Nlagara / / Reglon 1815 Sir Isaac Brock Way, PO Box 1042, Thorold, ON L2V 4T7
Telephone: 905-685-4225 Toll-free: 1-800-263-7215 Fax: 905-687-4977
www.niagararegion.ca
April 29, 2019

CL 9-2019, April 25, 2019
CSC 4-2019, April 17, 2019
CSD 16-2019, April 17, 2019

That Report CSD 16-2019, dated April 17, 2019, respecting 2019 Property Tax
Policy, Ratios and Rates, BE RECEIVED and the following recommendations BE
APPROVED:

1. That Regional Council APPROVE the following tax ratios and sub-class

reductions for the 2019 taxation year:

Property Classification

Residential

New Multi-Residential
Multi-Residential

Commercial

Commercial — Excess Land
Commercial — Vacant Land
Industrial

Industrial — Excess Land

Industrial — Vacant Land

Pipeline

Farmland

Managed Forest

Farmland Awaiting Development 1
Farmland Awaiting Development 2
Landfill Sites

Tax Ratio

1.000000
1.000000
1.970000
1.734900
1.734900
1.734900
2.630000
2.630000
2.630000
1.702100
0.250000
0.250000
1.000000

Class Ratio

2.940261

Sub-Class Reduction

30%
30%

30%
30%

25%
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2019 Property Tax Policy, Ratios and Rates
April 29, 2019
Page 2

2. That by having no properties eligible for capping in the industrial class,
Regional Council OPT OUT of the capping program for the industrial tax
class for the 2019 and subsequent taxation years;

3. That the 2019 tax capping program for the commercial class reflecting the
following criteria BE APPROVED:

a) Anannual cap BE SET at the greater of:

i. An amount representing an increase of 10% of the previous year’s
annualized tax, or

ii.  An amount representing an increase of 10% of the previous year’s
Current Value Assessment (CVA) tax;

b) That, following the application of the capping program, all increasing
properties within $500 threshold and decreasing properties within $50
threshold of the CVA taxes BE MOVED directly to CVA taxation;

c) Properties at CVA tax in 2018 BE EXCLUDED from the capping
program; and

d) Properties that would cross over CVA tax in 2019 BE EXCLUDED from
the capping program;

4. That the phase-out of the capping program over four years for the
Commercial property class with 2019 being year three of the four years BE
ADOPTED,;

5. That the 2019 capping program BE FUNDED by claw back from within
respective classes pursuant to section 330 of the Municipal Act;

6. That the Region BE DIRECTED to act as a banker, under section 330(6) of
the Municipal Act for the 2019 municipal tax adjustments;

7. That the necessary by-laws BE PREPARED and PRESENTED to Council
for consideration and CIRCULATED to the Councils of the local area
municipalities for information; and

8. That this report BE CIRCULATED to the Councils of the local area
municipalities for information.
A copy of CSD 16-2019 is enclosed for your reference.

Yours truly,

it O~—

Ann-Marie Norio
Regional Clerk
‘mt
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2019 Property Tax Policy, Ratios and Rates

April 29, 2019
Page 3
CLK-C 2019-098
cc: R.Fleming Senior Tax & Revenue Analyst, Enterprise Resource Management Services
M Montague Executive Assistant, Enterprise Resource Management Services
T. Harrison Commissioner/Treasurer, Enterprise Resource Management Services
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Niagara,/l/ Region CSD 16-2019

April 17, 2019
Page 1

Subject: 2019 Property Tax Policy, Ratios and Rates
Report to: Corporate Services Committee
Report date: Wednesday, April 17, 2019

Recommendations

1. That Regional Council APPROVE the following tax ratios and sub-class reductions
for the 2019 taxation year:

Property Classification Tax Ratio Sub-Class Reduction
Residential 1.000000

New Multi-Residential 1.000000

Multi-Residential 1.970000

Commercial 1.734900

Commercial — Excess Land 1.734900 30%
Commercial — Vacant Land 1.734900 30%
Industrial 2.630000

Industrial — Excess Land 2.630000 30%
Industrial — Vacant Land 2.630000 30%
Pipeline 1.702100

Farmland 0.250000

Managed Forest 0.250000

Farmland Awaiting Development 1 1.000000 25%
Farmland Awaiting Development 2 Class Ratio

Landfill Sites 2.940261

2. That by having no properties eligible for capping in the industrial class, Regional
Council OPT OUT of the capping program for the industrial tax class for the 2019
and subsequent taxation years.

3. That the 2019 tax capping program for the commercial class reflecting the following
criteria BE APPROVED:

a. An annual cap BE SET at the greater of:

i. An amount representing an increase of 10% of the previous year’s
annualized tax, or

ii. An amount representing an increase of 10% of the previous year’s
Current Value Assessment (CVA) tax.

b. That, following the application of the capping program, all increasing
properties within $500 threshold and decreasing properties within $50
threshold of the CVA taxes BE MOVED directly to CVA taxation.
Properties at CVA tax in 2018 BE EXCLUDED from the capping program.
Properties that would cross over CVA tax in 2019 BE EXCLUDED from
the capping program.

Qo
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CSD 16-2019
April 17, 2019
Page 2

4. That the phase-out of the capping program over four years for the Commercial
property class with 2019 being year three of the four years BE ADOPTED.

5. That the option to limit capping protection only to reassessment-related changes
prior to 2019 BE ADOPTED.

6. That the 2019 capping program BE FUNDED by claw back from within respective
classes pursuant to section 330 of the Municipal Act.

7. That the Region BE DIRECTED to act as a banker, under section 330(6) of the
Municipal Act for the 2019 municipal tax adjustments.

8. That the necessary by-laws BE PREPARED and PRESENTED to Council for
consideration and CIRCULATED to the Councils of the local area municipalities for
information.

9. That this report BE APPROVED and CIRCULATED to the Councils of the local area
municipalities for information.

Key Facts

e The purpose of this report is to set the 2019 tax policy which sets the tax ratio and
tax capping program details. Tax policy accounts for property assessment changes
and impacts the actual taxes paid by property owners. These tax policy changes
may shift the distribution of taxes between property classes.

e The recommended tax policy for 2019 is status quo based on the tax policy decision
adopted for the 2018 taxation year and is being recommended by Regional staff and
Area Treasurers.

e 2019 is the third year of the four year reassessment phase-in period ending 2020.

e In order for the local area municipalities to complete final tax billings in June,
Regional bylaws should be established no later than April.

e The Region approved a levy increase of 3.83%. Local area municipal increases are
projected to range from 0% to 9.28%.

e Under the status quo tax policy the residential class in aggregate will see an
increase of 3.55% over 2018 as a result of a negative reassessment shift of 0.28%
(see table 1).

e The reassessment impacts, proposed tax policy and approved Regional tax levy will
result in an increase of approximately $51 (3.5%) to the typical residential property
with a CVA of $267,711 in 2019 for an annual Regional property tax of $1,516.

e As of the date of this report, the Province has not released the 2019 education tax
rates.
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CSD 16-2019
April 17, 2019
Page 3

e The Region continues strategies to exit the capping program. The commercial class
is projected to have 0 capped properties and 0 clawed back properties for 2019
(eligible to exit 2020). The multi-residential tax class was exited fully in 2017 and the
industrial class will be exited fully in 2019.

Financial Considerations

There are no direct costs to the Region as a result of setting 2019 tax policy. There are
taxpayer impacts as a result of tax shifts between property classes due to re-
assessment phase-in, assessment growth and tax ratio decisions. Detailed analysis of
assessment growth, reassessment and phase-in changes and tax ratios is included in
the Tax Policy Study attached as Appendix 1.

The recommendations related to capping protection for the commercial property class
are funded through a clawing back of tax reductions within the same class. The
recommendations will have implications to those existing property owners whose
properties are capped and those who properties are subject to claw back. However, for
2019 it is projected that there will not be any capped properties.

As will be discussed under the Other Policy Consideration section of this report, Council
approved the phase-out of the commercial/industrial vacant unit rebate program starting
in 2019 through CSD 3-2019. Included as part of the 2019 levy supported operating
budget, was a budgeted reduction of approximately $300,000 for the vacant unit
program. Also as part of Report CSD 3-2019, Council approved the phase-out of the
vacant/excess land subclass discount which does not have an impact on tax policy until
2022.

Analysis

The Municipal Act provides the Region with the responsibility to establish tax policy to
raise levy requirements. These tax policy decisions are reviewed and discussed with
local Area Treasurers. Regional staff met with the local Area Treasures and discussed
options for the 2019 tax policy and all Area Treasurers strongly support the
recommendation in this report.

Due to the 2016 reassessment, assessment growth and provincial legislation, tax shifts
will occur across all property classes. These factors are outside the control of Niagara
Regional Council and the budget process. The only opportunity to affect these is
through the thorough analysis of options available for ratios and resulting impacts. Staff
with the use of a third party consultant undertook analysis of a number of options to
arrive at the recommendations presented in this report.

The Region has several tax related performance metrics that are being measured and
are reported in Appendix 2. These metrics as well as BMA relative tax burden metrics
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were considered in the evaluation of tax policy options identified in this report. Policy
decisions proposed have been made with the following considerations in mind:

e Residential taxpayer - The residential class is responsible for 73% of the overall
tax levy. Under the status quo tax policy the residential class in aggregate will
see an increase of 3.55% over 2018 as a result of a negative reassessment shift
of 0.28% (see table 1). This decrease in the residential class’ proportionate share
of taxes will continue for the balance of the reassessment cycle (2020). In
previous years, the Region utilized the negative shift away from the residential
class to provide relief to multi-residential and commercial tax classes through
reduced tax ratios. As identified in the most recent BMA study, the weighted
average residential property taxes payable as a percentage of household income
is above the BMA study average (i.e., Niagara 4.9% [5.2% weighted average]
verses BMA average 4.8%). The negative shift from the reassessment will assist
with narrowing the gap between Niagara and the BMA average.

As can also be seen in Appendix 2 to this report, all three categories of
residential developments have average property taxes per unit above the BMA
survey average for 2018. The residential categories included in the BMA study
are detached bungalow, two-storey homes and senior executive homes.

e Job creation/growth — per Table 2, Industrial properties pay 3.24% of Regional
taxes. Due to significant reassessment and appeal reductions in the property
class in the recent past, the Industrial class represents 3.24% in taxation which is
down from 3.61% in 2016 and remains below or at the BMA relative tax burden
averages provided in Appendix 2.

e Commercial properties pay the second largest share (after residential) of
Regional taxes at 18.38%. Appendix 2 illustrates that Niagara taxation of
shopping centres and hotels are moderately above the BMA average while office
buildings and motels are below. It should be noted that significant hotel appeals
outstanding may reduce the overall tax burden for this property type if the
appeals are successful ($907 million in CVA). The current assessment practice
for hotels is the net rental income approach. A higher potential income per night
from a higher concentration of hotels in Niagara Falls tourist areas (51 out of 80
hotels) helps explain the higher Niagara hotel taxes relative to neighbouring
municipalities. For the 2018 taxation year Council approved a reduction in the
commercial tax ratio from 1.7586 to 1.7349. Under the status quo tax policy for
2019, this reduction in the tax ratio will be retained.
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Basis for Policy Recommendations

1. Assessment Growth

The overall real assessment growth that occurred in 2019 was 1.65% (as included in
the approved 2019 operating budget), equivalent to $5,705,152 in tax dollars. Table 1
summarizes the overall assessment growth that occurred in 2018 as well as the impacts

affecting each of the tax classes based on maintaining the status quo tax ratios for

2019.
Table 1 — 2019 Tax Levy Impacts by Property Class (Status Quo Policy)
Impacts
Property Class 2018 Levy 2019 Levy Avg % Increase
Growth Phase-In Levy

Residential S 250,722,218 | $ 5,647,400 | $ (726,422)| $ 9,626,725 | $ 265,269,921 3.55%
New Multi-Residential 766,871 13,926 5,500 29,609 | $ 815,906 4.58%
Multi-Residential 14,913,471 (366,364) (66,918) 545,286 | $ 15,025,475 3.21%
Farm 2,832,219 (30,642) 198,501 112,985 | $ 3,113,063 11.00%
Management Forest 16,253 1,952 770 715 | $ 19,690 9.14%
Commercial 63,691,226 439,228 666,478 2,440,106 | $ 67,237,038 4.88%
Industrial 11,497,293 (14,706) (48,010) 430,586 | $ 11,865,163 3.33%
Pipelines 2,250,941 14,358 (28,998) 84,212 | $ 2,320,513 2.45%
Landfill 57,780 - (1,034) 2,137 | $ 58,883 1.91%
Total $ 346,748,272 | $ 5,705,152 | $ (133)| $ 13,272,361 | $ 365,725,652 3.83%
% Increase 1.65% 0% 3.83% 5.47%

2. Re-Assessment Phase-In and Tax Shifts

Reassessments of all properties is mandated by the Province every four years across
Ontario to ensure that current value assessments (CVA) relied upon for property tax
purposes are reflective of current market conditions. The 2017 taxation year
represented the first phase-in year of the current four year reassessment cycle based
on the January 1, 2016 valuation date. This reassessment cycle applies to the taxation
years 2017 to 2020. Any assessment related decreases are implemented in the first
year of the four year cycle with any increases being phased-in equally over the four
years. As a result of decreases coming into effect in the 2017 tax year, the tax shifts
across property classes are most significant in year one of the phase-in period which is
what occurred with the Industrial property class reduction in 2017. These factors are as
a result of MPAC assessment and outside of the control of Niagara Regional Council
and the budget process

As mentioned above, this decrease in the residential class’ proportionate share of taxes
will continue for the balance of the reassessment cycle (2020) as seen in Table 2. This
redistribution will shift taxes to commercial and farm properties. The 2019 amounts in
Table 2 are based on the proposed status quo rates from 2018. The table represents a
starting point for the ratio analysis. This will assist with the residential tax payer
affordability.
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Table 2 — Multi-Year Tax Distribution by Tax Class
Realty Tax Class 2018 Year End Share 2019 Levy Share
(As Revised) (As Returned)
Taxable

Residential $ 256,369,618 72.74% $ 265,269,922 72.53%
Farm 2,801,577 0.79% 3,113,064 0.85%
Managed Forest 18,205 0.01% 19,689 0.01%
New Multi-Residential 780,797 0.22% 815,906 0.22%
Multi-Residential 14,547,107 4.13% 15,025,476 4.11%
Commercial 64,130,454 18.20% 67,237,038 18.38%
Industrial 11,482,587 3.26% 11,865,164 3.24%
Landfill 57,780 0.02% 58,884 0.02%
Pipeline 2,265,299 0.64% 2,320,512 0.63%
Total Taxable $ 352,453,424 100% $ 365,725,655 100%

3. Education Rates

At this time, the Province has not released the 2019 education tax rates. It is anticipated
that the rates will be established with the Provincial budget in April. In previous years,
the Province has maintained a revenue neutral approach for the residential property
class meaning that the residential class typically will see a reduction in the education tax
rate from year to year. We expect the same for 2019. The education tax “room” that is
created as a result of the revenue neutral education approach assists in offsetting
municipal tax increases. Table 3 summarizes the historical education tax rates for all

property classes.

Table 3 — Historic Education Tax Rates

Education Rates

Realty Tax Class 2015 2016 2017 2018

Residential 0.00195000 | 0.00188000 | 0.00179000 | 0.0017000
Farm 0.00048750 | 0.00047000 | 0.00044750 | 0.0004250
Managed Forest 0.00048750 | 0.00047000 | 0.00044750 | 0.0004250
Multi-Residential 0.00195000 | 0.00188000 | 0.00179000 | 0.0017000
New Multi-Residential | 0.00195000 | 0.00188000 | 0.00179000 | 0.0017000
Commercial 0.01190000 | 0.01180000 | 0.01140000 | 0.0109000
Landfill N/A N/A 0.01822671 | 0.0178518
Industrial 0.01530000 | 0.01500000 | 0.01390000 | 0.0134000
New Industrial 0.01190000 | 0.01180000 | 0.01140000 | 0.0109000
Pipeline 0.01190000 | 0.01180000 | 0.01140000 | 0.0109000
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4. Waste Management Rates

Waste management tax rates are also set based on the Regional tax ratios. The waste
management requisition by municipality was already approved through report CSD 7-
2019; however the by-law setting for the waste management rates for the 2019
requisitions will be brought forward with the general tax levy by-law as the rates are
based on each municipality’s assessment and are dependent on the tax ratios (with the
exception of Niagara-on-the-Lake). Overall, the waste management levy requirements
increased by $725,976 from $34,602,337 in 2018 to $35,328,313 in 2019, an increase
of 2.1% before assessment growth. As discussed as part of CSD 7-2019 2019 Budget-
Waste Management Services Operating Budget and Requisition, assessment growth in
aggregate for the Region is 1.65% for 2018, resulting in the net requisition changes by
local area municipality ranging from a decrease of 1.24% to an increase of 1.94% (total
net requisition after growth of 0.45%). Therefore the combined waste management levy
and general levy increase will result in a residential tax class increase of less than the
Regional levy impact noted above.

Tax Policy Considerations

A number of scenarios were reviewed for the 2019 tax policy. All scenarios considered
utilizing the negative tax shift away from the residential class to benefit other tax classes
(i.e., commercial, multi-residential).

Despite the additional scenarios considered, staff are recommending a status quo
scenario for 2019 for the reasons outlined in the Residential Taxpayer Affordability
section. Specifically, keeping the negative shift with the residential class will mitigate the
residential Regional tax levy increase to 3.55% from 3.83%. Further to this, the BMA
study has shown that all residential categories are above the BMA study average. This
position has been supported by the Treasurers of the local area municipalities as they
are also projecting levy increase ranging from 0 to 9.28%.

Further to this, in previous years, the Region has utilized the negative tax shift away
from the residential class to benefit commercial and multi-residential property owners. In
addition, the Region also created a New Multi-Residential tax class in 2003 which
carries the same ratio as residential properties which provides greater relief to newly
constructed multi-residential buildings. See appendix 4 for historical Regional tax ratios.

Consideration was given to reduce the commercial tax burden as the hotel category is
above BMA average (as discussed above). However as there are also a number of
incentive programs that are available to this segment (including Tax Increment Grants,
Development Charge exemptions/grants) this was not recommended. No consideration
was given to adjusting the industrial ratio as the industrial tax class allocation is
decreasing as noted in Table 2 as well as the fact that the Region is at or below the
BMA average for this segment.
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2019 Property Tax Levy Impacts

Table 4 shows the Regional tax increases for status quo tax policy. As per Appendix 1,
reassessment impacts increased the overall Region taxable assessment by an average
of 4.05% for all tax classes. Properties that are reassessed with increases greater than
the average will see tax increases greater than the Region’s budget increase of 3.83%
and conversely properties reassessed less than the 4.05% average will see increases
(or decreases) of less than 3.83%.

Table 4 — Regional Tax Increases for Status Quo Tax Policy

2018 Final 2019 2019 - Status Quo
Taxation . ]
Class Avg CVA* Regional |\ o cya | Resional > %
Taxes Taxes Increase Increase
Residential 258,361 1,465 267,711 1,516 51 3.5%
Multi-Res. 2,449,215 27,361 2,533,468 28,262 901 3.3%
Commercial 735,600 7,237 772,380 7,588 351 4.8%
Industrial 708,763 10,571 735,909 10,960 389 3.7%
Farmland 326,484 463 363,311 514 51 11.1%

Municipal Impacts

As part of the 2019 tax policy review, the background documentation and scenario
analysis was distributed to and discussed with the local Area Treasurers. Appendix 1
shows the municipal tax levy impacts of status quo tax policy recommendations in
addition to an alternative scenario to be discussed further in the alternatives section.
Under this option the relative tax impact on the residential class will be lower than the
2019 general levy increase as a result of the shift away from the residential class due to
reassessment impacts.

While the tax shift away from the residential class for the Region as a whole is -0.28% it
ranges from -1.55% to 1.73% for each area municipality based on localized assessment
trends and is summarized below in Table 5 (Region portion only).
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Table 5 — Regional Tax Levy Shifts (2018 Revised to 2019 Notional)

Assessment Impacts by Tax Class
Area Municipality . . Total (Includes All
Residential
Tax Classes)
Fort Erie -1.55% -1.58%
Grimsby 1.73% 2.05%
Lincoln 0.75% 0.72%
Niagara Falls 0.07% 0.22%
Niagara-on-the-Lake 0.13% 0.77%
Pelham -0.86% -0.73%
Port Colborne -1.24% -0.98%
St. Catharines -0.79% -0.26%
Thorold -1.03% -0.88%
Wainfleet 0.04% 0.53%
Welland -1.06% -0.94%
West Lincoln 0.98% 1.13%
Region Average -0.28% 0.00%

e Six Municipalities (Fort Erie, Port Colborne, Welland, Lincoln, Pelham and St.
Catharines) see a tax shift away from the residential class above the Region
average of 0.28% under the status quo scenario due to the residential
reassessment increase being below the average increase for other
municipalities.

e The remaining six municipalities will still see a positive tax shift on the residential
class under a status quo scenario ranging from 0.04% to 1.73%.

e Overall (when considering all tax classes) Fort Erie tax payers will incur a
reduced share of the Region levy for 2019 in comparison to 2018 under the
status quo scenario (-1.58%) with Grimsby tax payers incurring an increased
share (2.05%). Any municipality, class or other group of properties subject to a
rate of phase-in change around 4.05% would likely carry a similar share of the
Regional levy in 2019 as in 2018. Representative property groupings (class,
municipality, ward, etc.) experiencing higher rates of change will attract a greater
share of the overall levy; and vice-versa for those increasing at rates below the
aggregate.

Other Policy Consideration

e Optional Sub-class to Facilitate Reduced Tax Rates for Small-Scale Value-Added
Industrial & Commercial Activities on Farms.

The Province announced a new optional subclass for commercial and industrial
improvements on farm properties. If a municipality adopts this new optional tax
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class, the first $50,000 of commercial and industrial assessment attached to a farm
property will be taxed at 25% of the rate that otherwise would have applied for that
specific property. The purpose of this new policy is to support small-scale agri-food
enterprises with not more than $1,000,000 in CVA. MPAC has recently processed
and identified all properties eligible for this reduction across Ontario. In total, 250
eligible properties have been identified across the Province with 45 being within the
Region. The Province has legislated that eligible properties must receive the benefit
on the education portion of property taxes. Upper-tier municipalities have the option
of adopting the subclasses which would provide the same reduction of 75% for both
area municipal and Regional taxes.

Of the 45 properties identified, the majority are located in NOTL and Lincoln and
have been identified by MPAC as wineries. The maximum benefit that these
properties could experience is approximately $500 on education taxes and
approximately $675 to $1,000 on Region/LAM taxes combined (if adopted).

Staff is not recommending the subclass be adopted which is supported by the Area
Treasurers. Existing Provincial legislation has already set the maximum farm
property tax ratio at 0.25, meaning that farm properties already benefit from a
reduced tax rate when compared to the residential rate. Also, with over 6,000 farm
properties located in Niagara, only a select portion have been identified as eligible
for the new subclass, meaning if the policy was adopted by the Region, only a small
fraction of properties would receive any benefit. Further to this and as outlined on
pages 47 and 48 of Appendix 1, additional farm property analysis shows that the
combined impact for a typical farm property (when including house/secondary
assessments) results in only a 2.78% tax related shift which is less than the 7.40%
when only considering the actual farm portion of the typical property. Meaning that
the reassessment related impacts on Farm properties may be less overall.

Changes in discounts to commercial and industrial classes for excess and vacant
land.

In 2017, the Province enacted legislation to allow municipalities increased flexibility
to create a vacant and excess land reduction program that would better meet the
needs of individual municipalities. During early 2019, Regional Council reviewed and
approved report CSD 3-2019 which recommended the elimination of this discount
over a 4 year phase-out starting 2021. As per the Council approved phase-out
schedule, there are no impacts for 2019 for the commercial/industrial subclass
property discounts. As part of report CSD 3-2019, Council also approved the phase-
out of the vacant unit tax rebate for commercial and industrial properties. This
revision to the vacant unit program does not have an impact on the annual tax policy
process.
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The revisions for both programs have been submitted to Ontario’s Minister of
Finance in early 2019. Regional staff have been advised by the Province that the
program revisions will be presented to the Minster in April 2019 and become
legislation in June 2019.

Tax Capping Program

Business tax capping was introduced by the Province in 1998 to ensure the impact of
CVA reform was manageable for taxpayers in the Multi-Residential, Commercial and
Industrial property classes. The system was originally intended to last just 3 years, with
increases on these classes limited to 10% in 1998, 15% in 1999 and 20% in 2000
(referred to as 10-5-5). In 2005 there were over 4,000 properties impacted by capping
(1,111 capped, 3,212 subject to claw back) in the amount of $9,398,541. Appendix 3
shows the number of capped properties by class since 2005. For 2019, there are no
capped properties projected. The Region opted out of the capping program for multi-
residential properties in 2017 and is eligible for opting out the industrial tax class in
2019. It is being recommended that the necessary steps be completed to fully opt out
the industrial tax class from the capping program. While there are no commercial
properties projected to be effected by capping in 2019, this class cannot be opted out of
until the 2020 taxation year.

Despite there being no projected properties to capped in 2019, staff are recommending
that the CVA tax threshold for clawed back properties be maintained at $50 for 2019 for
the commercial property class in the event that a property does become eligible. The
claw back threshold was reduced in 2018 from the 2017 level of $500. The reduced
claw back threshold eliminated the potential for a higher contribution being borne by
very few properties.

Alternatives Reviewed

As identified above, staff explored numerous options. Given the strong emphasis on
affordable housing an alternative analyzed was utilizing half of the negative residential
tax shift (0.14% of 0.28%) to reduce the tax ratio of the Multi-Residential tax class from
1.97 (status-quo) to 1.902. As per section 131 of the Residential Tenancy Act, tenants
are entitled to an automatic rent reduction when landlord’s property taxes have been
reduced by more than 2.49% from one year to the next. This alternative is NOT
RECOMMENDED. Based on current levy requirements for the Region and the
anticipated levy requirements for the area municipalities, it is not anticipated that a
significant number of properties (if any) would be eligible for the mandatory rent
reduction as outlined in the Act, meaning that there would be no legislated requirement
for the landlords to pass any of the property tax savings as a result of a ratio reduction
to the tenant.
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Further to this, Regional Council approved a multi-residential tax class ratio reduction
for 2018 which also utilized the negative residential shift from 2018.

Important to note as well, is that the New-multi-residential tax class has a legislated tax
ratio of 1 (same as residential tax class). The intent behind the new class as legislated
in 2017 (adopted by Region in 2003) is to assist in rental affordability of newly
constructed multi-residential properties.

Relationship to Council Strategic Priorities

This tax policy was developed with Residential affordability in mind.

Other Pertinent Reports

e CSD 7-2019 - 2019 Budget-Waste Management Services Operating Budget and
Requisition
e CSD 3-2019 - Vacancy Program Revisions Submission to Ministry of Finance
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DISCLAIMER AND CAUTION

The information, views, data and discussions in this document and related material are provided
for general reference purposes only.

Regulatory and statutory references are, in many instances, not directly quoted excerpts and the
reader should refer to the relevant provisions of the legislation and regulations for complete
information.

The discussion and commentary contained in this report do not constitute legal advice or the
provision of legal services as defined by the Law Society Act, any other Act, or Regulation. If legal
advice is required or if legal rights are, or may be an issue, the reader must obtain an independent
legal opinion.

Decisions should not be made in the sole consideration of or reliance on the information and
discussions contained in this report. It is the responsibility of each individual in either of a decision-
making or advisory capacity to acquire all relevant and pertinent information required to make an
informed and appropriate decision with regards to any matter under consideration concerning
municipal finance issues.

No attempt has been made by MTE to establish the completeness or accuracy of the data
prepared by the Municipal Property Assessment Corporation (MPAC). MTE, therefore, makes no
warrantees or guarantees that the source data is free of error or misstatement.

MTE is not responsible to the municipality, nor to any other party for damages arising based on
incorrect data or due to the misuse of the information contained in this study, including without
limitation, any related, indirect, special or consequential damages.
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INTRODUCTION

For the 2017 taxation year all properties in Ontario were reassessed based on their Current Value
Assessment (CVA) as of January 1%, 2016. These updated CVA values, as adjusted under the
Province’s assessment phase-in program, will be the basis of taxation through the 2020 taxation
year. Those properties that experienced a CVA increase as of 2017 will be taxed in accordance
with a phase-adjusted CVA value through 2019, while all properties in the province will be subject
to taxation based on their full, unmitigated CVA for 2020.

As we proceed through this cycle the influence of phase-in, growth and a host of other factors
will keep the assessment roll in a state of constant flux. As such, it is essential for municipalities
to gain a thorough and accurate understanding of assessment and consequential taxation impacts
resulting from the newly returned assessment roll every year. Without making every effort to
guantify and understand the impacts of the new assessment landscape, it will not be possible for
municipalities to make informed and effective decisions in respect of those tax policies that affect
the apportionment of the tax burden within and between tax classes.

In order to ensure that informed and locally sensitive tax policy choices can be made in a timely
manner, a careful examination of the following relationships and circumstances must be

undertaken:

1. Revenue growth and/or loss that has occurred over the past year, which will inform the
municipality’s starting point, or revenue limit, for budgetary and rate setting purposes;

2. The inevitable tax impacts related to reassessment, the assessment phase-in program and
other changes to the assessment roll;

3. The redistribution of the property tax burden, which will occur within and between classes
due to the reassessment, phase-in, and growth trends;

4. The effect of status quo and optional tax policy schemes on the distribution of the tax
burden among classes, including “levy restriction” provisions, where applicable; and

5. The local implications and impacts related to 2019 provincial education tax rates.

Municipalities may also choose to further evaluate:

1. The impact of the “tax capping” protection program on both the capped and uncapped
classes, including the effects of any optional capping tools that may be adopted by the
municipality;

2. Making changes to existing tax policies affecting taxation on vacant property or land and
farmland awaiting development;

3. The implications of the use or discontinuation of other optional tax policy tools, such as
optional tax classes and graduated taxation; and/or

4, Reviewing or revising programs that provide tax relief for charitable and similar

organizations, and low income seniors and persons with disabilities.
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In satisfying their local tax policy responsibilities, municipalities must be cognisant of the following

key considerations:

1. Changes in current value assessment (CVA) do not occur consistently for all property
within a municipality in any given year. Because of this, shifts in the tax burden are
inevitable, within ratepayer groups, and between classes.

2. Measuring municipal tax increases and decreases becomes a matter of comparing the
current year's adopted tax rate against a revenue neutral tax rate to raise last year’s levy.
As a result of the changing values on the assessment roll, the current year’s tax rate
cannot be compared to last year’s actual rate.

3. Similarly, changes in a property owner’s taxes may be due to the combined effect of:

— Reassessment (equity) change;

— Changes to a property’s physical state, condition or use;
— Assessment phase-in adjustments;

— Tax policy decisions made by Council;

— Budgetary (levy) change for the municipality; and/or

— Provincial education tax rates.

4. Outcomes of Provincial programs to restrict the effect of tax increases to the business
classes (e.g. levy restriction, limitations on tax ratio movement and capping) will also be
affected by overall changes in assessment from year-to-year.

Scope of the Study

This study has been prepared for the consideration of staff and Council to assist with the
municipality’s tax policy responsibilities. The core material is intended to provide a thorough
analysis of the local tax policy scheme, as well as the impact of reassessment, phase-in, growth
and other changes to the municipality’s assessment base.

The analysis contained in this report is based on the 2018 tax policy parameters adopted by the
municipality, the general purpose municipal levies imposed for 2018, and on the assessment roll
as revised for 2018 and returned for 2019 taxation.

These various inputs and parameters have been relied upon to build a thorough quantitative
model of the municipality’s 2019 property assessment and taxation landscape as it would exist in
the absence of any budgetary or tax policy changes. We will also model the impacts of various
tax policy options and choices to demonstrate how they might influence final tax outcomes.

The key elements of this report can be categorized into the following sections.

Part One: Assessment and Revenue Growth
» Real assessment growth;
» Real revenue growth; and
» The distribution of growth patterns.

Part Two: Market Value Update and Assessment Phase-In

Market Value Update;

Assessment Phase-In Program;

Measuring and Understanding Changes in Full and Phased CVA; and
Distribution of Phase-In and Value Change Patterns.

YV VYV
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Part Three: Reassessment and Phase-In Related Taxation Impacts

2019 Start Ratios and Revenue Neutral (notional) Tax Rates;

2019 Notional Taxable Levies and PIL Revenue;

Quantification of Inter-Class Tax Shifts;

Taxation Impacts/Implications of Assessment Phase-In; and

Changing Tax Patterns for Typical Properties and other Taxpayer Groupings.

YVVVVYYVY

Part Four: Expanded Farm Class and Whole-Farm Impact Analysis
In light of the increased attention to changing farm values throughout the province, MTE has
added a new section to this study for 2019. In this section we discuss and consider a host of
factors relevant to considering the rate of assessment and tax change being seen for the farm
property class and actual farms. Specifically, this section addresses

» Farm class and farm class portions vs. whole farm assessment and tax;

» Tax impacts being experienced at the portion and whole-farm level; and

» The new on-farm business sub-classes.

Part Five: Municipal Tax Policy Sensitivity Analysis
Municipalities need to address a variety of tax policy choices and options that will ultimately
impact the distribution of taxes within and between the various classes of property. To this end,
MTE has undertaken analysis of:

» Starting tax ratios and relationships to Provincial limits; and

» Tax impacts for 2019 associated with various tax policy and levy change scenarios.

Part Six: Other Revenue and Levies
In this section, MTE considers the following:
» Potential changes in the education tax levy from 2018 to 2019 based on the municipality’s
changing assessment base and the 2019 Provincial education tax rates;
» Assessment for qualifying Payment in Lieu (PIL) properties in respect of which education
levy amounts may be retained by the local municipality; and
» Levies associated with linear properties including hydro rights-of-way, railroads and the
new category of shortline railroads.

Part Seven: Business Tax Capping
Capping for the commercial, industrial and multi-residential tax classes is analyzed based on the
application of the various options and tools that have been made available to municipalities
including:
» An estimate of the costs of capping protection for 2018;
» Quantifying the pressures on decrease retention and claw-back rates and identification of
shortfall risks; and
» The options open to the municipality in respect of capping exit strategies for each of the
three capped classes.

Part Eight: Consultants’ Report and Suggested Next Steps/Additional Study

Part seven of this report contains a summary of the observations and thoughts that arose
throughout the preparation and review of this report, including any suggestions for next steps or
additional analysis that these base-line results may give rise to.
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The qualitative content in this final section does not represent a comprehensive commentary on
any issue and it is not intended to be provided as policy advice, but only as general observations,
which may or may not be of interest to the reader. Where the report identifies areas of concern
to Council or staff, additional work should be undertaken to explore alternate policy options. As
well, the effects of further municipal policy change or budgetary decisions should also be
modelled.

Assumptions and Limiting Conditions
In reviewing the results set out in this report, the following assumptions and limiting conditions
should be considered.

The possibility that further adjustments to tax policy could be introduced by the Province does
exist. Results presented in this report may be affected by Provincial regulatory and/or statutory
changes or decisions about municipal tax policy that could occur subsequent to the publication of
this document. MTE will update the analysis, upon request, in such an event.

Analysis contained in the report is based on the use of tax rates for general municipal purposes
only. Special area rates have been applied where appropriate and necessary in order to undertake
the pro forma capping analysis.

All municipal tax rate calculations and tax levies have been calculated based on the following
protocol:

» 2018 tax calculations are based on actual 2018 tax rates as supplied by the municipality
to MTE;

» Revenue neutral rates have been calculated for the purposes of 2019;

» The municipality’s current tax ratio schedule has been applied for 2019, except where levy
restriction (hard capping) and/or optional property classes apply. In these circumstances,
new starting ratios have been calculated;

» Tax amounts represent CVA taxes; no capping adjustments have been applied except
where explicitly noted;

» Tax rate calculations have been based on taxable assessment only and exclude grantable
(payment in lieu) assessment as requested by the municipality;

» Revenue from payments in lieu of taxes has been included at the full value of assessment
times the appropriate tax rate. Recognizing that municipalities may be unable to recover
the full amount of those revenues from the Federal or Provincial governments, appropriate
allowances should be made in interpreting the results; and

» All 2019 education values are based on speculative / estimated tax rates. These amounts
are provided for general illustrative purposes and must be taken as completely

hypothetical.

Important Note Regarding Provincial Policy and Legislation

The possibility that changes in tax policy may be introduced by the Province does exist, and the
results presented in this report may be affected by Provincial regulatory and/or statutory changes
that could occur subsequent to the publication of this document. In the absence of specific
direction to the contrary, however, existing property tax rules have been applied.
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PART ONE: ASSESSMENT AND REVENUE GROWTH

The Assessment Roll is a living data set, which is continually evolving in response to real-world
market and property changes. The assessed value of a property can change for a number of
reasons; for the purposes of the property tax system in Ontario, all valuation changes must be
considered in one of only two categories:

1) Growth (positive or negative), which reflects the value increase or decrease associated with
a change to a property’s state, use or condition; or

2) Valuation change, which is driven by changes in the real estate market over time and reflected
via Reassessment and Phase-In updates.

Real Assessment Growth

Property assessments change in one of two fundamental ways; to reflect a property’s value as of
a more current or recent point in time (reassessment change), or to reflect actual changes in a
property’s state, condition or use. Changes categorized as the latter represent real assessment
growth and it is critical to measure and understand growth separately from the impacts of market
change due to the reassessment and the four-year phase-in program. While assessment growth
and loss impacts the municipal revenue stream, reassessment changes should not.

To effectively measure growth independently it is necessary to separately quantify any changes
made to assessment values set for taxation in 2018, from the changes occurring between 2018
and 2019. This growth component will be made up of both positive and negative growth. Positive
growth will be reflective of such things as new construction, additions, improvements, etc. The
drivers of negative growth may include demolitions, Minutes of Settlement, and/or decisions of
the Assessment Review Board.

Table 1 provides a comparison between the Full CVA values contained on the roll as returned for
2018 and the roll as revised for 2018. Theoretically, Table 1 summarizes the net in-year changes
to property within the municipality, as reflected for assessment and taxation purposes. Table 2
examines how this growth is distributed among the constituent lower tiers.

Table 3 has been prepared as a means of comparing the Full CVA growth realized during 2018
with the municipality’s 2017 growth.
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Table 1
2018 Assessment Growth Resulting from Changes in the

State and/or Use of Property

2018 Full CVA Full Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 47,454,073,405 48,515,013,074 1,060,939,669 2.24%
Farm 2,447,113,831 2,421,864,835 -25,248,996  -1.03%
Managed Forest 13,412,500 14,974,700 1,562,200 11.65%
New Multi-Residential 148,124,700 150,482,442 2,357,742 1.59%
Multi-Residential 1,426,261,900 1,391,666,340 -34,595,560 -2.43%
Commercial 7,232,884,723 7,285,824,308 52,939,585 0.73%
Industrial 877,677,621 870,844,399 -6,833,222  -0.78%
Landfill 3,607,900 3,607,900 0 0.00%
Pipeline 245,153,000 246,821,000 1,668,000 0.68%
Sub-Total Taxable 59,848,309,580 60,901,098,998 1,052,789,418 1.76%
Payment in Lieu
Residential 34,583,804 34,577,004 -6,800  -0.02%
Farm 491,000 491,000 0 0.00%
Commercial 642,886,199 641,128,299 -1,757,900 -0.27%
Industrial 13,688,200 13,814,800 126,600 0.92%
Landfill 1,706,000 1,706,000 0 0.00%
Sub-Total PIL 693,355,203 691,717,103 -1,638,100 -0.24%
Total (Taxable + PIL) 60,541,664,783 61,592,816,101 1,051,151,318 1.74%
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Table 2
2018 Assessment Growth Resulting from Changes in the
State and/or Use of Property

2018 Full CVA Full Growth

Local Municipality As Returned As Revised $ %

Fort Erie 3,792,643,272 3,880,588,772 87,945,500 2.32%
Grimshy 4,718,119,017 4,860,105,126 141,986,109  3.01%
Lincoln 3,971,382,456 4,010,652,865 39,270,409  0.99%
Niagara Falls 12,048,160,621 12,296,998,024 248,837,403  2.07%
Niagara-on-the-Lake 5,484,557,483 5,591,385,701 106,828,218  1.95%
Pelham 2,735,384,300 2,790,353,100 54,968,800 2.01%
Port Colborne 1,934,391,236 1,949,497,036 15,105,800 0.78%
St. Catharines 15,354,034,953 15,458,482,062 104,447,109  0.68%
Thorold 2,307,411,400 2,415,195,000 107,783,600 4.67%
Wainfleet 1,129,343,718 1,144,824,018 15,480,300 1.37%
Welland 4,789,751,627 4,868,049,127 78,297,500 1.63%
West Lincoln 2,276,484,700 2,326,685,270 50,200,570 2.21%
Niagara Region 60,541,664,783 61,592,816,101 1,051,151,318 1.74%
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Table 3
Year-To-Year Assessment Growth Comparison
(2017 vs 2018 Full CVA)

2017 Full CVA Growth 2018 Full CVA Growth
Realty Tax Class $ % $ %
Taxable
Residential 830,024,099 1.78% 1,060,939,669 2.24%
Farm -31,385,969 -1.27% -25,248,996 -1.03%
Managed Forest -157,900 -1.16% 1,562,200 11.65%
New Multi-Residential 30,574,200 26.01% 2,357,742 1.59%
Multi-Residential -352,500 -0.02% -34,595,560 -2.43%
Commercial 39,904,573 0.55% 52,939,585 0.73%
Industrial -2,157,979 -0.25% -6,833,222 -0.78%
Landfill -4,668,600 -56.41% 0 0.00%
Pipeline 1,860,000 0.76% 1,668,000 0.68%
Sub-Total Taxable 863,639,924 1.46% | 1,052,789,418 1.76%
Payment in Lieu
Residential -555,000 -1.58% -6,800 -0.02%
Farm 0 0.00% 0 0.00%
Commercial -217,700 -0.03% -1,757,900 -0.27%
Industrial 1,700 0.01% 126,600 0.92%
Landfill 0 0.00% 0 0.00%
Sub-Total PIL -771,000 -0.11% -1,638,100 -0.24%
Total (Taxable + PIL) 862,868,924 1.45% | 1,051,151,318 1.74%

Growth vs. Loss

As noted above, a municipality’s net growth is the product of both positive and negative growth,
or gains and loss in CVA. While it is ultimately this net figure that will inform taxation and revenue
models as we move into the new taxation year, considering the differential patterns and impacts
of growth and loss can be a valuable exercise.

When these change patterns are broken out as in Table 4, it is possible to see trends and
movement within the assessment base that may otherwise be obscured or skewed when only the
net impact is being considered. For example, a trend of robust growth within a subset of a class
may not be as evident if it is being offset by losses in another subset.

Considering loss patterns independently can assist in identifying potential areas of concern with
respect to property valuations within a class, tax erosion stemming from appeals, or even
economic pressures being felt within certain sectors, industries and/or geographic areas.
Conversely, considering positive growth on its own can provide a better understanding of how
new development, improvements and expansions are impacting the assessment base.
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Table 4
2018 Assessment Growth and Loss Patterns
(Full CVA)
Positive CVA Growth Negative CVA Growth Net CVA Growth

Realty Tax Class $ % $ % $ %
Taxable

Residential 1,247,527,596  2.63% -186,587,927 -0.39% 1,060,939,669 2.24%
Farm 68,723,394  2.81% -93,972,390 -3.84% -25,248,996  -1.03%
Managed Forest 1,686,200 12.57% -124,000 -0.92% 1,562,200 11.65%
New Multi-Residential 2,683,800 1.81% -326,058 -0.22% 2,357,742 1.59%
Multi-Residential 10,762,200 0.75% -45,357,760 -3.18% -34,595,560 -2.43%
Commercial 223,113,064  3.08% -170,173,479 -2.35% 52,939,585 0.73%
Industrial 34,008,927 3.87% -40,842,149 -4.65% -6,833,222  -0.78%
Landfill 0 0.00% 0 0.00% 0 0.00%
Pipeline 4,242,000 1.73% -2,574,000 -1.05% 1,668,000 0.68%

Sub-Total Taxable 1,592,747,181 2.66% -539,957,763 -0.90% 1,052,789,418 1.76%
Payment in Lieu

Residential 349,000 1.01% -355,800 -1.03% -6,800 -0.02%
Farm 0 0.00% 0 0.00% 0 0.00%
Commercial 12,337,100 1.92% -14,095,000 -2.19% -1,757,900 -0.27%
Industrial 134,000 0.98% -7,400 -0.05% 126,600 0.92%
Landfill 0 0.00% 0 0.00% 0 0.00%
Sub-Total PIL 12,820,100 1.85% -14,458,200 -2.09% -1,638,100 -0.24%b

Total (Tax + PIL) 1,605,567,281 2.65% -554,415,963 -0.92% 1,051,151,318 1.74%

The results in these tables are not intended to provide a complete understanding of the
assessment and economic dynamics of the municipality, however, considering growth in these
ways can be an important first step to the identification of potentially important trends.

Phase Adjusted CVA

As phased CVA values were actually employed for taxation in 2018, it is the difference between
the phased assessment contained on the 2018 returned and revised rolls that represents the
municipality’s real assessment growth (or loss) for 2019 budget purposes. These details are
summarized by class and local municipality in Tables 5 and 6 respectively.
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Table 5

2018 Phase Adjusted Assessment Growth

2018 Phase Adjusted CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 44,244,870,351 45,240,747,203 995,876,852 2.25%
Farm 1,997,755,669 1,976,142,587 -21,613,082 -1.08%
Managed Forest 11,464,213 12,840,739 1,376,526 12.01%
New Multi-Residential 135,231,800 137,687,680 2,455,880 1.82%
Multi-Residential 1,334,961,674 1,302,167,148 -32,794,526 -2.46%
Commercial 6,577,283,039 6,623,548,330 46,265,291 0.70%
Industrial 810,434,494 808,952,273 -1,482,221 -0.18%
Landfill 3,465,350 3,465,350 0 0.00%
Pipeline 233,203,729 234,691,343 1,487,614 0.64%
Sub-Total Taxable 55,348,670,319 56,340,242,653 991,572,334 1.79%
Payment in Lieu
Residential 29,535,632 29,502,283 -33,349 -0.11%
Farm 431,500 431,500 0 0.00%
Commercial 609,817,827 608,666,087 -1,151,740 -0.19%
Industrial 11,253,544 11,375,076 121,532 1.08%
Landfill 1,257,850 1,257,850 0 0.00%
Sub-Total PIL 652,296,353 651,232,796 -1,063,557 -0.16%
Total (Taxable + PIL) 56,000,966,672 56,991,475,449 990,508,777 1.77%
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Table 6
2018 Phase Adjusted Assessment Growth

2018 Phase Adjusted CVA Growth

Local Municipality As Returned As Revised $ %

Fort Erie 3,621,652,318 3,708,186,880 86,534,562 2.39%
Grimshy 4,209,897,538 4,337,412,240 127,514,702 3.03%
Lincoln 3,586,928,780 3,625,822,739 38,893,959 1.08%
Niagara Falls 11,144,090,244 11,375,340,598 231,250,354 2.08%
Niagara-on-the-Lake 4,981,937,725 5,081,683,194 99,745,469 2.00%
Pelham 2,560,231,201 2,611,943,917 51,712,716 2.02%
Port Colborne 1,827,629,817 1,843,266,987 15,637,170 0.86%
St. Catharines 14,343,966,393 14,443,423,751 99,457,358 0.69%
Thorold 2,173,843,110 2,276,958,216 103,115,106 4.74%
Wainfleet 1,015,744,945 1,030,375,581 14,630,636 1.44%
Welland 4,522,722,637 4,598,364,737 75,642,100 1.67%
West Lincoln 2,012,321,964 2,058,696,609 46,374,645 2.30%
Niagara Region 56,000,966,672 56,991,475,449 990,508,777 1.77%
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Revenue Growth

On an annualized basis, the net growth related gain or loss in taxation is the difference between
the total tax amount as determined against the returned roll and the total tax as determined
against the roll as revised. Not all of this value will, however, have been realized in the form of
additional revenue during the 2018 year. Many changes to the roll for 2018 taxation would not
have been effective for the full tax year, or in the case of year-end changes, for any portion of
the year. In contrast, some changes will have reached back to prior years. The full impact of this
growth will only be realized on a go-forward basis, as it serves to inform the municipality’s
“revenue limit” for 2019, which represents the tax dollars that can be raised for the current year
under a zero percent levy change scenario.

Table 7 provides a summary of the net effect of all annualized in-year and year-end changes in
CVA for 2018 expressed in general levy tax dollars. This is accomplished by applying the 2018
general tax rate against the values as returned for 2018 and comparing this to the taxation that
would be raised against the revised assessment for the year. Table 8 provides a summary of the
current year's Regional growth by local municipality. Table 9 compares the municipality’s current
year revenue growth against the final growth figures calculated as of roll return for 2018.

Table 7
2018 Annualized Revenue Growth by Property Class
(Regional General Levy)

2018 Regional General Levy Revenue Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential $250,722,218 $256,369,618  $5,647,400 2.25%
Farm $2,832,219 $2,801,577 -$30,642 -1.08%
Managed Forest $16,253 $18,205 $1,952 12.01%
New Multi-Residential $766,871 $780,797 $13,926 1.82%
Multi-Residential $14,913,471 $14,547,107 -$366,364 -2.46%
Commercial $63,691,226 $64,130,454 $439,228 0.69%
Industrial $11,497,293 $11,482,587 -$14,706 -0.13%
Landfill $57,780 $57,780 $0 0.00%
Pipeline $2,250,941 $2,265,299 $14,358 0.64%
Sub-Total Taxable $346,748,272 $352,453,424 $5,705,152 1.65%
Payment in Lieu
Residential $167,490 $167,300 -$190 -0.11%
Farm $612 $612 $0 0.00%
Commercial $5,958,393 $5,947,061 -$11,332 -0.19%
Industrial $155,087 $156,900 $1,813 1.17%
Landfill $20,973 $20,973 $0 0.00%
Sub-Total PIL $6,302,555 $6,292,846 -$9,709 -0.15%
Total (Taxable + PIL)  $353,050,827 $358,746,270 $5,695,443 1.61%
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Table 8
2018 Annualized Revenue Growth by Area Municipality
(Regional General Levy)

2018 Regional General Levy Revenue Growth
Local Municipality As Returned As Revised $ %
Fort Erie $22,057,615 $22,551,062 $493,449 2.24%
Grimshy $25,379,956 $26,167,838 $787,883 3.10%
Lincoln $20,380,055 $20,650,523 $270,468 1.33%
Niagara Falls $76,834,567 $78,173,195  $1,338,627 1.74%
Niagara-on-the-Lake $29,831,818 $30,453,118 $621,300 2.08%
Pelham $14,442,506 $14,746,837 $304,333 2.11%
Port Colborne $11,617,162 $11,717,771 $100,610 0.87%
St. Catharines $94,348,045 $94,654,250 $306,207 0.32%
Thorold $13,716,586 $14,304,660 $588,073 4.29%
Wainfleet $5,217,626 $5,295,274 $77,648 1.49%
Welland $28,647,307 $29,165,410 $518,102 1.81%
West Lincoln $10,577,586 $10,866,333 $288,747 2.73%
Niagara Region $353,050,829 $358,746,271 $5,695,447 1.61%
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Table 9
Year-To-Year Revenue Growth Comparison
(2017 vs 2018 General Levy)

2017 Revenue Growth 2018 Revenue Growth
Realty Tax Class $ % $ %
Taxable
Residential $4,444,246 1.84% | $5,647,400 2.25%
Farm -$17,053 -0.66% -$30,642 -1.08%
Managed Forest -$287 -1.86% $1,952 12.01%
New Multi-Residential $140,041 23.21% $13,926 1.82%
Multi-Residential $25,893 0.17% -$366,364 -2.46%
Commercial $479,032 0.77% $439,228 0.69%
Industrial $42,823 0.38% -$14,706 -0.13%
Landfill $245 0.43% $0 0.00%
Pipeline $16,488 0.74% $14,358 0.64%
Sub-Total Taxable $5,131,428 1.53% | $5,705,152 1.65%
Payment in Lieu
Residential -$2,970 -1.87% -$190 -0.11%
Farm $0 0.00% $0 0.00%
Commercial $259,510 4.53% -$11,332 -0.19%
Industrial -$1,243 -0.88% $1,813 1.17%
Landfill $0 0.00% $0 0.00%
Sub-Total PIL $255,297 4.22% -$9,709 -0.15%
Total (Taxable + PIL)  $5,386,725 1.58% | $5,695,443 1.61%
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PART TWO: MARKET VALUE UPDATE AND ASSESSMENT PHASE-IN

Reassessment

As of the return of the roll for 2017 taxation, all property values in Ontario were updated to reflect
their current value as of January 1%, 2016 versus the values used for the 2013 through 2016
taxation years, which were based on a valuation date of January 1%, 2012.

By all accounts this may represent the most dramatic and volatile market value update in well
over a decade. Some change patterns are driven by real world volatility and change in the real
estate market, business environment and general economic climate that we have witnessed since
early 2012. Other patterns are more directly related to regional and/or industry specific factors,
and also by changes to assessment practices and methodologies that have been refined,
challenged, and/or updated since the last reassessment.

In consideration of all these pressures and change factors, it is imperative that municipalities
thoroughly understand the scope and magnitude of the market value update, and the
corresponding tax implications for various classes and groupings of ratepayers.

To help illustrate the impacts of both market value change and the application of the phase-in
program, various elements of this report incorporate quantitative results based on both full and
phase-in mitigated CVA values.

Market Value Update: Changes in Full CVA

A comparison of full CVA as at January 1, 2012 (Phase-ln Base) and January 1, 2016 (Full /
Phase-In Destination) as contained on the roll as returned for 2019 is provided in Table 10. This
table relies on the full CVA value of all properties, exclusive of any assessment phase-in
adjustments. While not all of these values will be used for taxation until the 2020 tax year, it is
important to review the magnitude and pattern of pure value changes related directly to the
market update.

Market Value Increases and Decreases

Every property in the municipality is changing to reflect its own circumstances and while the net
class level results do provide a general indication as to how the real estate markets have changed
across different sectors, complex change trends also exist within classes. Table 11 has been
prepared to summarize the change patterns for properties that are subject to market value
increases and those with market value decreases. This table also gives the reader an
understanding as to the frequency and relative magnitude of increasing and decreasing
assessment pools. This additional layer of detail clearly shows that there is more change occurring
than might be evident if only class level results are considered.

P/‘TE © 2018 MUNICIPAL TAX EQUITY (MTE) CONSULTANTS INC. PAGE 18
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Table 10
Summary of Latest Market Value Update
(As of Roll Return for 2019)

Full CVA (Destination) Values Market Value Update
Jan. 1, 2012_ Jan. 1, 2016_ $ %
Realty Tax Class (2013-2016 Taxation) (2017-2020 Taxation)
Taxable
Residential 42,252,426,190 48,515,013,074 6,262,586,884 14.82%
Farm 1,591,797,789 2,421,864,835 830,067,046 52.15%
Managed Forest 10,938,262 14,974,700 4,036,438 36.90%
New Multi-Residential 126,684,138 150,482,442 23,798,304 18.79%
Multi-Residential 1,251,666,894 1,391,666,340 139,999,446 11.19%
Commercial 6,130,123,061 7,285,824,308 1,155,701,247 18.85%
Industrial 806,194,157 870,844,399 64,650,242 8.02%
Landfill 6,353,700 3,607,900 -2,745,800 -43.22%
Pipeline 222,561,681 246,821,000 24,259,319 10.90%
Sub-Total Taxable 52,398,745,872 60,901,098,998 8,502,353,126 16.23%
Payment in Lieu
Residential 25,703,160 34,577,004 8,873,844 34.52%
Farm 372,000 491,000 119,000 31.99%
Commercial 585,385,002 641,128,299 55,743,297 9.52%
Industrial 9,005,948 13,814,800 4,808,852 53.40%
Landfill 816,000 1,706,000 890,000 109.07%
Sub-Total PIL 621,282,110 691,717,103 70,434,993 11.34%
Total (Taxable + PIL) 53,020,027,982 61,592,816,101 8,572,788,119 16.17%
PAGE 19
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Assessment Phase-In Program

Where an increase in market value has materialized, the increase is added to the property’s
“Phased” CVA in twenty-five percent (25%) increments each year over the four-year period. As
such, effected taxpayers will not be taxed on their new full market value until 2020, which is the
last year of the new assessment cycle.

Assessment decreases are not phased-in. Where a property’s CVA has been reduced as a result
of reassessment, the new, lower CVA has been set as the property’s phased or effective CVA for
the duration of the four-year assessment cycle.

The phase-in is calculated and administered at the property portion, or RTC/RTQ level, which
means that a property with multiple portions could have some portions that are increasing and
some that are decreasing. The following has been prepared to illustrate how this works at the
property and portion level.

Market Value Update Eligible Phase-Adjusted Assessment

Phase-In
1/1/2012 1/1/2016 aAmount 2017 2018 2019 2020

Property A RT 100,000 140,000 40,000 110,000 120,000 130,000 140,000

Property A CT 100,000 W 80,000 0 80,000 80,000 80,000 80,000

Property B RT 100,000 => 100,000 0 100,000 100,000 100,000 100,000

While MPAC is chiefly responsible for the administration of the assessment phase-in program, it
is critical that all municipal finance staff and Council members have an understanding of both the
mechanics of this program, and the impacts it will have on the municipality and taxpayers.

The following tables have been prepared to consider the separate and combined impacts of these
two critical factors that shape and influence the assessment values that are utilized for taxation
purposes.

The cumulative effect of each property specific change, and the application of the phase-in
adjustments at the portion (RTC/RTQ) level produce a unique pattern of progression that the
assessment base will go through over the cycle. This is set out by year and class in Table 12.

Table 13 looks more specifically at the change in phased CVA from 2018 to 2019 as the third
installment of increased CVA is added to those properties with market values that were higher in
2016 than they were in 2012. Table 14 displays the taxable only assessment phase-in change by
local municipality.

© 2018 MUNICIPAL TAX EQUITY (MTE) CONSULTANTS INC. PAGE 21
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Table 13
Summary of 2018 to 2019 Phase-In Change

MTE

Phase Adjusted CVA Change in Phased CVA

Realty Tax Class 2018 Revised 2019 Returned $ %
Taxable

Residential 45,240,747,203 46,877,880,220 1,637,133,017 3.62%
Farm 1,976,142,587 2,199,003,701 222,861,114 11.28%
Managed Forest 12,840,739 13,907,719 1,066,980 8.31%
New Multi-Residential 137,687,680 144,085,061 6,397,381 4.65%
Multi-Residential 1,302,167,148 1,346,916,747 44,749,599 3.44%
Commercial 6,623,548,330 6,954,686,379 331,138,049 5.00%
Industrial 808,952,273 839,898,339 30,946,066 3.83%
Landfill 3,465,350 3,536,625 71,275 2.06%
Pipeline 234,691,343 240,756,173 6,064,830 2.58%
Sub-Total Taxable 56,340,242,653 58,620,670,964 2,280,428,311 4.05%
Payment in Lieu

Residential 29,502,283 32,039,644 2,537,361 8.60%
Farm 431,500 461,250 29,750 6.89%
Commercial 608,666,087 624,897,194 16,231,107 2.67%
Industrial 11,375,076 12,594,937 1,219,861 10.72%
Landfill 1,257,850 1,481,925 224,075 17.81%
Sub-Total PIL 651,232,796 671,474,950 20,242,154 3.11%
Total (Taxable + PIL) 56,991,475,449 59,292,145,914 2,300,670,465 4.04%
© 2018 MUNICIPAL TAX EQUITY (MTE) CONSULTANTS INC. PAGE 23
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Table 14
Summary of 2018 to 2019 Phase-In Change

MTE

Phase Adjusted CVA Change in Phased CVA

Realty Tax Class 2018 Revised 2019 Returned $ %
Fort Erie 3,695,244,080 3,781,255,244 86,011,164 2.33%
Grimsby 4,304,891,690 4,562,453,495 257,561,805 5.98%
Lincoln 3,603,468,239 3,794,236,761 190,768,522 5.29%
Niagara Falls 10,970,556,208 11,423,994,476 453,438,268 4.13%
Niagara-on-the-Lake 5,041,890,222 5,294,306,150 252,415,928 5.01%
Pelham 2,609,030,217 2,698,198,822 89,168,605 3.42%
Port Colborne 1,830,776,114 1,883,392,977 52,616,863 2.87%
St. Catharines 14,356,077,009 14,860,665,217 504,588,208 3.51%
Thorold 2,259,087,290 2,327,497,177 68,409,887 3.03%
Wainfleet 1,028,851,431 1,086,036,827 57,185,396 5.56%
Welland 4,585,317,044 4,719,658,916 134,341,872 2.93%
West Lincoln 2,055,053,109 2,188,974,902 133,921,793 6.52%
Niagara Region (Tax Only) 56,340,242,653 58,620,670,964 2,280,428,311 4.05%
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Cycle Progression to Date
Table 15 has been included to give the reader a more detailed picture as to the market value
changes that have been applied as of return of the roll for 2019 and the remaining assessment
increases yet to be phased in. As can be seen, the total number of assessment dollars increase
each year and while this will have an impact on the municipality’s tax rate, it is not assessment
growth. Growth and loss materialize independent of these anticipated changes.

Table 15
Phase-In Cycle Progression

Phase-1n Base Decreases Increases to Outstanding Destination
Flowed Date o CVA

Realty Tax Class (Jan. 1, 2012) Through (2017 -2019)  Mitigation (Jan. 1, 2016)
Taxable
Residential 42,252,426,190 -285,950,603 4,911,404,633 1,637,132,854 48,515,013,074
Farm 1,591,797,789 -61,377,863 668,583,775 222,861,134 2,421,864,835
Managed Forest 10,938,262 -231,504 3,200,961 1,066,981 14,974,700
New Multi-Residential 126,684,138 -1,791,222 19,192,145 6,397,381 150,482,442
Multi-Residential 1,251,666,894 -38,998,949 134,248,802 44,749,593 1,391,666,340
Commercial 6,130,123,061 -168,851,017 993,414,335 331,137,929 7,285,824,308
Industrial 806,194,157 -59,134,096 92,838,278 30,946,060 870,844,399
Landfill 6,353,700 -3,030,900 213,825 71,275 3,607,900
Pipeline 222,561,681 0 18,194,492 6,064,827 246,821,000
Sub-Total Taxable 52,398,745,872 -619,366,154 6,841,291,246 2,280,428,034 60,901,098,998
Payment in Lieu
Residential 25,703,160 -1,275,600 7,612,084 2,537,360 34,577,004
Farm 372,000 0 89,250 29,750 491,000
Commercial 585,385,002 -9,181,135 48,693,327 16,231,105 641,128,299
Industrial 9,005,948 -70,600 3,659,589 1,219,863 13,814,800
Landfill 816,000 -6,300 672,225 224,075 1,706,000
Sub-Total PIL 621,282,110 -10,533,635 60,726,475 20,242,153 691,717,103
Total (Tax + PIL) 53,020,027,982 -629,899,789 6,902,017,721 2,300,670,187 61,592,816,101
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PART THREE: REASSESSMENT AND PHASE-IN RELATED TAXATION IMPACTS

Revenue Neutral Tax Rates (NTR)

An increase in a property’s assessment does not necessarily result in increased taxes, nor does a
reduction in assessment automatically translate into lower taxes. In order to measure the true
tax impact associated with changes in market value (reassessment), revenue neutral tax rates,
or notional tax rates (NTR) as they are also commonly known, must be calculated.

Simply put, revenue neutral tax rates are the rates that would be set to raise the 2018 final
annualized tax from the newly updated assessment roll as returned for 2019 taxation. They are
employed to isolate the effects of reassessment from impacts that could result from other
budgetary or tax policy changes.

Table 16 demonstrates the relationship between the municipality’s actual 2018 tax rates and
revenue neutral rates. Also included in this table are the revenue sub-totals and totals associated
with the application of each rate set against their respective assessment data. These are critical
figures as they highlight the importance of restating tax rates in order to compensate for changes
in assessment that are purely related to reassessment and/or phase-in. This is even more
important in cases where the notional tax rates increase.

2019 Start Ratios

For the purposes of this report, MTE has calculated start ratios based on the municipality’s tax
rate relationships for 2018. In most cases the current year’s start ratios will match the prior year's
by-lawed ratios, however, adjustments can be required where optional classes and or levy
restriction applies. While levy restriction does apply to the Region’s multi-Residential class, MTE
confirmed that no adjustment was required to the start ratio for that, or any other class for 2019.

PIL Assessment and Revenue

For municipalities that do not include the assessment and revenues associated with Payment in
Lieu of Tax (PIL) properties in the calculation of tax rates, the amount of PIL revenue is dictated
by, or dependant on the rates calculated using the municipality’s taxable assessment base. As
such, municipalities that have directed MTE to calculate their rates exclusive of PIL revenue and
assessment will see that their revenue neutral levy amounts balance with the Taxable Sub-Total
for 2018. In contrast, where a municipality includes both taxable and PIL revenue and assessment
in their tax rate calculations, the total levy (Taxable + PIL) will balance on a year-over-year basis.
Where the former approach has been applied, and a loss of PIL revenue is anticipated, the
municipality may wish to consider an alternate calculation protocol.

Tax Shifts Using Revenue Neutral Rates

Although the rates calculated and shown in Table 16 are revenue neutral, changes in assessment
will inevitably result in shifts between individual properties and groups of properties. The inter-
class shifts of the Regional general levy are documented in Table 17.

Percent Share / Balance of Taxation

As taxes shift among properties, classes and other groupings, the balance of taxation changes.
Table 18 shows how the share of the Regional levy each class carries based on the 2018 roll as
finally revised and the 2019 roll as returned.
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Table 16

Starting Ratios and Revenue Neutral (Notional) Tax Rates

Tax Ratios General Levy Rates

Realty Tax Class 2018 2019 % 2018 2Q19 %

Actual Start Change Actual Notional Change
Residential 1.000000  1.000000 0.00% | 0.00567079 0.00545717 -3.77%
Farm 0.250000  0.250000 0.00% | 0.00141770 0.00136429 -3.77%
Managed Forest 0.250000  0.250000 0.00% | 0.00141770 0.00136429 -3.77%
New Multi-Residential 1.000000  1.000000 0.00% | 0.00567079 0.00545717 -3.77%
Multi-Residential 1.970000  1.970000 0.00% | 0.01117146 0.01075062 -3.77%
Commercial 1.734900  1.734900 0.00% | 0.00983825 0.00946764 -3.77%
Industrial 2.630000  2.630000 0.00% | 0.01491418 0.01435236 -3.77%
Landfill 2.940261  2.940261 0.00% | 0.01667360 0.01604550 -3.77%
Pipeline 1.702100 1.702100 0.00% | 0.00965225 0.00928865 -3.77%

Table 17

Reassessment Related Inter-Class Tax Shifts

(Regional General Levy)

MTE

Regional General Levy Inter-Class Shifts
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $256,369,618 $255,643,196  -$726,422 -0.28%
Farm $2,801,577 $3,000,078 $198,501 7.09%
Managed Forest $18,205 $18,975 $770 4.23%
New Multi-Residential $780,797 $786,297 $5,500 0.70%
Multi-Residential $14,547,107 $14,480,189 -$66,918 -0.46%
Commercial $64,130,454 $64,796,932 $666,478 1.04%
Industrial $11,482,587 $11,434,577 -$48,010 -0.42%
Landfill $57,780 $56,746 -$1,034 -1.79%
Pipeline $2,265,299 $2,236,301 -$28,998 -1.28%
Sub-Total Taxable $352,453,424 $352,453,291 -$133 0.00%0
Payment in Lieu
Residential $167,300 $174,847 $7,547 4.51%
Farm $612 $629 $17 2.78%
Commercial $5,947,061 $5,873,532 -$73,529 -1.24%
Industrial $156,900 $167,080 $10,180 6.49%
Landfill $20,973 $23,778 $2,805 13.37%
Sub-Total PIL $6,292,846 $6,239,866 -$52,980 -0.84%
Total (Taxable + PIL) $358,746,270 $358,693,157 -$53,113 -0.01%
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Table 18
Reassessment Related Change in Proportional Share of Tax
(Regional General Levy)

Share of Regional
General Levy

Realty Tax Class 2018 2019 %
Taxable
Residential 71.46% 71.27% -0.27%
Farm 0.78% 0.84% 7.10%
Managed Forest 0.01% 0.01% 4.25%
New Multi-Residential 0.22% 0.22% 0.72%
Multi-Residential 4.05% 4.04% -0.45%
Commercial 17.88% 18.06% 1.05%
Industrial 3.20% 3.19% -0.40%
Landfill 0.02% 0.02% -1.78%
Pipeline 0.63% 0.62% -1.27%
Sub-Total Taxable 98.25% 98.26% 0.01%
Payment in Lieu
Residential 0.05% 0.05% 4.53%
Farm 0.00% 0.00% 2.79%
Commercial 1.66% 1.64% -1.22%
Industrial 0.04% 0.05% 6.50%
Landfill 0.01% 0.01% 13.39%
Sub-Total PIL 1.75% 1.74%  -0.83%
Total (Taxable + PIL) 100.00% 100.00% 0.00%0

In addition to shifting among property classes, the regional levy will also shift among and within
local municipalities based on the differential rates of change being experienced Region-wide.
Table 19 documents these shifts of the regional notional levy at the local level.

Table 20 plots the rate of phase-in change for each local municipality in ascending order and also
includes the rate of inter-municipal levy shift. As can be seen, those municipalities with overall
phase-in change rates that fall below the Region-wide level may expect negative tax shifts. Those
experiencing higher rates of change can expect their proportional share of the regional levy to
increase on a year-over-year basis.
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Table 19
Reassessment Related Regional Inter-Municipal Tax Shifts

Regional General Levy Inter-Municipal Shifts

Local Municipality 2016 As 2019 Notional $ %
Revised
Fort Erie $22,428,328 $22,072,979 -$355,349 -1.58%
Grimsby $25,883,857 $26,414,076 $530,219 2.05%
Lincoln $20,443,857 $20,591,427 $147,570 0.72%
Niagara Falls $74,209,801 $74,370,381 $160,580 0.22%
Niagara-on-the-Lake $30,082,399 $30,313,217 $230,818 0.77%
Pelham $14,718,064 $14,611,236 -$106,828 -0.73%
Port Colborne $11,599,092 $11,484,857 -$114,235 -0.98%
St. Catharines $93,802,595 $93,556,655 -$245,940 -0.26%
Thorold $14,142,691 $14,018,740 -$123,951 -0.88%
Wainfleet $5,281,328 $5,309,361 $28,033 0.53%
Welland $29,032,299 $28,758,816 -$273,483 -0.94%
West Lincoln $10,829,113 $10,951,546 $122,433 1.13%
Niagara Region $352,453,424  $352,453,291 -$133 0.00%
Table 20

Inter-Municipal Tax Shifts and Rate of Phase-In Change

Rate of Inter-Municipal Shifts
Phase-In

Local Municipality Change $ %
Fort Erie 2.33% -$355,349 -1.58%
Port Colborne 2.87% -$114,235 -0.98%
Welland 2.93% -$273,483 -0.94%
Thorold 3.03% -$123,951 -0.88%
Pelham 3.42% -$106,828 -0.73%
St. Catharines 3.51% -$245,940 -0.26%
Niagara Region 4.05% -$133 0.00%
Niagara Falls 4.13% $160,580 0.22%
Niagara-on-the-Lake 5.01% $230,818 0.77%
Lincoln 5.29% $147,570 0.72%
Wainfleet 5.56% $28,033 0.53%
Grimshy 5.98% $530,219 2.05%
West Lincoln 6.52% $122,433 1.13%
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The rate of tax shift will generally follow the rate of phase-in change a property, or group of
properties is experiencing relative to the overall rate of change for the pool of assessment against
which the taxes are levied.

This is true at the inter-municipal level as shown in Table 19, but it is also true at the class and
property level. Simply put, any municipality, class or other group of properties subject to a rate
of phase-in change around 4.05% would likely carry a similar share of the Regional levy in 2019
in 2018. Representative property groupings (class, municipality, ward, etc.) experiencing higher
rates of change will attract a greater share of the overall levy; and vice-versa for those increasing
at rates below the aggregate.

Local General Levies
As with the regional levy, local levies will shift amongst classes and taxpayers. Table 21 displays
the inter-class shifts of the local general on a Region-wide basis.

Table 21
Reassessment Related Inter-Class Tax Shifts
(All Local General Levies)

Local General Levies Inter-Class Shifts
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $225,755,794 $225,170,702 -$585,092 -0.26%
Farm $1,999,035 $2,127,559 $128,524 6.43%
Managed Forest $16,112 $16,706 $594 3.69%
New Multi-Residential $787,488 $796,596 $9,108 1.16%
Multi-Residential $14,118,786 $14,073,822 -$44,964 -0.32%
Commercial $54,192,228 $54,745,931 $553,703 1.02%
Industrial $10,794,723 $10,754,106 -$40,617 -0.38%
Landfill $49,225 $48,926 -$299 -0.61%
Pipeline $2,007,012 $1,986,014 -$20,998 -1.05%
Sub-Total Taxable $309,720,403 $309,720,362 -$41  0.00%
Payment in Lieu
Residential $134,378 $140,381 $6,003 4.47%
Farm $632 $656 $24 3.80%
Commercial $4,844,650 $4,768,925 -$75,725 -1.56%
Industrial $131,921 $139,634 $7,713 5.85%
Landfill $23,950 $28,149 $4,199  17.53%
Sub-Total PIL $5,135,531 $5,077,745 -$57,786 -1.13%
Total (Taxable + PIL) $314,855,934 $314,798,107 -$57,827 -0.02%
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Table 22 considers how the combined (Regional + local) general levies are shifting among the
property classes. The local levy amounts used in this section, as well as the underlying municipal
specific notional tax rates are further documented in the Local Results Addenda attached to this
study.

Table 22
Reassessment Related Inter-Class Tax Shifts
(Combined Local and Regional General Levies)

Combined (UT + LT) General Levies Inter-Class Shift
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $482,125,412 $480,813,898  -$1,311,514 -0.27%
Farm $4,800,612 $5,127,637 $327,025 6.81%
Managed Forest $34,317 $35,681 $1,364 3.97%
New Multi-Residential $1,568,285 $1,582,893 $14,608 0.93%
Multi-Residential $28,665,893 $28,554,011 -$111,882 -0.39%
Commercial $118,322,682 $119,542,863 $1,220,181 1.03%
Industrial $22,277,310 $22,188,683 -$88,627 -0.40%
Landfill $107,005 $105,672 -$1,333 -1.25%
Pipeline $4,272,311 $4,222,315 -$49,996 -1.17%
Sub-Total Taxable $662,173,827 $662,173,653 -$174 0.00%06
Payment in Lieu
Residential $301,678 $315,228 $13,550 4.49%
Farm $1,244 $1,285 $41 3.30%
Commercial $10,791,711 $10,642,457 -$149,254 -1.38%
Industrial $288,821 $306,714 $17,893 6.20%
Landfill $44,923 $51,927 $7,004 15.59%
Sub-Total PIL $11,428,377 $11,317,611  -$110,766 -0.97%
Total (Taxable + PIL) $673,602,204 $673,491,264 -$110,940 -0.02%
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Future Year Tax Trend Projections

As soon as the assessment roll is returned for a taxation year it begins to change in response to
growth, value adjustments, corrections, etc. In light of this constant change as well as not
knowing what the revenue needs of the municipality will be any given point in the future, it is not
possible to predict actual future year tax outcomes with any degree of reliability. What we can
do however, is gain an understanding as to how we can expect taxes to change and shift over
the coming years as the current assessment and phase-in cycle progresses. Tables 23 and 24
utilize a constant revenue target and the current assessment roll to demonstrate how taxes may
shift amongst the property classes between now and 2020. This approach controls for future
growth and revenue (budgetary) increases to consider the pure impacts of reassessment and

phase-in.

(General Levy / Revenue Neutral / Status Quo Policy)

Table 23
Multi-Year Tax Trend

Realty Tax Class 2018 Revised Share 2919 Share 2920 Share
Notional Projected
Taxable
Residential $256,369,618 71.46% $255,643,196 71.27% $254,969,514 71.09%
Farm $2,801,577 0.78% $3,000,078 0.84% $3,184,196 0.89%
Managed Forest $18,205 0.01% $18,975 0.01% $19,688 0.01%
New Multi-Residential $780,797 0.22% $786,297 0.22% $791,396 0.22%
Multi-Residential $14,547,107 4.05% $14,480,189 4.04% $14,418,151 4.02%
Commercial $64,130,454 17.88% $64,796,932 18.06% $65,415,030 18.24%
Industrial $11,482,587 3.20% $11,434,577 3.19% $11,390,056 3.18%
Landfill $57,780 0.02% $56,746 0.02% $55,789 0.02%
Pipeline $2,265,299 0.63% $2,236,301 0.62% $2,209,408 0.62%
Sub-Total Taxable $352,453,424  98.25% | $352,453,291 98.26% | $352,453,228 98.27%
Payment in Lieu
Residential $167,300 0.05% $174,847 0.05% $181,838 0.05%
Farm $612 0.00% $629 0.00% $646 0.00%
Commercial $5,947,061 1.66% $5,873,532 1.64% $5,805,348 1.62%
Industrial $156,900 0.04% $167,080 0.05% $176,522 0.05%
Landfill $20,973 0.01% $23,778 0.01% $26,380 0.01%
Sub-Total PIL $6,292,846 1.75% $6,239,866 1.74% $6,190,734 1.73%
Total (Tax + PIL) $358,746,270 100.00% | $358,693,157 100.00% | $358,643,962 100.00%
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Table 24
Multi-Year Reassessment / Phase-In Related Tax Shifts
(General Levy / Revenue Neutral / Status Quo Policy)

Realty Tax Class 2018 - 2019 2019 - 2020
Taxable

Residential -$726,422 -0.28% -$673,682 -0.26%
Farm $198,501 7.09% $184,118 6.14%
Managed Forest $770 4.23% $713 3.76%
New Multi-Residential $5,500 0.70% $5,099 0.65%
Multi-Residential -$66,918 -0.46% -$62,038 -0.43%
Commercial $666,478 1.04% $618,098 0.95%
Industrial -$48,010 -0.42% -$44,521 -0.39%
Landfill -$1,034 -1.79% -$957 -1.69%
Pipeline -$28,998 -1.28% -$26,893 -1.20%
Sub-Total Taxable -$133 0.00% -$63 0.00%
Payment in Lieu

Residential $7,547 4.51% $6,991 4.00%
Farm $17 2.78% $17 2.70%
Commercial -$73,529 -1.24% -$68,184 -1.16%
Industrial $10,180 6.49% $9,442 5.65%
Landfill $2,805 13.37% $2,602 10.94%
Sub-Total PIL -$52,980 -0.84% -$49,132 -0.79%
Total (Taxable + PIL) -$53,113 -0.01% -$49,195 -0.01%

Taxation Impacts/Implications of Assessment Phase-In

Although the assessment phase-in program does not place any specific limitations on year-over-
year tax change for individual properties, it does necessarily have consequences for final tax
outcomes. The most obvious tax impact of the phase-in program is the benefit to increasing
properties, which will not be taxed on their full CVA values until 2020. The tax implications for
decreasing properties are not quite as direct, but they are material and measurable.

While there is no delay or phase-in of assessment decreases, the reduced availability of CVA
against which to levy taxes in the first three years of a cycle results in the tax rates for those
years being higher than would otherwise be the case if the phase-in did not exist. That is, if the
full CVA for all properties were made available for 2019 taxation, and revenue requirements were
held constant, the tax rates set would be lower. Under such a scenario, all decreasing properties
would pay less, while most increasing properties would pay more.

Table 25 considers the difference in tax levy distribution among classes with and without an
assessment phase-in program.
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Table 25
Tax Mitigation Effects of Assessment Phase-1n Program by Class
(Regional General Levy)

2019 Regional General Levy Asszzzrrzrennﬂasasa(s);-ln
Realty Tax Class (Full CVA) (Phased CVA) $ %
Taxable
Residential $254,969,514 $255,643,196 $673,682 0.26%
Farm $3,184,196 $3,000,078 -$184,118 -5.78%
Managed Forest $19,688 $18,975 -$713 -3.62%
New Multi-Residential $791,396 $786,297 -$5,099 -0.64%
Multi-Residential $14,418,151 $14,480,189 $62,038 0.43%
Commercial $65,415,030 $64,796,932 -$618,098 -0.94%
Industrial $11,390,056 $11,434,577 $44,521 0.39%
Landfill $55,789 $56,746 $957 1.72%
Pipeline $2,209,408 $2,236,301 $26,893 1.22%
Sub-Total Taxable $352,453,228 $352,453,291 $63 0.00%
Payment in Lieu
Residential $181,838 $174,847 -$6,991 -3.84%
Farm $646 $629 -$17 -2.63%
Commercial $5,805,348 $5,873,532 $68,184 1.17%
Industrial $176,522 $167,080 -$9,442 -5.35%
Landfill $26,380 $23,778 -$2,602 -9.86%
Sub-Total PIL $6,190,734 $6,239,866 $49,132 0.79%
Total (Taxable + PIL) $358,643,962 $358,693,157 $49,195 0.01%

Increasers and Decreasers

While the phase-in program should not have an overall impact on the municipality’s taxable levy
in any year, that revenue neutrality will not extend to individual taxpayers. As the assessment
phase-in program ultimately “delays” increases in CVA, it also delays the movement of tax
outcomes. Those with assessment decreases will pay more than they otherwise would if
everyone’s full unmitigated CVA’s were available to be taxed in 2019, and those with assessment
increases being phased-in benefit from paying taxes on an assessed value that is less than their
full market value.

As these two groups are being treated differently under the system, the relationship between
them, and the relationship between the taxes they would be liable for with or without the
assessment phase-in program is an important dynamic to be understood.
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Measuring Other Assessment and Taxation Shifts

In addition to considering the broad, class and municipal level impacts that can be expected for
2019 taxation, it is also important to understand how reassessment and the assessment phase-
in program is going to affect more specific groups of taxpayers.

Business, Non-Business and Public Sector Revenue

Although some groups or categories of taxpayers are not specifically defined by the Municipal or
Assessment Acts, it is possible to make distinctions between various types of taxpayers to support
informative, interesting and useful analysis.

For many, the distinction between revenue that comes from non-business, business and public
sector property owners is of significant interest. Figures 1 through 3 have been prepared to show
how the relative burden of assessment and CVA tax may change, and/or be influenced by
reassessment and the assessment phase-in program. For the purposes of this report, these
categories incorporate the following assessment elements:

Residential Taxable Residential

Multi-Residential Taxable Multi-Residential

Business Taxable Commercial, Industrial, and Pipeline Classes

PIL Properties from any class, which are subject to a Payment in Lieu,

or Payment on Account of taxes

Typical Properties

It is also important to consider the impacts of reassessment at the property level. While the
specific changes experienced by each ratepayer can vary widely, considering how the assessment
and tax changes will materialize for a typical or average property can be very helpful in placing
the broader change trends in an understandable perspective.

To this end, we have prepared Tables 26-A through F to illustrate the potential impact on various
“typical” taxable properties within the jurisdiction, including:

Single Detached Residential;

All Residential;

Multi-Residential;

Commercial Occupied (CT/XT); and

Industrial Occupied (IT/JT).

YVVVYY
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Figures 1 through 3

Distribution of Assessment and General Levy
Among Broad Taxpayer Groups
2018 Full CVA 2019 Full CVA
Residential Residential
78.77% 78.77%

PIL
1.12%

Business
Multi-Residential Farm & Forest 13.65%

2.50% 3.96%

2018 Phased CVA

Residential
79.73%

PIL

1.15% .
Business

13.35%

Multi-Residential Farm & Forest

2.54% 3.23%
2018 General Levy
Residential
71.46%

PIL
1.75%

PIL

1.12% .
Business

13.65%

Farm & Forest

Multi-Residential

2.50% 3.96%
2019 Phased CVA
Residential
79.38%

PIL
1.14%
Business
13.46%
Farm & Forest

3.49%

Multi-Residential
2.53%

2019 General Start Levy

Residential

1.74%

Business

Multi-Residential | Farm & Forest Multi-Residential Farm & Forest 21.89%
4.27% 0.79% A4.26% 0.84%
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PART FOUR: FARM CLASS AND WHOLE FARM PROPERTY TAX TREATMENT

The farm property class in the Region of Niagara are marked by fairly strong market value updates
and corresponding rates of phase-in change for 2019. On a Regional basis, the overall increase in
Full CVA is approximately 52.15% for the current assessment cycle, which has translated into a 2019
phase-in change of 11.28%. These changes have a high rate of occurrence with 93.74% of farm
properties increasing.

These rates of change seem high in isolation but they are actually relatively modest when compared
to other areas in southern Ontario. There are a host of forces behind these value changes including:
» Methodology changes and challenges at MPAC;
» Domestic (GTA) land crush issues; and even
» International weather and currency trends.

Although new notional / revenue neutral tax rates are calculated annually to compensate for the
additional assessment being phased-in, these rates are calculated in response to municipal-wide
assessment change and are not sensitive to any specific class of property. As such, varying rates of
assessment change will inevitably result in shifts between individual properties and groups of
properties. The inter-class shifts of the regional levy are previously documented in Table 17.

The rate of tax shift generally follows the rate of phase-in change a property, or group of properties
is experiencing relative to the overall rate of change for the pool of assessment against which the
taxes are levied. Table 27 plots the rate of phase-in change for each class in ascending order and
also includes the rate of inter-class levy shift. As can be seen, those classes with overall phase-in
change rates that fall below the Region-wide level may expect negative tax shifts.

Table 27
Phase-In Change and Resulting Inter-Class Tax Shifts

Rate of Inter-Class Shift

Realty Tax Class Pgﬁ;ﬁélen $ %

Landfill 2.06% -$1,034 -1.79%
Pipeline 2.58% -$28,998 -1.28%
Multi-Residential 3.44% -$66,918 -0.46%
Residential 3.62% -$726,422 -0.28%
Industrial 3.83% -$48,010 -0.42%
Total (Taxable Only) 4.05% -$133 0.00%
New Multi-Residential 4.65% $5,500 0.70%
Commercial 5.00% $666,478 1.04%
Managed Forest 8.31% $770 4.23%
Farm 11.28% $198,501 7.09%

r >

The rate of phase-in change, relative to the overall rate of change will
generally determine if a tax shift will be positive or negative.
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Those experiencing higher rates of change can expect their proportional share of the regional levy
to increase on a year-over-year basis. This is also true at the inter-municipal and property level.
Simply put, any municipality, class or other group of properties subject to a rate of phase-in change
around 4.05% would likely carry a similar share of the regional levy in 2019 in 2018. Representative
property groupings (class, municipality, ward, etc.) experiencing higher rates of change will attract
a greater share of the overall levy; and vice-versa for those increasing at rates below the aggregate.

Farm Class vs. Whole Farm Property Tax

Although it is clear that farmland, captured by the farm property class is currently experiencing a
relatively high rate of reassessment/phase-in change, this information is not sufficient to fully
consider how bottom line taxes are changing for farms and farmers within the municipality.

The farm property class is considered to be a special tax incentive class and inclusion is based on a
host of ownership, use and occupancy criteria. A large proportion of farms as understood outside
the realm of property tax are made up of a farm class portion and portions that fall into other classes.
It is important to consider these other elements in order to fully and accurately understand how
farm taxes are changing.

The most common combination is a farm portion mixed with a residential portion associated with a
farm house or other non-farm related improvements. Some farms also have elements classified as
commercial or industrial based on use; this will be discussed later in the report.

This figure provides a simple illustration of a typical farm with
a farmhouse. This property would fall under a single roll
number, but would be comprised of two separate portions; a
farm class portion and a residential portion.

For assessment purposes the underlying land is valued as
farmland and the home and barn are valued on a replacement
cost model derived from comparable farms.

One acre of land along with the farmhouse is classified and taxed as residential; the remainder of
the land and all farm related out buildings are classified and taxed in the farm property class and
subject to tax rates that are ¥4 of those applicable to residential property.

As of roll return for 2019 taxation, there are 6,081 roll numbers (properties) in the Region that fall
entirely or partially in the farm property class. The following tables have been prepared to give the
reader a sense of these properties.

Table 28 shows that approximately 64% of all properties that make up the farm class have at least
one other portion on the same roll number that is captured by another property class. Further,
approximately 79% of farm property portions within the Region are part of multi-portion farms.
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Table 28
Farm Class Rolls and Whole-Farm Property Portions

Farm

Farm

Class Property

Farm Class Only

Share of Share of

Multi-Portion Farms

Share of Share of

Local Municipality Rolls Portions | count — Farm Farm Count Farm Farm
Rolls Potions Rolls  Potions
Fort Erie 285 467 108  37.89% 23.13% 177 62.11% 76.87%
Grimsby 220 390 56  25.45%  14.36% 164 74.55%  85.64%
Lincoln 975 1,726 294  30.15% 17.03% 681 69.85% 82.97%
Niagara Falls 301 489 125  41.53%  25.56% 176  58.47%  74.44%
Niagara-on-the-Lake 895 1,483 360  40.22%  24.28% 535 59.78%  75.72%
Pelham 524 921 134 25.57%  14.55% 390 74.43%  85.45%
Port Colborne 291 473 115 39.52% 24.31% 176  60.48%  75.69%
St. Catharines 245 402 97  39.59% 24.13% 148 60.41%  75.87%
Thorold 202 306 100  49.50%  32.68% 102 50.50% 67.32%
Wainfleet 706 1,083 342  48.44%  31.58% 364 51.56% 68.42%
Welland 101 168 35  34.65% 20.83% 66 65.35% 79.17%
West Lincoln 1,336 2,300 422 31.59% 18.35% 914 68.41% 81.65%
Niagara Region 6,081 10,208| 2,188 35.98% 21.43% 3,893 64.02% 78.57%

Typical Farm Property Changes
In light of the fact that the Region’s Farms are not fully, or well represented by changes to farm
class assessment and tax change alone, MTE has expanded on the typical farm property analysis.

» Table 29-A includes farm class property portions only, regardless of whether they represent
the entire farm or only a component of the property;

» Table 29-B is based on single portion farms classified solely in the farm property class;

» Table 29-C looks at only those farm properties with additional non-farm portions; and

» Table 29-D includes all portions of all properties including both single and multi-portion

farms.
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New Agri-Food Business Subclasses for Farm Properties

As part of the previous Government's 2017 Ontario Economic Outlook and Fiscal Review (Fall
Budget), The Minister of Finance announced that new property sub-classes would be introduced
to facilitate special treatment of commercial and industrial improvements on farm properties.
These new sub-classes are optional for municipal purposes and are intended to give municipalities
a means of incenting / supporting small scale Agri-Food enterprises.

It was announced that these sub-classes would apply for education purposes, regardless of
whether a municipality chooses to participate. This means that local municipalities will be required
to administer these new sub-classes even if they do not use them for municipal tax purposes.

The following has been prepared to provide staff and decision makers with a measure of general
insight regarding the purpose, nature and potential financial implications of these new sub-
classes.

As MPAC did not include these property portions on the roll as returned for 2019 it is not possible
to incorporate these new sub-classes into a fully realized tax policy model. Instead, we have
prepared a general qualitative overview to consider the purpose, structure and function of the
new sub-classes.

Farm Class and New Sub-Class Overview

Currently Ontario’s property assessment and taxation system includes two mandated sub-classes
within each of the commercial and industrial property classes: vacant land and excess land. In
simple terms, the vacant land sub-classes include complete parcels (rolls) that are classified as
commercial or industrial due to zoning or historic use but which are completely absent of
assessable improvements. The excess land sub-class is assigned to unused portions of improved
property that exceed local zoning requirements?.

The new farm sub-classes will also be constituent of the commercial and industrial classes but
distinct from those described above in three critical ways:
1) They will be optional and will not apply for municipal purposes unless adopted ?;
2) They will only apply to commercial or industrial portions of rolls that also include a portion
included in the farm property class; and
3) Rather than applying to a physically delineated or identifiable property or portion of property,
they apply to a portion of the property’s value and as such will really only exist for taxation
purposes alone.

Also, with uniform class specific reductions of 75% these sub-classes will attract much larger
discounts than the current sub-classes, which default at 30% and 35% for commercial and
industrial respectively.

1 For example: If zoning required two acres for a gas station and the property was 10 acres, the buildings and two
acres may be assessed as full commercial and the remaining eight acres assessed as commercial excess.
2 The existing sub-classes apply by default and municipalities must seek special regulatory authority to opt out.
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Eligible Properties

A large proportion of farms as understood outside the realm of property tax are made up of a
farm class portion and portions that fall into other classes. The most common combination is a
farm (FT) portion mixed with a residential (RT) portion associated with a farm house or other
non-farm related improvements.

Some farms do have elements classified as commercial or industrial based on use. For example,
if a farmer were to operate a produce market or butcher shop as part of their overall business
model, the property could be made up of three separate portions: farmland, residential and
commercial.

In this example the property is captured by a single roll number but made up of three separately
classified and valued portions, each of which attracts distinct tax rates for both municipal and
education purposes.

Element Classification CVA Ratio  Rate Tax

Farm Land & Buildings Farm (FT) 300,000 0.25 0.25% $750
Home Residential (RT) 100,000 1.00 1.00% $1,000
Retail Store Commercial (CT) 125,000 150 1.50% $1,875

Property Total 525,000 $3,625

It is understood that these new sub-classes will be exclusive to properties such as this that have
a commercial or industrial portion, but which are mainly, or at least partially, assessed in the farm
property class.

If adopted, the subclass would apply to the first 50,000 of the commercial CVA, thereby splitting
the property into four portions rather than three. The following table illustrates the impact on our
hypothetical example.

Element Classification CVA Ratio Discount Rate Tax
Farm Land & Buildings  Farm (FT) 300,000 0.25 1.00 0.25% $750
Home Residential (RT) 100,000 1.00 1.00 1.00% $1,000
Retail Store Commercial

Agri-Food Sub-Class 50,000 1.50 0.25 0.38% $188

Fully Occupied 75,000 1.50 1.00 1.50% $1,125
Property Total 525,000 $3,063
Without Sub-Class 525,000 $3,625
Tax Savings 0 -$563

As noted above, the application of this new treatment should not impact the overall assessment
of the commercial (industrial) element or any other portion of the property. Also, unlike portions
classified into one of the vacant or excess land sub-classes, the eligible element cannot be
physically delineated or identified separately from the greater commercial (industrial portion).

What will really happen is that the value of the commercial portion will be split and a lower rate
of taxation will be applied to the first 50,000. If the business class portion as a whole was assessed
at less than 50,000 it would be captured solely by the sub-class.
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As the program was conceived to be an incentive/benefit for small-scale commercial and industrial
operations that are ostensibly ancillary to farming operations, they will place a ceiling of 1,000,000
of CVA on the overall value of eligible portions. As such, if our example property included a large
scale industrial processing operation with over 1,000,000 in CVA, the sub-class would not apply.

This limitation is intended to ensure a level playing field among larger on-farm and off-farm
commercial and industrial enterprises.

Nature of Enterprise

These sub-classes will not capture all on-farm business activities. The Regulation restricts the
application to commercial and industrial activities that are derivative of the broader farm
operation. Specifically, commercial and industrial activities must meet the following eligibility
criteria.

Commercial: Land used primarily to sell farm products, or a product derived from a farm product
or products, that are produced on the land or on land used to carry on the same
farming business.

Industrial: Land used primarily to process, or manufacture something from, a farm product
or products that are produced on the land or on land used to carry on the same
farming business.

Although this seems to be consistent with the spirit and intent of introducing these new sub-
classes we suspect that these criteria will prove exceptionally problematic. Of primary concern is
the time and resources that it will take to identify and confirm the nature of each enterprise. If
the Province had simply left it at on-farm commercial and industrial improvements, the new sub-
classes could have been implemented easily without the need to identify what was actually going
on at each site.

We anticipate this will result in implementation problems and delays and is also ripe for endless
disputes and appeals over what is, and what is not, a derivative activity. Unfortunately such
disputes will consume already scarce assessment resources and create additional and
unnecessary points of potential frustration and conflict. Further, when we consider the quantum
of tax involved here (+/- less than $700 per property), the effort and complications involved may
far outweigh any benefit for taxpayers or to the overall taxation system.
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PART FIVE: TAX POLICY SENSITIVITY ANALYSIS

For 2019, the Municipal Act continues to provide upper and single-tier municipalities with a range
of tax policy tools that may be used to alter the distribution of the tax burden both within and
between tax classes. The following tools may be used to change or achieve local tax policy
objectives, target the benefits of growth, or redistribute the impacts of assessment change. 3

1. Tax ratios may be adjusted to affect the level of taxation on different tax classes;

2. Optional business property classes may be employed or collapsed to alter taxation within

broad commercial or industrial tax classes;

Sub-class discounts for vacant and excess land may be adjusted;

4. Graduated taxation schemes for the business classes can be used to impose higher rates
of taxation on properties with higher current value assessment in order to provide tax
relief on properties with lower assessed values.

w

A comprehensive examination of tax ratios and a relevant sensitivity analysis should be
undertaken each year. Specific examination of the use of optional tax classes and graduated
taxation are generally only required if these options are being actively considered. After
considering the contents of this report Council may wish to further explore the utility and
application of these alternate apportionment and mitigation strategies.

Moving Tax Ratios

Single-tier municipalities are required to establish tax ratios for the multi-residential, commercial,
industrial, landfill and pipeline classes prior to finalizing tax rates for the current year's tax cycle.
Established ratios will ultimately govern the relationship between the rate of taxation for each
affected class and the tax rate for the residential property class.

The tax ratio for the residential class is legislated at 1.0, while the farm and managed forest
classes have a prescribed tax ratio of 0.25. Municipalities do have the flexibility to set a tax ratio
for the farm class that is below 0.25, however, this reduction would only apply to the municipal
portion of the property tax bill.

In setting tax ratios for all other property classes, municipalities must do so within the guidelines
prescribed by the Province. Council may choose to adopt: (1) either the current tax ratio for any
class (2018 adopted or 2019 starting ratio where levy restriction and/or optional classes applied
in 2018), (2) establish a new tax ratio for the year that is closer to or within the Range of Fairness,
as shown in Table 30; or (3) utilize restated revenue neutral transition ratios to mitigate
reassessment related tax shifts between classes in accordance with the regulated calculations.

3 The by-law deadlines for many tax policy decisions is December 31t of the subject taxation year.
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Table 30
Tax Ratio Summary

Ranges of .
2019 Fairness Threshold Ratios
2018 -
Realty Tax Class Ratios Start L U Subject to
Ratios ower pper Threshold Levy
Limit Limit S0
Restriction
Residential 1.000000 1.000000 1.00 1.00 - N/A
Farm 0.250000 0.250000 0.00 0.25 - N/A
Managed Forest 0.250000 0.250000 0.25 0.25 - N/A
New Multi-Residential 1.000000 1.000000 1.00 1.10 - N/A
Multi-Residential 1.970000 1.970000 1.00 1.10 2.00 No
Commercial 1.734900 1.734900 0.60 1.10 1.98 No
Industrial 2.630000 2.630000 0.60 1.10 2.63 No
Landfill 2.940261 2.940261 0.60 1.10 25.00 No
Pipeline 1.702100 1.702100 0.60 0.70 - N/A

Where Optional Classes Apply

Where a municipality has elected to use optional tax classes, changes to tax ratios are regulated
based on the relationship of the municipality’s broad class ratios (the weighted average of
commercial, shopping centre, office, and parking lot is equivalent to the broad commercial class,
and industrial and large industrial are deemed to be the broad industrial class).

Council must ensure that the weighted average broad class ratio for the current year does not
exceed the broad class ratio for the prior year. To strictly comply with the provisions of Section
308 of the Municipal Act, adjustments to tax ratios may be required for the commercial and
industrial tax classes.

The legislated deadline that previously applied to the creation of new, or the collapsing of existing
optional classes, has now been eliminated, however, municipalities that intend to make a change
to the class structure need to make this decision before any tax rate or ratio by-laws can be
passed. It is also critical to provide the Province with as much advanced notice of any such
change, as it could impact the manner in which education tax rates are calculated and/or
regulated for the taxation year.
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Tax Ratios and Balance of Taxation

Tax ratios govern the tax rate of each property class in relation to the tax rate for the residential
property class. Ontario’s tax ratio system is not simply about expressing the relationship among
tax rates, the real function of tax ratios is to manipulate the balance of taxation among property
classes.

Tax ratios effectively alter the weighting, or distribution of the tax burden compared to how the
total levy would be shared if each dollar of CVA was treated equally. Table 31 shows how the
share of tax differs from the share of assessment for each class in accordance with the
municipality’s starting ratios for the year. The more dramatic the ratio, the larger the difference
between the share of assessment and share of tax each class carries. By changing tax ratios, the
municipality can influence and alter this balance.

Table 31
Balance of Taxation

Assessment General Levy
Realty Tax Class 2019 CVA % 2019 Tax %
Taxable
Residential 46,877,880,220 79.06% $255,643,196 71.27%
Farm 2,199,003,701 3.71% $3,000,078 0.84%
Managed Forest 13,907,719 0.02% $18,975 0.01%
New Multi-Residential 144,085,061 0.24% $786,297 0.22%
Multi-Residential 1,346,916,747 2.27% $14,480,189 4.04%
Commercial 6,954,686,379 11.73% $64,796,932 18.06%
Industrial 839,898,339 1.42% $11,434,577 3.19%
Landfill 3,536,625 0.01% $56,746 0.02%
Pipeline 240,756,173 0.41% $2,236,301 0.62%
Sub-Total Taxable 58,620,670,964 98.87% $352,453,291 98.26%
Payment in Lieu
Residential 32,039,644 0.05% $174,847 0.05%
Farm 461,250 0.00% $629 0.00%
Commercial 624,897,194 1.05% $5,873,532 1.64%
Industrial 12,594,937 0.02% $167,080 0.05%
Landfill 1,481,925 0.00% $23,778 0.01%
Sub-Total PIL 671,474,950 1.13% $6,239,866 1.74%
Total (Taxable + PIL) 59,292,145,914 100.00% $358,693,157 100.00%0
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Discussion and Explanation

The assistance of Municipal Tax Equity (MTE) Consultants Inc. has been sought by the Region of
Niagara to generate tax rates and corresponding levy amounts which may be under consideration
for 2019.

In preparing these results, MTE has relied on the following general parameters:
1. The 2019 start ratios as documented in Table 16 of the municipality’'s 2019 Tax Policy
Study dated January 16, 2019;
A 2019 revenue neutral general levy of $352,453,424;
A 2019 target levy of $365,725,637;
Tax amounts represent CVA taxes, no capping adjustments have been applied; and
Tax rate calculations performed are based on taxable only and exclude grantable
(payment in lieu) assessment, as requested by the municipality.

aprLD

Scenario 1 has been prepared to set out the impact of the levy increase using status quo ratios.
The results of this model have been documented in the following tables.

Table 1-A summarizes the full class municipal purpose tax rates and the 2019 tax rate increase
required to raise the levy requirement using status quo tax ratios.

Table 1-A
2019 Tax Ratios and General Tax Rates
(Start Ratios)

Start General Levy Tax Rates
Realty Tax Class Ratios Status Quo Model Change
Residential 1.000000 0.00545717 0.00566267 3.77%
Farm 0.250000 0.00136429 0.00141567 3.77%
Managed Forest 0.250000 0.00136429 0.00141567 3.77%
New Multi-Residential 1.000000 0.00545717 0.00566267 3.77%
Multi-Residential 1.970000 0.01075062 0.01115546 3.77%
Commercial 1.734900 0.00946764 0.00982417 3.77%
Industrial 2.630000 0.01435236 0.01489282 3.77%
Landfill 2.940261 0.01604550 0.01664973 3.77%
Pipeline 1.702100 0.00928865 0.00963843 3.77%
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Table 1-B has been prepared to summarize the Region’s revenue neutral (base) levy and full
levy using status quo tax ratios and the tax rates set out in Table 1-A.

Table 1-B
2019 Regional General Levy Increase
(Start Ratios)

2019 General Levy Levy Increase
Realty Tax Class RNe(;ﬁt?;le ngs)e/t $ %
Taxable
Residential $255,643,196  $265,269,922 $9,626,726 3.77%
Farm $3,000,078 $3,113,064 $112,986 3.77%
Managed Forest $18,975 $19,689 $714 3.76%
New Multi-Residential $786,297 $815,906 $29,609 3.77%
Multi-Residential $14,480,189 $15,025,476 $545,287 3.77%
Commercial $64,796,932 $67,237,038 $2,440,106 3.77%
Industrial $11,434,577 $11,865,165 $430,588 3.77%
Landfill $56,746 $58,884 $2,138 3.77%
Pipeline $2,236,301 $2,320,512 $84,211 3.77%
Sub-Total Taxable $352,453,291 $365,725,656 $13,272,365  3.77%
Payment in Lieu
Residential $174,847 $181,430 $6,583 3.77%
Farm $629 $653 $24 3.82%
Commercial $5,873,532 $6,094,719 $221,187 3.77%
Industrial $167,080 $173,372 $6,292 3.77%
Landfill $23,778 $24,674 $896 3.77%
Sub-Total PIL $6,239,866 $6,474,848 $234,982  3.77%
Total (Taxable + PIL)  $358,693,157 $372,200,504 $13,507,347 3.77%

PﬁE © 2019 Municipal Tax Equity Consultants Inc.
ﬁ.

Page 150 of 421



CSD 16-2019
Appendix 1
April 17, 2019

CONFIDENTIAL

Page 58

Table 1-C documents the net year-over-year tax change by class before and after the levy
increase is applied. Status quo starting ratios are applied in both instances.

Table 1-C
2019 Regional General Levy and Year-Over-Year Tax Change

2018 As Revenue Neutral Target Levy
Realty Tax Class Revised $ % $ %
Taxable
Residential $256,369,618 -$726,422 -0.28% $8,900,304 3.47%
Farm $2,801,577 $198,501 7.09% $311,487 11.12%
Managed Forest $18,205 $770 4.23% $1,484 8.15%
New Multi-Residential $780,797 $5,500 0.70% $35,109 4.50%
Multi-Residential $14,547,107 -$66,918 -0.46% $478,369 3.29%
Commercial $64,130,454 $666,478 1.04% $3,106,584 4.84%
Industrial $11,482,587 -$48,010 -0.42% $382,578 3.33%
Landfill $57,780 -$1,034 -1.79% $1,104 1.91%
Pipeline $2,265,299 -$28,998 -1.28% $55,213 2.44%
Sub-Total Taxable $352,453,424 -$133 0.00% | $13,272,232 3.77%
Payment in Lieu
Residential $167,300 $7,547 4.51% $14,130 8.45%
Farm $612 $17 2.78% $41 6.70%
Commercial $5,947,061 -$73,529 -1.24% $147,658 2.48%
Industrial $156,900 $10,180 6.49% $16,472 10.50%
Landfill $20,973 $2,805 13.37% $3,701 17.65%
Sub-Total PIL $6,292,846 -$52,980 -0.84% $182,002 2.89%
Total (Taxable + PIL) $358,746,270 -$53,113 -0.01%b | $13,454,234 3.75%

Pure Impact of
Phase-In Change.
No additional
revenue is raised
and no ratios have
been changed

Combined impact
of
Assessment
Phase-In Change
and Levy Increase
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Table 1-D has been prepared to summarize the Region’s revenue neutral (base) levy and full levy
using status quo tax ratios by local municipality. Table 1-E documents the net year-over-year tax
change by municipality before and after the levy increase is applied. Status quo starting ratios
are applied in both instances.

Table 1-D
Regional General Levy Sensitivity
(In comparison to 2019 Base-Line Levy)

Regional Levy Difference

Local Municipality Revenue Neutral Target Levy $ %

Fort Erie $22,072,979 $22,904,183 $831,204  3.77%
Grimsby $26,414,076 $27,408,753 $994,677  3.77%
Lincoln $20,591,427 $21,366,842 $775,415  3.77%
Niagara Falls $74,370,381 $77,170,956 $2,800,575  3.77%
Niagara-on-the-Lake $30,313,217 $31,454,724 $1,141,507 3.77%
Pelham $14,611,236 $15,161,450 $550,214  3.77%
Port Colborne $11,484,857 $11,917,344 $432,487  3.77%
St. Catharines $93,556,655 $97,079,729 $3,523,074  3.77%
Thorold $14,018,740 $14,546,646 $527,906  3.77%
Wainfleet $5,309,361 $5,509,296 $199,935 3.77%
Welland $28,758,816 $29,841,789 $1,082,973  3.77%
West Lincoln $10,951,546 $11,363,949 $412,403  3.77%
Niagara Region $352,453,291 $365,725,661 $13,272,370 3.77%

Table 1-E
Regional General Levy Sensitivity / Year-Over-Year Tax Change
(In comparison to 2018 Year-End Levy)

2018 As Revenue Neutral Target Levy

Local Municipality Revised $ % $ %

Fort Erie $22,428,328 -$355,349 -1.58% $475,855 2.12%
Grimsby $25,883,857 $530,219 2.05% $1,524,896 5.89%
Lincoln $20,443,857 $147,570 0.72% $922,985 4.51%
Niagara Falls $74,209,801 $160,580 0.22% $2,961,155 3.99%
Niagara-on-the-Lake $30,082,399 $230,818 0.77% $1,372,325 4.56%
Pelham $14,718,064 -$106,828 -0.73% $443,386 3.01%
Port Colborne $11,599,092 -$114,235 -0.98% $318,252 2.74%
St. Catharines $93,802,595 -$245,940 -0.26% $3,277,134 3.49%
Thorold $14,142,691 -$123,951 -0.88% $403,955 2.86%
Wainfleet $5,281,328 $28,033 0.53% $227,968 4.32%
Welland $29,032,299 -$273,483 -0.94% $809,490 2.79%
West Lincoln $10,829,113 $122,433 1.13% $534,836 4.94%
Niagara Region $352,453,424 -$133 0.00%6 | $13,272,237 3.77%
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Scenario 3 has been prepared to document the impact of utilizing 50% of the negative
residential shift at revenue neutral to reduce the multi-residential ratio. All classes share equally
in the levy increase.

Table 3-A summarizes both the status quo starting ratios and the alternate ratios applied in this
model; only the multi-residential ratio has been adjusted. This table also contains the full class
municipal purpose tax rates required to raise the levy target using both the start and modified
ratios.

Table 3-A
2019 Tax Ratios and Municipal Purpose Tax Rates
(To Raise Target Levy)

Tax Ratios General Levy Tax Rates
Realty Tax Class Start Model Change Start Model Change
Residential 1.000000 1.000000 0.00% | 0.00566267 0.00567071 0.14%
Farm 0.250000 0.250000 0.00% | 0.00141567 0.00141768 0.14%
Managed Forest 0.250000 0.250000 0.00% | 0.00141567 0.00141768 0.14%
New Multi-Residential ~ 1.000000 1.000000 0.00% | 0.00566267 0.00567071 0.14%
Multi-Residential 1.970000 1.902000 -3.45% | 0.01115546 0.01078569 -3.31%
Commercial 1.734900 1.734900 0.00% | 0.00982417 0.00983811 0.14%
Industrial 2.630000 2.630000 0.00% | 0.01489282 0.01491397 0.14%
Landfill 2.940261 2.940261 0.00% | 0.01664973 0.01667337 0.14%
Pipeline 1.702100 1.702100 0.00% | 0.00963843 0.00965212 0.14%

Both sets of tax
rates have been
calculated using a
revenue target of
$365,725,637
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Table 3-B summarizes the 2019 municipal levy model prepared using the reduced multi-residential
ratio.

Table 3-C compares that base-line, status-quo levy model with this revised model.
Table 3-B

2019 Regional General Levy Increase
(Reduced Multi-Residential Ratio)

2019 General Levy Levy Increase
Realty Tax Class RNe(;/l:atr;;:a Levy Target $ %
Taxable
Residential $256,006,250 $265,646,559 $9,640,311 3.77%
Farm $3,004,345 $3,117,484 $113,139 3.77%
Managed Forest $19,001 $19,717 $716 3.77%
New Multi-Residential $787,414 $817,065 $29,651 3.77%
Multi-Residential $14,000,230 $14,527,426 $527,197 3.77%
Commercial $64,888,976 $67,332,445 $2,443,462 3.77%
Industrial $11,450,813 $11,882,014 $431,200 3.77%
Landfill $56,827 $58,967 $2,140 3.77%
Pipeline $2,239,477 $2,323,807 $84,332 3.77%
Sub-Total Taxable $352,453,333 $365,725,484 $13,272,148 3.77%
Payment in Lieu
Residential $175,091 $181,687 $6,593 3.77%
Farm $630 $654 $24 3.81%
Commercial $5,881,881 $6,103,367 $221,488 3.77%
Industrial $167,317 $173,618 $6,301 3.77%
Landfill $23,812 $24,709 $897 3.77%
Sub-Total PIL $6,248,731 $6,484,035 $235,303 3.77%
Total (Taxable + PIL)  $358,702,064 $372,209,519 $13,507,451 3.77%

Both the revenue neutral
and target levy have been
calculated using the
adjusted multi-residential
ratio
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Table 3-C
2019 Regional General Levy Interclass Shifts

2019 General Levy Interclass Shifts

Start Alternate
Realty Tax Class Ratio Model $ %
Taxable
Residential $265,269,922 $265,646,559  $376,637 0.14%
Farm $3,113,064 $3,117,484 $4,420 0.14%
Managed Forest $19,689 $19,717 $28 0.14%
New Multi-Residential $815,906 $817,065 $1,159 0.14%
Multi-Residential $15,025,476 $14,527,426  -$498,050 -3.31%
Commercial $67,237,038 $67,332,445 $95,407 0.14%
Industrial $11,865,165 $11,882,014 $16,849 0.14%
Landfill $58,884 $58,967 $83 0.14%
Pipeline $2,320,512 $2,323,807 $3,295 0.14%
Sub-Total Taxable $365,725,656 $365,725,484 -$172 0.00%6
Payment in Lieu
Residential $181,430 $181,687 $257 0.14%
Farm $653 $654 $1 0.15%
Commercial $6,094,719 $6,103,367 $8,648 0.14%
Industrial $173,372 $173,618 $246 0.14%
Landfill $24,674 $24,709 $35 0.14%
Sub-Total PIL $6,474,848 $6,484,035 $9,187 0.14%
Total (Taxable + PIL)  $372,200,504 $372,209,519 $9,015 0.00%0

A\

Both models
include levy
increase

A\

Isolated impact
of pipeline tax
ratio change

bﬁE © 2019 Municipal Tax Equity Consultants Inc.
ﬁ.

Page 155 of 421



Page 63

CSD 16-2019
Appendix 1
April 17, 2019

CONFIDENTIAL

Table 3-D compares the net year-over-year tax change between the two models set out above.
Both document the combined impacts of phase-in related tax change and municipal levy change;
the alternate shift summary also reflects the multi-residential ratio change.

Table 3-D

2019 Regional General Levy Year-Over-Year Tax Change

2018 As Start Ratio Alternate Model
Realty Tax Class Revised $ % $ %
Taxable
Residential $256,369,618 $8,900,304 3.47% $9,276,941 3.62%
Farm $2,801,577 $311,487 11.12% $315,907 11.28%
Managed Forest $18,205 $1,484 8.15% $1,512 8.31%
New Multi-Residential $780,797 $35,109 4.50% $36,268 4.64%
Multi-Residential $14,547,107 $478,369 3.29% -$19,681 -0.14%
Commercial $64,130,454 $3,106,584 4.84% $3,201,991 4.99%
Industrial $11,482,587 $382,578 3.33% $399,427 3.48%
Landfill $57,780 $1,104 1.91% $1,187 2.05%
Pipeline $2,265,299 $55,213 2.44% $58,508 2.58%
Sub-Total Taxable $352,453,424 $13,272,232 3.77% | $13,272,060 3.77%
Payment in Lieu
Residential $167,300 $14,130 8.45% $14,387 8.60%
Farm $612 $41 6.70% $42 6.86%
Commercial $5,947,061 $147,658 2.48% $156,306 2.63%
Industrial $156,900 $16,472 10.50% $16,718 10.66%
Landfill $20,973 $3,701 17.65% $3,736 17.81%
Sub-Total PIL $6,292,846 $182,002 2.89% $191,189 3.04%
Total (Taxable + PIL) $358,746,270 $13,454,234 3.75%0 | $13,463,249 3.75%
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Table 3-E compares the base-line, status-quo levy model with the alternate model. Table 3-F
compares the net year-over-year tax change between the two models. Both document the
combined impacts of phase-in related tax change and regional levy change; the alternate shift
summary also reflects the multi-residential ratio change.

Table 3-E
Regional General Levy Sensitivity
(In comparison to 2019 Base-Line Levy)

Regional Levy Difference

Local Municipality Start Ratio Model $ %

Fort Erie $22,904,183 $22,921,389 $17,206  0.08%
Grimshy $27,408,753 $27,436,488 $27,735  0.10%
Lincoln $21,366,842 $21,389,118 $22,276  0.10%
Niagara Falls $77,170,956 $77,162,857 -$8,099 -0.01%
Niagara-on-the-Lake $31,454,724 $31,493,800 $39,076  0.12%
Pelham $15,161,450 $15,176,195 $14,745  0.10%
Port Colborne $11,917,344 $11,919,324 $1,980 0.02%
St. Catharines $97,079,729 $96,958,487  -$121,242 -0.12%
Thorold $14,546,646 $14,551,360 $4,714  0.03%
Wainfleet $5,509,296 $5,516,941 $7,645  0.14%
Welland $29,841,789 $29,822,088 -$19,701  -0.07%
West Lincoln $11,363,949 $11,377,440 $13,491  0.12%
Niagara Region $365,725,661 $365,725,487 -$174 0.00%

Table 3-F
Regional General Levy Sensitivity / Year-Over-Year Tax Change

(In comparison to 2018 Year-End Levy)

2018 As Status Quo Alternate Model
Local Municipality Revised $ % $ %
Fort Erie $22,428,328 $475,855 2.12% $493,061 2.20%
Grimshy $25,883,857 $1,524,896 5.89% $1,552,631 6.00%
Lincoln $20,443,857 $922,985 4.51% $945,261 4.62%
Niagara Falls $74,209,801 $2,961,155 3.99% $2,953,056 3.98%
Niagara-on-the-Lake $30,082,399 $1,372,325 4.56% $1,411,401 4.69%
Pelham $14,718,064 $443,386 3.01% $458,131 3.11%
Port Colborne $11,599,092 $318,252 2.74% $320,232 2.76%
St. Catharines $93,802,595 $3,277,134 3.49% $3,155,892 3.36%
Thorold $14,142,691 $403,955 2.86% $408,669 2.89%
Wainfleet $5,281,328 $227,968 4.32% $235,613 4.46%
Welland $29,032,299 $809,490 2.79% $789,789 2.72%
West Lincoln $10,829,113 $534,836 4.94% $548,327 5.06%
Niagara Region $352,453,424 $13,272,237 3.77% | $13,272,063 3.77%
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Effects of Levy Restriction

Section 311 of the Municipal Act mandates that where a municipality’s tax ratio for any of the
multi-residential, or broad commercial and industrial classes is above the Provincial “threshold”,
the class is deemed to be /evy restricted and is protected from the full effect of any municipal
budgetary increase. When this circumstance prevails a larger share of levy change is absorbed
by the unrestricted classes.

Table 30 includes a comparison of the municipality’s 2018 starting tax ratios at the broad class
level to the current Provincial Threshold Ratios. Where a levy restriction applies, the limitations
on municipal increases must be considered relative to a specific budgetary decision. The
municipality’s revenue neutral tax rate, which raises the revenue limit on taxation, can be used
as the benchmark.

Under certain budget increase scenarios, Council may wish to consider exercising its option to
reduce the tax ratio for any restricted class(es) to or below the Provincial Threshold. By doing so,
the class previously receiving the benefit of the restriction would absorb its full share of the
municipality’s budgetary increase. This should, however, be carefully weighed against the cost of
reducing the tax ratio, which will result in tax shifts to all other classes.

The Region of Niagara is not subject to levy restriction in any class.
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PART SIX: OTHER REVENUE AND LEVIES

Provincial Education Taxes

While municipalities levy and collect the education portion of the property tax bill, they have no
authority over the tax rates employed for this purpose. Since 1998, education tax rates have been
regulated by the Minister of Finance on an annual basis. Uniform education tax rates have been
prescribed for properties in residential, multi-residential, farm and managed forest property
classes, which apply across the entire province. Traditionally, annual adjustments to the uniform
residential education rate have been made to maintain approximate revenue neutrality on a
Province-wide basis; it will inevitably impact overall tax levels within each municipal jurisdiction,
depending on how values in each area have behaved relative to Province-wide phase-in change
averages.

The Province also prescribes business education (BET) rates, however, these are set at a unique
level for each upper and single-tier jurisdiction. From 1998 through 2007, the Province attempted
to maintain revenue neutrality at the single and upper-tier municipal level when setting education
tax rates for the business classes, which meant municipal specific adjustments in reassessment
years and rate freezes for non-reassessment years. This changed, however, in 2008 at which
time the Minister of Finance began a migration towards uniform commercial and industrial
education tax rates. This migration was slowed as of 2011, however, some progress has been
made since and the schedule of rates for each year is shown below.

BET Annual Target and Ceiling Rates

Uniform Uniform Target Maximum BET Rates

Residential |Farm / Forest
Year . . BET Rates

Education Education (C&l) Commercial Industrial

Rate Rates

2008 | 0.00264000 | 0.00066000 1.60% 2.50% 3.00%
2009 | 0.00252000 | 0.00063000 1.52% 2.30% 2.70%
2010 | 0.00241000 | 0.00060250 1.43% 2.15% 2.45%
2011 | 0.00231000 | 0.00057750 1.33% 1.73% 1.93%
2012 | 0.00221000 | 0.00055250 1.26% 1.49% 1.59%
2013 | 0.00212000 | 0.00053000 1.26% 1.49% 1.59%
2014 | 0.00203000 | 0.00050750 1.22% 1.46% 1.56%
2015 | 0.00195000 | 0.00048750 1.19% 1.43% 1.53%
2016 | 0.00188000 | 0.00047000 1.18% 1.40% 1.50%
2017 | 0.00179000 | 0.00044750 1.14% 1.39% 1.39%
2018 | 0.00170000 | 0.00042500 1.09% 1.34% 1.34%
2019 NOT YET ANNOUNCED OR REGULATED

Treatment of “New Construction” Properties
Certain business properties may also receive special tax treatment for education purposes if they
are eligible for inclusion in one of the “new construction” classes.

» Commercial New Construction: commercial residual, shopping centre or office building.

» Industrial New Construction: industrial residual or large industrial.

The five new construction property classes are based on the same criteria as their traditional
counterpart classes, and are subject to differential treatment for education tax purposes only.
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2019 Education Tax Rates Not Available as of Publication

As of the date of publication the Province has not announced or published any details regarding
2019 education tax rates. While rates have yet to be spoken about, the Province did publish its
education property tax revenue projections as part of its Fall Economic Outlook and Fiscal Review,
published on November 15", The revenue estimates used are consistent with projections from
the previous Government’s spring budget and suggest a status quo approach to rate setting.

Based on this information, MTE has calculated hypothetical 2019 education tax rates using historic
protocols traditionally employed by the Ministry of Finance in setting these rates. The purpose of
this exercise is simply to illustrate how the local education levy may change on a year-over-year
basis if a status-quo approach is utilized in the setting of these rates for 2019.

Table 37
2018 vs. 2019 Hypothetical Education Levy
Education Levy Difference
201_8 2019 $ %

Realty Tax Class as Revised as Returned
Taxable
Residential $76,924,700 $75,959,200 -$965,500 -1.26%
Farm $840,000 $890,800 $50,800 6.05%
Managed Forest $5,500 $5,600 $100 1.82%
New Multi-Residential $234,100 $233,400 -$700 -0.30%
Multi-Residential $2,213,700 $2,182,000 -$31,700 -1.43%
Commercial $64,305,400 $65,013,500 $708,100 1.10%
Commercial New Construction $7,868,700 $8,009,900 $141,200 1.79%
Industrial $9,008,600 $9,067,500 $58,900 0.65%
Industrial New Construction $1,175,300 $1,160,300 -$15,000 -1.28%
Landfill $84,300 $84,300 $0 0.00%
Pipeline $2,558,100 $2,527,900 -$30,200 -1.18%
Total (Taxable+ PIL) $165,218,400 $165,134,400 -$84,000 -0.05%

Results based on Speculative / Estimated Tax Rates and are provided for illustrative
purposes only.

The results contained in Table 37 could be impacted by a host of factors once final education
tax rates are levied for 2019 including, but not limited to:

Differences in data/methodology employed by the Ministry in setting tax rates;

A decision to freeze or even increase education tax rates for 2019;

A change in the treatment of sub-classes for education purposes; or

A wholesale change of some description to the manner in which these rates are set or
education taxes levied.

YV VY

One of the reasons we chose to prepare estimated tax rates based on historic protocol was to
facilitate the quantification of local impacts should a change in methodology be adopted.
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Linear Properties

Unlike the types of properties discussed in preceding elements of this report, railway and power
utility lands (commonly known as linear properties) are taxed on the basis of area rather than
market value. To facilitate this from an assessment perspective linear properties are returned on
the roll with an acreage area rather than a CVA. The tax liability of each property is calculated by
applying Provincially regulated rates per acre by the reported area.

The rates per acre prescribed for municipal and education purposes are set out by geographic
region in Ontario Regulations 387/98 and 392/98 respectively. A summary of the current rates
for each property type and levy is contained in Table 38. As only a single municipal rate is
prescribed, municipalities within two-tier jurisdictions must calculate the upper-tier and local
shares of the revenue within the context of their broader “banking” function. In its simplest form,
the sharing formula relies on the proportional share each tier collects from the commercial
property class.

The treatment of these properties for education purposes, and the manner in which the education
portion raised is shared, varies depending on the ownership and tax status of each specific
property. The education portion is remitted to the school boards unless local retention is explicitly
provided for. Properties coded with an RTQ of “G” do not attract an education rate.

Table 39 provides a summary of the linear properties in each local municipality. Particular
attention should be paid to the addition of the new Shortline Railway classification. These applied
for 2018, but were not reflected on the original roll as returned. The reader will note that these
Shortline Railways are exempt from the municipal rate increases imposed in 2017 and again in
2018 and are therefore subject to a lower rate per acre.

Table 38
Rate per Acre Summary

2018 Rates Per Acre

Linear Property Type Municipal  Education
Utility Corridors 396.09 436.50
Railway Right-of-Way 277.83 291.60
Shortline Railway Right-of-Way 264.83 291.60

Linear Rate Critical Notes

The rates utilized herein are those most recently regulated by the Ministry of Finance. It is
unknown if rates will be updated for 2019. Municipalities must confirm final application of rates
prior to billing.

Table 40 has been prepared to assist the municipality in quantifying the revenue that may be
collected from these properties. These results are summarized by local municipality and RTC-Q.
The retention of education levy amounts is discussed further in this report.
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Table 39
Linear Property Summary
2018 Revised /
Loca_l o E-'II-'((:Q/ 2018 Roll Return 2019 Roll Return
Municipality Category Count Acreage Count Acreage
Fort Erie WT Railway 2 263.67 2 263.67
uT Utility 3 74.57 3 76.07
Grimsby WT Railway 2 105.24 2 105.24
UH Utility 1 91.70 1 91.70
Lincoln WT Railway 1 150.69 1 150.69
UH Utility 1 246.76 1 246.76
Niagara Falls WT Railway 2 339.72 2 339.72
uT Utility 1 19.89 1 19.89
UH Utility 1 739.63 1 729.21
NOTL UH Utility 1 0.44 1 0.44
Pelham WT Railway 1 62.01 1 62.01
UH Utility 1 398.34 1 398.34
Port Colborne WT Railway 2 149.14 2 149.14
WF Railway 4 145.83 1 96.13
BT Shortline Rail 0 0.00 3 49.70
St. Catharines WT Railway 2 176.77 1 107.07
BT Shortline Rail 0 0.00 2 69.70
UH Utility 1 102.15 1 102.15
Thorold WT Railway 2 244.97 1 124.47
BT Shortline Rail 0 0.00 2 120.50
UH Utility 1 547.76 1 547.76
Wainfleet WT Railway 5 221.02 3 160.02
BT Shortline Rail 0 0.00 2 61.00
Welland WT Railway 5 223.80 2 51.35
BT Shortline Rail 0 0.00 3 172.45
UH Utility 1 143.66 1 143.66
West Lincoln WT Railway 1 146.00 1 146.00
UH Utility 1 1,123.09 1 1,123.09
Total 42 5,716.85 44 5,707.93

Municipalities that have had shortline railways added should check to ensure all appropriate
adjustments have been made.
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Table 40
Linear Property Levy Summary
Local 2018 Roll Return 2018 Roll Revised Change
Municipality /
Category Municipal Education Municipal Education Municipal ~ Education
Fort Erie
WT $73,255 $76,886 $73,255 $76,886 $0 $0
uT $29,536 $32,550 $30,131 $33,205 $595 $655
Grimsby
WT $29,239 $30,688 $29,239 $30,688 $0 $0
UH $36,321 $40,027 $36,321 $40,027 $0 $0
Lincoln
WT $41,866 $43,941 $41,866 $43,941 $0 $0
UH $97,739 $107,711 $97,739 $107,711 $0 $0
Niagara Falls
WT $94,384 $99,062 $94,384 $99,062 $0 $0
uT $7,878 $8,682 $7,878 $8,682 $0 $0
UH $292,960 $322,848 $288,833 $318,300 -$4,127 -$4,548
NOTL
UH $174 $192 $174 $192 $0 $0
Pelham
WT $17,228 $18,082 $17,228 $18,082 $0 $0
UH $157,778 $173,875 $157,778 $173,875 $0 $0
Port Colborne
WT $41,436 $43,489 $41,436 $43,489 $0 $0
WF $40,516 $42,524 $26,708 $28,032 -$13,808 -$14,492
BT $0 $0 $13,162 $14,493 $13,162 $14,493
St. Catharines
WT $49,112 $51,546 $29,747 $31,222 -$19,365 -$20,324
BT $0 $0 $18,459 $20,325 $18,459 $20,325
UH $40,461 $44,588 $40,461 $44,588 $0 $0
Thorold
WT $68,060 $71,433 $34,582 $36,295 -$33,478 -$35,138
BT $0 $0 $31,912 $35,138 $31,912 $35,138
UH $216,962 $239,097 $216,962 $239,097 $0 $0
Wainfleet
WT $61,406 $64,449 $44,458 $46,662 -$16,948 -$17,787
BT $0 $0 $16,155 $17,788 $16,155 $17,788
Welland
WT $62,178 $65,260 $14,267 $14,974 -$47,911 -$50,286
BT $0 $0 $45,670 $50,286 $45,670 $50,286
UH $56,902 $62,708 $56,902 $62,708 $0 $0
West Lincoln
WT $40,563 $42,574 $40,563 $42,574 $0 $0
UH $444,845 $490,229 $444,845 $490,229 $0 $0
Total $2,000,799 $2,172,441 | $1,991,115 $2,168,551 -$9,684 -$3,890
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It is critical for the reader to note that Table 40 is based on the linear rates regulated for the
2018 taxation year. It is unknown if or how these rates may be adjusted for 2019. If they remain
unchanged, the municipality can expect its 2019 linear property levies to match the 2018 levies
as revised.

Retained Education Levies for Certain Payment in Lieu Properties

Federal and Provincially owned and occupied properties are exempt from both municipal and
Provincial (education) property taxes. Both levels of government do, however, maintain programs
whereby payments are made to local governments in lieu of the taxes that would otherwise be
applicable to property that they own and occupy.

PIL payments are made and administered under a variety of Federal and Provincial statutes and
regulations, including the federal Payment in Lieu of Taxes Act, and Ontario’s Municipal Tax
Assistance Act, Municipal Act, 2001, Assessment Act, and various supporting regulations. This
collection of statutes and regulations prescribe not only the circumstances and amounts of PILs
that are made, but also the manner in which the payments are shared and distributed.

Of particular interest regarding the sharing of revenues raised against PIL properties is the fact
that in certain circumstances the local municipality retains the education portion of the levy as
local revenue. This is provided for under sections 2 and 3 of Ontario Regulation 392/98, which
state that in the case of payments made under a number of specific authorities, the “education”
portion is ultimately retained by the local municipality. The eligible payments captured by these
rules, are those made in accordance with:

» Subsection 27 (3) of the Assessment Act;

» The Municipal Grants Act (Canada), which may be referenced as the Payment in Lieu of

Taxes Act; and
» Subsections 84(2), (3) or (5) of the Electricity Act.

Table 41 provides a speculative summary of the education levy amounts that may be raised under
these authorities and which may be retained by the local municipality. As discussed above, all
2019 calculations are based on speculative / estimated tax rates and are provided for general
illustrative purposes only.
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Table 41
Retained Education Levy Amounts
(Based on Hypothetical 2019 Rates — For lllustrative Purposes only)

Education Levy Change
RTC/RTQ 2018 2019 $ %
Fort Erie
CF $107,217 $104,674  -$2,543 -2.37%
Total Fort Erie $107,217 $104,674 -$2,543 -2.37%
Grimsby
CF $184,317 $194,825  $10,508 5.70%
CH $12,535 $13,550 $1,015 8.10%
IH $743 $886 $143 19.25%
UH $40,027 $40,027 $0 0.00%
Total Grimsby $237,622 $249,288 $11,666 4.91%
Lincoln
CF $54,477 $54,966 $489 0.90%
CH $9,785 $10,291 $506 5.17%
IH $6,977 $7,853 $876 12.56%
IK $1,004 $1,301 $297 29.58%
UH $107,711 $107,711 $0 0.00%
Total Lincoln $179,954 $182,122 $2,168 1.20%
Niagara Falls
CF $237,493 $242,440 $4,947 2.08%
CH $73,452 $77,563 $4,111 5.60%
CJ $7,007 $7,030 $23 0.33%
CK $6,904 $6,650 -$254 -3.68%
IH $41,817 $46,117 $4,300 10.28%
1J $175 $170 -$5 -2.86%
IK $2,359 $2,708 $349 14.79%
UH $322,848 $318,300  -$4,548 -1.41%
Total Niagara Falls $692,055 $700,978 $8,923 1.29%
Niagara-on-the-Lake
CF $268,392 $269,955 $1,563 0.58%
CH $11,044 $11,411 $367 3.32%
CJ $1,399 $1,390 -$9 -0.64%
CK $384 $397 $13 3.39%
Ccv $16,783 $17,459 $676 4.03%
IH $1,702 $1,859 $157 9.22%
1J $13,864 $15,151 $1,287 9.28%
UH $192 $192 $0 0.00%
Total NOTL $313,760 $317,814 $4,054 1.29%
Pelham
CF $9,310 $9,238 -$72 -0.77%
IH $310 $333 $23 7.42%
UH $173,875 $173,875 $0 0.00%
Total Pelham $183,495 $183,446 -$49 -0.03%
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Table 41 Continued
Retained Education Levy Amounts
(Based on Hypothetical 2019 Rates — For lllustrative Purposes only)

Education Levy Change
RTC/RTQ 2018 2019 $ %
Port Colborne
CF $117,861 $116,711 -$1,150 -0.98%
IH $1,014 $999 -$15 -1.48%
WF $42,524 $28,032 -$14,492  -34.08%
Total Port Colborne $161,399 $145,742 -$15,657 -9.70%
St. Catharines
CF $382,032 $376,663 -$5,369 -1.41%
CH $59,943 $59,339 -$604 -1.01%
CK $4,184 $4,116 -$68 -1.63%
IH $23,421 $25,155 $1,734 7.40%
IK $5,057 $5,084 $27 0.53%
UH $44,588 $44,588 $0 0.00%
Total St. Catharines $519,225 $514,945 -$4,280 -0.82%
Thorold
CF $68,330 $69,422 $1,092 1.60%
CH $6,938 $7,043 $105 1.51%
IF $1,695 $1,680 -$15 -0.88%
IH $20,360 $20,271 -$89 -0.44%
UH $239,097 $239,097 $0 0.00%
Total Thorold $336,420 $337,513 $1,093 0.32%
Wainfleet
IH $137 $136 -$1 -0.73%
Total Wainfleet $137 $136 -$1 -0.73%
Welland
CF $103,764 $102,189 -$1,575 -1.52%
CH $13,999 $13,485 -$514 -3.67%
CK $250 $240 -$10 -4.00%
IH $6,230 $6,401 $171 2.74%
1J $15 $15 $0 0.00%
HF $15,819 $18,653 $2,834 17.92%
UH $62,708 $62,708 $0 0.00%
Total Welland $202,785 $203,691 $906 0.45%
West Lincoln
CF $21,689 $21,205 -$484 -2.23%
IH $1,306 $1,317 $11 0.84%
HF $6,636 $6,245 -$391 -5.89%
UH $490,229 $490,229 $0 0.00%
Total West Lincoln $519,860 $518,996 -$864 -0.17%
Total Niagara Region $3,453,929 $3,459,345 $5,416 0.16%
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PART SEVEN: BUSINESS TAX CAPPING

Since 1998, property in the multi-residential, commercial and industrial tax classes have been
subject to mandatory tax impact mitigation measures that are intended to protect them from
year-over-year increases in taxation above maximum thresholds, exclusive of any municipal
budgetary change.

Over time, a variety of modified tax capping protection regimes have been implemented, replacing
earlier incarnations with more permanent forms of relief. This tradition has created a long legacy
of inequity within the multi-residential, commercial and industrial tax classes, which has effectively
undermined the original goals of a stable, fair, transparent, and easily administered assessment
and property tax system in the Province of Ontario.

The following has been prepared as an overview of the newly expanded slate of capping tools
and exit options, and to provide the municipality with an understanding of what its locally specific
policy options and program outcomes may be for 2018. The first step is to discuss the options
and local eligibility for immediate and/or phased opt-out. The municipality must then consider the
newly expanded capping calculation options and the local implications of various strategic
combinations.

Expanded Local Capping Options

The Minister of Finance passed legislation that granted municipalities more local autonomy in
respect of the business tax capping program as of 2016. The increased options included the ability
for municipalities to opt-out of capping altogether if no properties remained eligible for protection.
Where properties remained eligible for protection, progress towards full CVA tax (assessment X
applicable tax rates) could be further accelerated using the expanded and newly added calculation
parameter options. These options were further enhanced and expanded as of the 2017 taxation
year.

Similar to the traditional capping calculation/parameter options, the options to opt-out of the
business tax capping program have been provided on a class-by-class basis, as are the constraints
and limitations being imposed for their use. As such, municipalities must consider both the
availability and desirability of these opt-out provisions for each of the multi-residential,
commercial and industrial property classes. These options are summarized below.

Immediate Opt-Out: A municipality may exclude a class from the capping program in its entirety
if no property within that class was subject to a capping adjustment as of
final 2018 tax billing.

Phased Opt-Out: If properties continue to be eligible for capping adjustments, but no
property classified as occupied (CT vs. CX, IT vs. IX, etc.) received a
capping credit greater than 50% of its total un-capped tax liability for the
previous taxation year, the municipality may initiate a staged, four-year
exit plan for that class.

In addition to the opt-out and phase-out options, municipalities may also choose to limit
protection levels to any outstanding capping protection related to prior reassessment cycles, while
flowing through any tax increases resulting from the current reassessment. In effect, this means
that taxpayers will not have historic protection removed, but new increases will not be capped.
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Capping Decisions

Where a property class is eligible for immediate opt-out, and the municipality chooses this option,
the implications are simple; capping will not apply to that class for the tax year in respect of which
the policy option is taken, or any subsequent taxation year.

For all other property classes, including those eligible to enter a four-year phase-out, the
municipality must establish a complete set of capping parameters for the year, and undertake all
of the elements of the capping exercise as in the past. The phase-out will be applied by means
of reducing any calculated capping protection by staged percentages. The mechanics of this
program are detailed later in this section.

It is important to note that as with any change to a municipality’s tax policy, opting out of capping
does not apply to prior taxation years, or any adjustment made in respect of a prior taxation year.
That is, if a municipality were to exclude the commercial property class for 2018, it would continue
to be responsible for considering, and applying any capping protection (or claw-back) that might
apply should a recalculation of taxes be required for a prior year.

For any class not eligible for immediate opt-out, or where that option is not exercised, it remains
mandatory for the municipality to establish the local capping parameters via by-law before final
billing can occur. The range of optional capping tools available fall into three distinct categories
and any may be used on their own, or in combination, and be applied differently to each capped
class. These categories are:

1) Calculation Parameters;

2)  Property Specific Exclusions; and

3) Phase-Out and Flow-Through of Current Cycle Increases.

Calculation Parameters

The first category includes options for adjusting the parameters/thresholds applied in the capping

calculation itself. Under these options, municipalities now have the flexibility to:

» Increase the annual cap from 5% of the previous year’s final (annualized) capped taxes up
to 10%;

»  Set a second limit for annual increases of up to 10% of the previous year’s annualized CVA
(uncapped) taxes;

» Institute a threshold of up to $500 for increasing properties, decreasing properties, or both.
Where a threshold is set, and the difference between a property’s capped tax and CVA tax
is less than the threshold amount, that property is moved directly to its CVA tax destination;
and/or

»  For any class with no occupied properties eligible for protection in excess of 50% of CVA
tax, initiate the first year of a four-year phase-out.

What is important to take note of in respect of these first two options is the fact that the 10% of
Prior Year's CVA Tax limit will always exceed the maximum tax calculated against the Prior Year's
Annualized Capped Tax. When the CVA tax limit was restricted to 5%, these two tests were
mutually exclusive with one always being greater than the other; this is no longer the case.
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Property Specific Exclusions

The second category consists of elements that can be employed to exclude properties from the

cap based on the relationship between a property’s “Capped tax” and “CVA tax” liability. These

options, which may be adopted on their own or in combination with one another, are as follows:

»  Exclude properties that reach their CVA tax destination; under this option a property is
excluded from the current year's capping program if its final (capped) taxes for the previous
year were equal to its CVA taxes for that year;

»  Exclude properties that are subject to a cap in one year, and if it were not for the exclusion,
would be subject to a claw-back in the next; and/or

»  Exclude properties that are subject to claw-back in one year, and if it were not for the
exclusion, would be subject to capping in the next.

Although the availability of these various tools has not eliminated all issues related to capping,
their use, particularly in light of the enhancements, can be used to effectively move towards a
full capping opt-out.

Phase-Out and Current Cycle Flow-Through

For properties in a class that has entered a phase-out plan, a final adjustment will be made to
any amount of capping protection calculated for the year, allowing only a portion of the capping
credit to flow through. For example, a property that would otherwise be entitled to a $1,000
capping credit would only receive a $750 credit in Year 1 of a phase-out plan; the other 25% of
this credit would be phased-out.

The proportion of the calculated billing adjustment to be added back in, or phased-out, will be
based on an annual phase-out factor that will increase from 25% to 100% over four years.

Phase-Out Year Phase-Out Factor
Pre-Qualifying Year Once no adjustment exceeds 50%
Year 1 25%
Year 2 33%
Year 3 50%
Year 4 100%

As a class must meet an eligibility requirement before entering Year 1 of the phase-out, the
percentages change based on the program year, not the calendar year and different classes may
be subject to different phase-out factors. In our example below, the hypothetical multi-residential
and commercial classes are in Year 1, while the industrial class has not yet qualified for the phase-
out program. If the 2019 capping campaign resulted in all occupied industrial properties being
billed at greater than 50% of their CVA tax liability, the industrial class would be eligible for Year
1 treatment in 2019.

The following example has been prepared to illustrate how the phase-out will work in its simplest
form. We have used the property with the lowest tax level in each class in order to illustrate how
both eligibility for the phase-out and the phase-out itself function.
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Illustrative Eligibility and Phase-Out Model

. . Capped 7/ Increasing Properties
Capping Calculation Elements Multi-Residential Commercial Industrial
2018 CVA Tax $9,000 $9,000 $9,000
2018 Capped Tax $5,000 $8,065 $4,000
2018 Tax Level 55% 90% 44%
2019 CVA Tax $9,500 $9,500 $9,500
Maximum Increase (10% Limit) $500 $807 $400
Pre Phase-Out Maximum Tax $5,500 $8,872 $4,400
Pre Phase-Out Billing Adjustment -$4,000 -$628 -$5,100
Threshold Test - $500 No No No
Eligible for Capping Phase-Out* Yes Yes No
Phase-Out Factor 25% 25% -
Capping Phase-Out Adjustment $1,000 $157 -
Final Billing Adjustment -$3,000 -$471 -$5,100
Final Capped Tax $6,500 $9,029 $4,400

*Eligibility determination made at the class, not the property level

The option to allow current reassessment cycle increases to flow-through functions in a manner
quite similar to the phase-out tool in that it layers on an additional tax increase for eligible
properties after the core capping calculation has been completed.

With the traditional capping calculation, we adjust based on the relationship between the previous
year’s actual capped (base) tax and the current year's CVA (destination) tax. To effectively allow
current cycle increases to flow-through, while continuing to provide mitigation for prior cycle
increases, this new tool considers the tax change that would have occurred if the property had
not been capped. The basic mechanics of this tool can be best explained by using the multi-
residential property above as an illustrative example. In this simplified model, we have considered
the difference between how two identical properties would experience the current cycle
reassessment change if one was capped in 2018 and the other was already at its CVA tax

destination.
lllustrative Example: Current Cycle Increase Flow-Through
No 2918 No ISI?)F\)/\F/)-ed " Zolgiiw-
Capping Through Through
2018 CVA Tax $9,000 $9,000 $9,000
2018 Capped Tax $9,000 $5,000 $5,000
2019 CVA Tax $9,500 $9,500 $9,500
CVA Tax Change $500 $500 $500
Amount Subject to Capping $0 $4,500 $4,500
Pre Flow-Through Billing Adjustment $0 -$3,000 -$3,000
Pre Flow-Through Adjusted Tax $9,500 $6,500 $6,500
Current Cycle Flow-Through - - $500
Final Billing Adjustment $0 -$3,000 -$2,500
Final Capped Tax $9,500 $6,500 $7,000
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As with all capping calculations there are a number of complications and nuances that the
Provincial regulations impose, however, the general phase-out and flow-through mechanisms will
see the final billing adjustments for increasing properties reduced after the traditional capping
calculations have been completed. Where a property is deemed eligible for a phase-out, that
adjustment will be the last step in the calculation and the threshold test will not be re-applied.

No Final Threshold Test for Increasing/Capped Properties

The manner in which the threshold will be applied for increasing properties is illustrated in our
commercial class example above where the Pre Phase-Out billing adjustment does not meet the
threshold test but the final billing adjustment does. Even though the final billing adjustment is
less than $500, we do not move the property to CVA tax after the phase-out has been applied.
The logic behind this is that a taxpayer should not be moved too many steps in one year. The
logic/reasoning does not give consideration to the movement of decreasing/clawed back
properties, which might otherwise benefit from the increasing threshold being applied as a final
test.

Understanding the Municipality’s Capping Dynamics

In light of the significant number of capping options, an even broader range of possible
combinations, and the potential for revenue shortfalls to materialize, undertaking a
comprehensive pro forma capping analysis is an educational exercise that remains a critical
element of Council's annual tax policy decision making process.

To document the implications of the options available to the municipality, MTE has modelled the
effects of different combinations of these tools in an effort to ensure that these capping options
are given comprehensive treatment and consideration as part of the 2018 tax policy development
process.

The pro forma capping models that have been produced and presented in this section of the

report are intended to give the reader an understanding as to how the overall capping dynamic

will be manifested in each eligible property class this year. The models have been prepared on
the following basis:

1. 2018 (final) capped tax figures are employed as the “previous year’'s base taxes”;

2. 2019 CVA taxes are determined by applying revenue neutral tax rates for municipal
purposes and 2018 actual education tax rates against the 2019 phased CVA for each
property; and

3. Overall levy change is set at zero, as revenue neutral tax rates are employed.

While these results remain speculative in light of the outstanding details regarding how each
specific test will be operationalized, they will provide the municipality with some valuable
preliminary indications as to the potential capping outcomes for 2019, including:

1. Which, if any, classes the municipality may be able to opt-out of capping completely;

2. Which classes may be eligible for the initiation of a four-year phase-out;

3. The progress of the local capping program, where protection remains mandatory;

4 How the enhanced parameters may be applied to further accelerate properties to their full
CVA tax; and

5. Where preliminary results indicate undesirable, or less than ideal outcomes could

materialize as part of the actual 2018 capping campaign, this “early warning” allows for
the exploration and modelling of alternative options and/or cost recovery strategies.
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Preliminary Pro forma Results

As the availability of some policy options depends on the current or anticipated state of the local
capping program, Table 42 has been prepared to summarize what the municipality’s range of
options may be for 2019.

Table 42
2019 Capping Options

Multi- . .

Residential Commercial Industrial
Full Opt-Out
Number of Properties Protected for 2018 0 2
Anticipated Protected Property Count for 2019 0 0 0
Eligible for Full / Immediate Opt-Out v X v
Program Phase-Out
Minimum Tax Level in 2018 - 92% -
Eligible for Four-Year Phase-Out - Y3 -
Flow-Through Current Cycle Increase - v -

Calculation Parameters and Limits

0% - 10% of Prior Year's CVA Tax Limit -
5% - 10% of Prior Year's Capped Tax Limit -
$0 - $500 Threshold: Increasing Properties -
$0 - $500 Threshold: Decreasing Properties -

ANANR NN

Property Specific Exclusions

At CVA Tax Exclusion Option -
Cross CVA Tax Exclusion — Claw-back to Cap -
Cross CVA Tax Exclusion — Cap to Claw-back -

ANANRN

Cost Recovery
Claw-back -

ANRN

Forgone Revenue -

P/‘TE © 2018 MUNICIPAL TAX EQUITY (MTE) CONSULTANTS INC. PAGE 83
Y Page 172 of 421



CSD 16-2019
Appendix 1
Page 80 April 17,2019

CONFIDENTIAL

The Region has already opted out of capping for multi-residential class and will be able to opt out
of the industrial class in 2019. Pro forma results for the commercial class are contained in Table
43. The first column summarizes the 2018 actual capping results at the time that the cap was run
for final billing. The second column represents a 2019 pro forma model based on the
recommended mix of capping tools for 2019.

Table 43
2019 Pro Forma Capping
Commercial

2018 Actual 2019 Pro Forma
Class Level Opt-Out Not Eligible Not Eligible
Capping Phase-Out Y2 Y3
Flow-Through Current Cycle Increase Yes Yes
Annualized Tax Limit 10% 10%
Prior Year CVA Tax Limit 10% 10%
CVA Tax Threshold — Increasers $500 $500
CVA Tax Threshold — Decreasers $50 $50
At CVA Tax Exclusion Option Yes Yes
Cross CVA Tax Exclusion: CB to Cap Yes Yes
Cross CVA Tax Exclusion: Cap to CB Yes Yes
Cost of Capping Protection $5,570 $0
Decrease Retained 97.4% 100%
Decrease Clawed Back 2.5% 0%
Net Class Impact $0 $0
Number of Properties Capped 2 0
Number of Properties Clawed Back 19 0

Pro Forma Commentary
It is anticipated that all properties in the commercial class will reach full CVA tax in 2019, allowing
the Region to opt out of capping entirely for 2020.
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PART EIGHT: GENERAL SUMMARY AND NEXT STEPS

PURPOSE AND SCOPE

The following notes, commentary and suggestions represent a compilation of the observations
and thoughts that arose throughout the preparation and review of this report. This qualitative
content does not represent a comprehensive commentary on any issue and it is not intended to
be provided as policy advice. No financial, taxation or municipal policy decisions should be made
on the basis of these comments; they are intended only as general observations, which may or
may not be of interest to the reader.

ASSESSMENT AND REVENUE GROWTH

The Region’s assessment and revenue growth remained steady in 2018 with the regional general
levy revenue growth standing at 1.61% which is similar to last year’'s growth of 1.58%.

This is in part driven by positive growth trends and efforts to update/correct the assessment roll
throughout the year. This may also be impacted by the new ARB rules and scheduling protocols,
which are putting appeal matters off further into the assessment cycle than in the past. The
municipality is advised to monitor assessment and taxes at risk closely.

BUSINESS TAX CAPPING

The Region’'s’ commercial class will remain subject to business tax capping rules for 2019,
however, there is the potential that the commercial class will see no actual adjustments. If this
materializes, the commercial class will be eligible for full exclusion in 2020.

POTENTIAL FOR PROVINCIAL TAX PoLICY CHANGES

As of publication the new Provincial Government has been virtually silent on municipal finance
matters which could mean that no significant changes are being contemplated for 2019, however,
in the absence of any information we must be prepared for any matter of change or adjustment.
Should any changes be announced, the contents of this study will provide a solid baseline against
which local impacts can be measured.

Decision makers should also be well informed of the potential for Provincial tax policy changes.
Additional care should be taken in announcing any tax outcomes for the coming year.

RECOMMENDED NEXT STEPS

1) It is recommended that specific tax policy options be modelled and considered with care
before any annual decisions are made. For 2019 we also recommend that no final
decisions be put before Council prior to receiving word from the Province with regards to
their 2019 tax policy intentions.

2) Staff will want to keep a keen eye on any Provincial policy changes or suggestions in
respect of multi-residential treatment or tax policy rules in general for 2019. MTE will keep
the Region informed as we become aware of any information in this regard.

3) The municipality may wish to update the education levy results contained herein once
final decisions have been announced in regards to those levies for 2019.

P/‘TE © 2018 MUNICIPAL TAX EQUITY (MTE) CONSULTANTS INC. PAGE 85
e Page 174 of 421



CSD 16-2019
Appendix 1
Page 82 April 17,2019

CONFIDENTIAL

4) Where specific tax policy challenges or pressures are anticipated, early attention should
be devoted in order to effectively address and understand any potential challenges,
opportunities and/or tax implications.

5) Staff are also encouraged to take steps necessary to ensure that both Council and the
public are well informed regarding base line tax impacts and any implications related to
potential policy change. MTE would be pleased to provide any level or type of support that
may be deemed appropriate and/or necessary in this regard.
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Local Results Table 1
2018 Local Assessment Growth
(Full / Non Phase-Adjusted CVA)
Fort Erie 2018 Full CVA Full CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 3,340,920,372 3,434,792,472 93,872,100 2.81%
Farm 59,595,600 56,455,300 -3,140,300 -5.27%
Managed Forest 1,212,400 1,461,200 248,800 20.52%
New Multi-Residential 47,900 47,900 0 0.00%
Multi-Residential 40,015,400 40,015,400 0 0.00%
Commercial 272,240,409 269,280,809 -2,959,600 -1.09%
Industrial 48,992,791 49,745,291 752,500 1.54%
Pipeline 15,286,000 15,468,000 182,000 1.19%
Sub-Total: Taxable 3,778,310,872 3,867,266,372 88,955,500 2.35%
Payment In Lieu
Residential 1,111,500 1,111,500 0 0.00%
Commercial 13,166,900 12,156,900 -1,010,000 -7.67%
Industrial 54,000 54,000 0 0.00%
Sub-Total: Payment In Lieu 14,332,400 13,322,400 -1,010,000 -7.05%
Total (Taxable + PIL) 3,792,643,272 3,880,588,772 87,945,500 2.32%
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Local Results Table 1-B
Year-To-Year Assessment Growth Comparison

(Full / Non Phase-Adjusted CVA)

Fort Erie 2017 Full CVA 2018 Full CVA
Growth Growth

Realty Tax Class $ % $ %

Taxable
Residential 46,944,482 1.43% 93,872,100 2.81%
Farm -491,100 -0.82% -3,140,300 -5.27%
Managed Forest -63,300 -4.96% 248,800 20.52%
New Multi-Residential 0 0.00% 0 0.00%
Multi-Residential 0 0.00% 0 0.00%
Commercial 1,395,309 0.52% -2,959,600 -1.09%
Industrial 388,391 0.80% 752,500 1.54%
Pipeline 222,000 1.47% 182,000 1.19%
Sub-Total: Taxable 48,395,782 1.30% 88,955,500 2.35%

Payment In Lieu
Residential 0 0.00% 0 0.00%
Commercial 2,447,700 22.83% -1,010,000 -7.67%
Industrial 0 0.00% 0 0.00%
Sub-Total: Payment In Lieu 2,447,700 20.60% -1,010,000 -7.05%
Total (Taxable + PIL) 50,843,482 1.36% 87,945,500 2.32%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Local Results Table 2
2018 Local Assessment Growth
(Phase-Adjusted CVA)
Fort Erie 2018 Phased CVA Phased CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 3,191,825,704 3,283,595,985 91,770,281 2.88%
Farm 54,179,128 51,319,965 -2,859,163 -5.28%
Managed Forest 1,155,706 1,399,686 243,980 21.11%
New Multi-Residential 41,450 41,450 0 0.00%
Multi-Residential 39,400,733 39,400,733 0 0.00%
Commercial 259,220,846 256,617,503 -2,603,343 -1.00%
Industrial 47,299,751 48,102,009 802,258 1.70%
Pipeline 14,593,000 14,766,749 173,749 1.19%
Sub-Total: Taxable 3,607,716,318 3,695,244,080 87,527,762 2.43%
Payment In Lieu
Residential 1,111,000 1,111,000 0 0.00%
Commercial 12,773,000 11,779,800 -993,200 -7.78%
Industrial 52,000 52,000 0 0.00%
Sub-Total: Payment In Lieu 13,936,000 12,942,800 -993,200 -7.13%
Total (Taxable + PIL) 3,621,652,318 3,708,186,880 86,534,562 2.39%
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Local Results Table 3
2018 Local Revenue Growth

(Annualized )

Fort Erie 2018 Local General Levy Annualized Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential $21,851,654 $22,479,926 $628,271 2.88%
Farm $92,729 $87,836 -$4,894 -5.28%
Managed Forest $1,978 $2,396 $418 21.13%
New Multi-Residential $284 $284 $0 0.00%
Multi-Residential $531,393 $531,393 $0 0.00%
Commercial $2,992,945 $2,960,197 -$32,748 -1.09%
Industrial $828,321 $842,766 $14,445 1.74%
Pipeline $170,049 $172,074 $2,025 1.19%
Sub-Total: Taxable $26,469,353 $27,076,872 $607,517 2.30%
Payment In Lieu
Residential $7,606 $7,606 $0 0.00%
Commercial $151,709 $139,912 -$11,797 -7.78%
Industrial $655 $655 $0 0.00%
Sub-Total: Payment In Lieu $159,970 $148,173 -$11,797 -7.37%
Total (Taxable + PIL) $26,629,323 $27,225,045 $595,720 2.24%
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Local Results Table 3-B
Year-To-Year Annualized Local Revenue Growth Comparison

(Local General Purpose Levy)

Fort Erie 2017 Local Annualized 2018 Local Annualized
Revenue Growth Revenue Growth
Realty Tax Class $ % $ %
Taxable
Residential $306,405 1.47% $628,271 2.88%
Farm -$684 -0.78% -$4,894 -5.28%
Managed Forest -$99 -4.92% $418 21.13%
New Multi-Residential $0 0.00% $0 0.00%
Multi-Residential $0 0.00% $0 0.00%
Commercial -$2,467 -0.08% -$32,748 -1.09%
Industrial $14,687 1.85% $14,445 1.74%
Pipeline $2,399 1.48% $2,025 1.19%
Sub-Total: Taxable $320,241 1.26% $607,517 2.30%
Payment In Lieu
Residential $0 0.00% $0 0.00%
Commercial $28,491 23.44% -$11,797 -7.78%
Industrial $0 0.00% $0 0.00%
Sub-Total: Payment In Lieu $28,491 21.96% -$11,797 -7.37%
Total (Taxable + PIL) $348,732 1.37% $595,720 2.24%
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Local Results Table 4
Year-Over-Year Phase-In Change
(2018 to 2019 Phased CVA)
Fort Erie Phase Adjusted CVA Change
Realty Tax Class 2018 Revised 2019 Returned $ %
Taxable
Residential 3,283,595,985 3,359,194,245 75,598,260 2.30%
Farm 51,319,965 53,887,634 2,567,669 5.00%
Managed Forest 1,399,686 1,430,442 30,756 2.20%
New Multi-Residential 41,450 44,675 3,225 7.78%
Multi-Residential 39,400,733 39,708,066 307,333 0.78%
Commercial 256,617,503 262,949,157 6,331,654 2.47%
Industrial 48,102,009 48,923,650 821,641 1.71%
Pipeline 14,766,749 15,117,375 350,626 2.37%
Sub-Total: Taxable 3,695,244,080 3,781,255,244 86,011,164 2.33%
Payment In Lieu
Residential 1,111,000 1,111,250 250 0.02%
Commercial 11,779,800 11,968,350 188,550 1.60%
Industrial 52,000 53,000 1,000 1.92%
Sub-Total: Payment In Lieu 12,942,800 13,132,600 189,800 1.47%
Total (Taxable + PIL) 3,708,186,880 3,794,387,844 86,200,964 2.32%
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CSD 16-2019

Appendix 1
Pege 99 Confidential
Local Results Table 6
Year-Over-Year Interclass Tax Shifts
(Local General Levy)
Fort Erie Local General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $22,479,926 $22,487,454 $7,528 0.03%
Farm $87,836 $90,185 $2,349 2.67%
Managed Forest $2,396 $2,394 -$2 -0.08%
New Multi-Residential $284 $299 $15 5.28%
Multi-Residential $531,393 $523,661 -$7,732 -1.46%
Commercial $2,960,197 $2,965,441 $5,244 0.18%
Industrial $842,766 $835,198 -$7,568 -0.90%
Pipeline $172,074 $172,253 $179 0.10%
Sub-Total: Taxable $27,076,872 $27,076,885 $13 0.00%
Payment In Lieu
Residential $7,606 $7,439 -$167 -2.20%
Commercial $139,912 $139,000 -$912 -0.65%
Industrial $655 $653 -$2 -0.31%
Sub-Total: Payment In Lieu $148,173 $147,092 -$1,081 -0.73%
Total (Taxable + PIL) $27,225,045 $27,223,977 -$1,068 0.00%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Local Results Table 7
Year-Over-Year Upper-Tier Levy Shifts
(Upper-Tier General Levy)
Fort Erie Upper-Tier General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $18,620,583 $18,331,694 -$288,889 -1.55%
Farm $72,756 $73,518 $762 1.05%
Managed Forest $1,984 $1,952 -$32 -1.61%
New Multi-Residential $235 $244 $9 3.83%
Multi-Residential $440,164 $426,886 -$13,278 -3.02%
Commercial $2,451,993 $2,417,415 -$34,578 -1.41%
Industrial $698,081 $680,850 -$17,231 -2.47%
Pipeline $142,532 $140,420 -$2,112 -1.48%
Sub-Total: Taxable $22,428,328 $22,072,979 -$355,349 -1.58%
Payment In Lieu
Residential $6,300 $6,064 -$236 -3.75%
Commercial $115,893 $113,311 -$2,582 -2.23%
Industrial $543 $532 -$11 -2.03%
Sub-Total: Payment In Lieu $122,736 $119,907 -$2,829 -2.30%
Total (Taxable + PIL) $22,551,064 $22,192,886 -$358,178 -1.59%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Local Results Table 8
Year-Over-Year Municipal Levy Shifts
(Upper-Tier and Local General Levy Amounts)
Fort Erie Municipal General Levies (UT + Local) Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $41,100,509 $40,819,148 -$281,361 -0.68%
Farm $160,592 $163,703 $3,111 1.94%
Managed Forest $4,380 $4,346 -$34 -0.78%
New Multi-Residential $519 $543 $24 4.62%
Multi-Residential $971,557 $950,547 -$21,010 -2.16%
Commercial $5,412,190 $5,382,856 -$29,334 -0.54%
Industrial $1,540,847 $1,516,048 -$24,799 -1.61%
Pipeline $314,606 $312,673 -$1,933 -0.61%
Sub-Total: Taxable $49,505,200 $49,149,864 -$355,336 -0.72%
Payment In Lieu
Residential $13,906 $13,503 -$403 -2.90%
Commercial $255,805 $252,311 -$3,494 -1.37%
Industrial $1,198 $1,185 -$13 -1.09%
Sub-Total: Payment In Lieu $270,909 $266,999 -$3,910 -1.44%
Total (Taxable + PIL) $49,776,109 $49,416,863 -$359,246 -0.72%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Appendix 1
confdental’
Local Results Table 1
2018 Local Assessment Growth
(Full / Non Phase-Adjusted CVA)
Grimsby 2018 Full CVA Full CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 4,144,665,522 4,274,136,031 129,470,509 3.12%
Farm 92,321,395 90,563,795 -1,757,600 -1.90%
Managed Forest 907,400 913,800 6,400 0.71%
Multi-Residential 29,469,000 29,772,000 303,000 1.03%
Commercial 349,888,500 359,891,900 10,003,400 2.86%
Industrial 53,036,400 56,906,800 3,870,400 7.30%
Pipeline 7,741,000 7,831,000 90,000 1.16%
Sub-Total: Taxable 4,678,029,217 4,820,015,326 141,986,109 3.04%
Payment In Lieu
Residential 4,797,300 4,797,300 0 0.00%
Commercial 35,211,700 35,211,700 0 0.00%
Industrial 80,800 80,800 0 0.00%
Sub-Total: Payment In Lieu 40,089,800 40,089,800 0 0.00%
Total (Taxable + PIL) 4,718,119,017 4,860,105,126 141,986,109 3.01%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Local Results Table 1-B
Year-To-Year Assessment Growth Comparison

(Full / Non Phase-Adjusted CVA)

Grimsby 2017 Full CVA 2018 Full CVA
Growth Growth

Realty Tax Class $ % $ %

Taxable
Residential 72,279,723 1.77% 129,470,509 3.12%
Farm 1,802,895 1.99% -1,757,600 -1.90%
Managed Forest 0 0.00% 6,400 0.71%
Multi-Residential 2,151,000 7.87% 303,000 1.03%
Commercial -9,909,300 -2.75% 10,003,400 2.86%
Industrial -3,659,200 -6.45% 3,870,400 7.30%
Pipeline -12,000 -0.15% 90,000 1.16%
Sub-Total: Taxable 62,653,118 1.36% 141,986,109 3.04%

Payment In Lieu
Residential 0 0.00% 0 0.00%
Commercial 0 0.00% 0 0.00%
Industrial 0 0.00% 0 0.00%
Sub-Total: Payment In Lieu 0 0.00% 0 0.00%
Total (Taxable + PIL) 62,653,118 1.35% 141,986,109 3.01%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Local Results Table 2
2018 Local Assessment Growth
(Phase-Adjusted CVA)
Grimsby 2018 Phased CVA Phased CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 3,719,249,292 3,836,277,963 117,028,671 3.15%
Farm 77,100,310 75,700,412 -1,399,898 -1.82%
Managed Forest 763,200 769,196 5,996 0.79%
Multi-Residential 28,062,758 28,202,445 139,687 0.50%
Commercial 299,143,522 307,399,787 8,256,265 2.76%
Industrial 45,613,945 49,011,380 3,397,435 7.45%
Pipeline 7,443,961 7,530,507 86,546 1.16%
Sub-Total: Taxable 4,177,376,988 4,304,891,690 127,514,702 3.05%
Payment In Lieu
Residential 3,965,750 3,965,750 0 0.00%
Commercial 28,499,350 28,499,350 0 0.00%
Industrial 55,450 55,450 0 0.00%
Sub-Total: Payment In Lieu 32,520,550 32,520,550 0 0.00%
Total (Taxable + PIL) 4,209,897,538 4,337,412,240 127,514,702 3.03%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Local Results Table 3
2018 Local Revenue Growth
(Annualized )
Grimsby 2018 Local General Levy Annualized Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential $9,247,779 $9,539,167 $291,388 3.15%
Farm $47,993 $47,121 -$871 -1.81%
Managed Forest $475 $479 $4 0.84%
Multi-Residential $137,650 $138,335 $685 0.50%
Commercial $1,263,413 $1,298,006 $34,594 2.74%
Industrial $290,063 $309,834 $19,771 6.82%
Pipeline $31,548 $31,915 $367 1.16%
Sub-Total: Taxable $11,018,921 $11,364,857 $345,938 3.14%
Payment In Lieu
Residential $9,874 $9,874 $0 0.00%
Commercial $114,451 $114,451 $0 0.00%
Industrial $363 $363 $0 0.00%
Sub-Total: Payment In Lieu $124,688 $124,688 $0 0.00%
Total (Taxable + PIL) $11,143,609 $11,489,545 $345,938 3.10%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Local Results Table 3-B
Year-To-Year Annualized Local Revenue Growth Comparison

(Local General Purpose Levy)

Grimsby 2017 Local Annualized

Revenue Growth

2018 Local Annualized
Revenue Growth

Realty Tax Class $ % $ %

Taxable
Residential $157,766 1.81% $291,388 3.15%
Farm $1,081 2.52% -$871 -1.81%
Managed Forest $0 0.00% $4 0.84%
Multi-Residential $10,307 8.04% $685 0.50%
Commercial -$32,077 -2.62% $34,594 2.74%
Industrial -$14,582 -5.09% $19,771 6.82%
Pipeline -$49 -0.16% $367 1.16%
Sub-Total: Taxable $122,446 1.17% $345,938 3.14%

Payment In Lieu
Residential $0 0.00% $0 0.00%
Commercial $0 0.00% $0 0.00%
Industrial $0 0.00% $0 0.00%
Sub-Total: Payment In Lieu $0 0.00% $0 0.00%
Total (Taxable + PIL) $122,446 1.16% $345,938 3.10%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Local Results Table 4
Year-Over-Year Phase-In Change

(2018 to 2019 Phased CVA)

Grimsby Phase Adjusted CVA Change
Realty Tax Class 2018 Revised 2019 Returned $ %
Taxable
Residential 3,836,277,963 4,055,206,983 218,929,020 5.71%
Farm 75,700,412 83,132,103 7,431,691 9.82%
Managed Forest 769,196 841,498 72,302 9.40%
Multi-Residential 28,202,445 28,987,222 784,777 2.78%
Commercial 307,399,787 333,645,846 26,246,059 8.54%
Industrial 49,011,380 52,959,089 3,947,709 8.05%
Pipeline 7,530,507 7,680,754 150,247 2.00%
Sub-Total: Taxable 4,304,891,690 4,562,453,495 257,561,805 5.98%
Payment In Lieu
Residential 3,965,750 4,381,525 415,775 10.48%
Commercial 28,499,350 31,855,525 3,356,175 11.78%
Industrial 55,450 68,125 12,675 22.86%
Sub-Total: Payment In Lieu 32,520,550 36,305,175 3,784,625 11.64%
Total (Taxable + PIL) 4,337,412,240 4,598,758,670 261,346,430 6.03%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.
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Appendix 1
Paqe 190 Confidential
Local Results Table 6
Year-Over-Year Interclass Tax Shifts
(Local General Levy)
Grimsby Local General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $9,539,167 $9,509,050 -$30,117 -0.32%
Farm $47,121 $48,799 $1,678 3.56%
Managed Forest $479 $494 $15 3.13%
Multi-Residential $138,335 $134,082 -$4,253 -3.07%
Commercial $1,298,006 $1,326,848 $28,842 2.22%
Industrial $309,834 $314,894 $5,060 1.63%
Pipeline $31,915 $30,696 -$1,219 -3.82%
Sub-Total: Taxable $11,364,857 $11,364,863 $6 0.00%
Payment In Lieu
Residential $9,874 $10,288 $414 4.19%
Commercial $114,451 $120,724 $6,273 5.48%
Industrial $363 $421 $58 15.98%
Sub-Total: Payment In Lieu $124,688 $131,433 $6,745 5.41%
Total (Taxable + PIL) $11,489,545 $11,496,296 $6,751 0.06%
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Local Results Table 7
Year-Over-Year Upper-Tier Levy Shifts
(Upper-Tier General Levy)
Grimsby Upper-Tier General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $21,725,791 $22,100,819 $375,028 1.73%
Farm $107,320 $113,416 $6,096 5.68%
Managed Forest $1,090 $1,148 $58 5.32%
Multi-Residential $315,062 $311,631 -$3,431 -1.09%
Commercial $2,956,251 $3,083,842 $127,591 4.32%
Industrial $705,657 $731,876 $26,219 3.72%
Pipeline $72,686 $71,344 -$1,342 -1.85%
Sub-Total: Taxable $25,883,857 $26,414,076 $530,219 2.05%
Payment In Lieu
Residential $22,489 $23,911 $1,422 6.32%
Commercial $260,665 $280,588 $19,923 7.64%
Industrial $827 $978 $151 18.26%
Sub-Total: Payment In Lieu $283,981 $305,477 $21,496 7.57%
Total (Taxable + PIL) $26,167,838 $26,719,553 $551,715 2.11%
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Local Results Table 8
Year-Over-Year Municipal Levy Shifts
(Upper-Tier and Local General Levy Amounts)
Grimsby Municipal General Levies (UT + Local) Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $31,264,958 $31,609,869 $344,911 1.10%
Farm $154,441 $162,215 $7,774 5.03%
Managed Forest $1,569 $1,642 $73 4.65%
Multi-Residential $453,397 $445,713 -$7,684 -1.69%
Commercial $4,254,257 $4,410,690 $156,433 3.68%
Industrial $1,015,491 $1,046,770 $31,279 3.08%
Pipeline $104,601 $102,040 -$2,561 -2.45%
Sub-Total: Taxable $37,248,714 $37,778,939 $530,225 1.42%
Payment In Lieu
Residential $32,363 $34,199 $1,836 5.67%
Commercial $375,116 $401,312 $26,196 6.98%
Industrial $1,190 $1,399 $209 17.56%
Sub-Total: Payment In Lieu $408,669 $436,910 $28,241 6.91%
Total (Taxable + PIL) $37,657,383 $38,215,849 $558,466 1.48%
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Local Results Table 1
2018 Local Assessment Growth
(Full / Non Phase-Adjusted CVA)
Lincoln 2018 Full CVA Full CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 3,038,939,656 3,090,842,665 51,903,009 1.71%
Farm 538,161,200 524,850,700 -13,310,500 -2.47%
Managed Forest 1,024,100 1,024,100 0 0.00%
Multi-Residential 22,996,000 21,808,500 -1,187,500 -5.16%
Commercial 219,369,900 220,776,700 1,406,800 0.64%
Industrial 104,898,000 105,122,600 224,600 0.21%
Pipeline 20,572,000 20,580,000 8,000 0.04%
Sub-Total: Taxable 3,945,960,856 3,985,005,265 39,044,409 0.99%
Payment In Lieu
Residential 5,320,200 5,320,200 0 0.00%
Commercial 17,969,900 18,195,900 226,000 1.26%
Industrial 2,131,500 2,131,500 0 0.00%
Sub-Total: Payment In Lieu 25,421,600 25,647,600 226,000 0.89%
Total (Taxable + PIL) 3,971,382,456 4,010,652,865 39,270,409 0.99%
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Local Results Table 1-B
Year-To-Year Assessment Growth Comparison

(Full / Non Phase-Adjusted CVA)

Lincoln 2017 Full CVA 2018 Full CVA
Growth Growth

Realty Tax Class $ % $ %

Taxable
Residential 35,676,920 1.19% 51,903,009 1.71%
Farm 2,966,000 0.55% -13,310,500 -2.47%
Managed Forest 75,900 8.00% 0 0.00%
Multi-Residential -813,000 -3.41% -1,187,500 -5.16%
Commercial 117,400 0.05% 1,406,800 0.64%
Industrial 1,275,300 1.23% 224,600 0.21%
Pipeline 60,000 0.29% 8,000 0.04%
Sub-Total: Taxable 39,358,520 1.01% 39,044,409 0.99%

Payment In Lieu
Residential 0 0.00% 0 0.00%
Commercial 0 0.00% 226,000 1.26%
Industrial 0 0.00% 0 0.00%
Sub-Total: Payment In Lieu 0 0.00% 226,000 0.89%
Total (Taxable + PIL) 39,358,520 1.00% 39,270,409 0.99%
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Local Results Table 2
2018 Local Assessment Growth
(Phase-Adjusted CVA)
Lincoln 2018 Phased CVA Phased CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 2,776,672,062 2,825,453,252 48,781,190 1.76%
Farm 445,646,389 434,728,211 -10,918,178 -2.45%
Managed Forest 877,352 877,352 0 0.00%
Multi-Residential 20,968,650 19,991,400 -977,250 -4.66%
Commercial 202,418,299 203,881,217 1,462,918 0.72%
Industrial 98,795,528 99,107,189 311,661 0.32%
Pipeline 19,422,000 19,429,618 7,618 0.04%
Sub-Total: Taxable 3,564,800,280 3,603,468,239 38,667,959 1.08%
Payment In Lieu
Residential 4,661,900 4,661,900 0 0.00%
Commercial 15,825,350 16,051,350 226,000 1.43%
Industrial 1,641,250 1,641,250 0 0.00%
Sub-Total: Payment In Lieu 22,128,500 22,354,500 226,000 1.02%
Total (Taxable + PIL) 3,586,928,780 3,625,822,739 38,893,959 1.08%
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Local Results Table 3
2018 Local Revenue Growth
(Annualized )
Lincoln 2018 Local General Levy Annualized Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential $11,838,702 $12,046,687 $207,985 1.76%
Farm $475,019 $463,381 -$11,638 -2.45%
Managed Forest $935 $935 $0 0.00%
Multi-Residential $176,123 $167,915 -$8,208 -4.66%
Commercial $1,462,780 $1,473,250 $10,470 0.72%
Industrial $1,074,696 $1,077,714 $3,018 0.28%
Pipeline $140,948 $141,003 $55 0.04%
Sub-Total: Taxable $15,169,203 $15,370,885 $201,682 1.33%
Payment In Lieu
Residential $19,876 $19,876 $0 0.00%
Commercial $117,060 $118,731 $1,672 1.43%
Industrial $16,775 $16,775 $0 0.00%
Sub-Total: Payment In Lieu $153,711 $155,382 $1,672 1.09%
Total (Taxable + PIL) $15,322,914 $15,526,267 $203,354 1.33%
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Local Results Table 3-B
Year-To-Year Annualized Local Revenue Growth Comparison

(Local General Purpose Levy)

Lincoln 2017 Local Annualized 2018 Local Annualized
Revenue Growth Revenue Growth
Realty Tax Class $ % $ %
Taxable
Residential $150,163 1.36% $207,985 1.76%
Farm $3,214 0.77% -$11,638 -2.45%
Managed Forest $57 7.19% $0 0.00%
Multi-Residential -$5,502 -3.16% -$8,208 -4.66%
Commercial $5,670 0.40% $10,470 0.72%
Industrial $9,551 0.93% $3,018 0.28%
Pipeline $395 0.29% $55 0.04%
Sub-Total: Taxable $163,548 1.15% $201,682 1.33%
Payment In Lieu
Residential $0 0.00% $0 0.00%
Commercial $0 0.00% $1,672 1.43%
Industrial -$237 -1.65% $0 0.00%
Sub-Total: Payment In Lieu -$237 -0.17% $1,672 1.09%
Total (Taxable + PIL) $163,311 1.14% $203,354 1.33%
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Local Results Table 4
Year-Over-Year Phase-In Change

(2018 to 2019 Phased CVA)

Lincoln Phase Adjusted CVA Change
Realty Tax Class 2018 Revised 2019 Returned $ %
Taxable
Residential 2,825,453,252 2,958,147,963 132,694,711 4.70%
Farm 434,728,211 479,789,455 45,061,244 10.37%
Managed Forest 877,352 950,726 73,374 8.36%
Multi-Residential 19,991,400 20,899,950 908,550 4.54%
Commercial 203,881,217 212,328,963 8,447,746 4.14%
Industrial 99,107,189 102,114,895 3,007,706 3.03%
Pipeline 19,429,618 20,004,809 575,191 2.96%
Sub-Total: Taxable 3,603,468,239 3,794,236,761 190,768,522 5.29%
Payment In Lieu
Residential 4,661,900 4,991,050 329,150 7.06%
Commercial 16,051,350 17,123,625 1,072,275 6.68%
Industrial 1,641,250 1,886,375 245,125 14.94%
Sub-Total: Payment In Lieu 22,354,500 24,001,050 1,646,550 7.37%
Total (Taxable + PIL) 3,625,822,739 3,818,237,811 192,415,072 5.31%
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Appendix 1
Peqe 110 Confidential
Local Results Table 6
Year-Over-Year Interclass Tax Shifts
(Local General Levy)
Lincoln Local General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $12,046,687 $12,050,341 $3,654 0.03%
Farm $463,381 $488,618 $25,237 5.45%
Managed Forest $935 $968 $33 3.53%
Multi-Residential $167,915 $167,722 -$193 -0.11%
Commercial $1,473,250 $1,465,054 -$8,196 -0.56%
Industrial $1,077,714 $1,059,460 -$18,254 -1.69%
Pipeline $141,003 $138,707 -$2,296 -1.63%
Sub-Total: Taxable $15,370,885 $15,370,870 -$15 0.00%
Payment In Lieu
Residential $19,876 $20,331 $455 2.29%
Commercial $118,731 $121,018 $2,287 1.93%
Industrial $16,775 $18,414 $1,639 9.77%
Sub-Total: Payment In Lieu $155,382 $159,763 $4,381 2.82%
Total (Taxable + PIL) $15,526,267 $15,530,633 $4,366 0.03%
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Local Results Table 7
Year-Over-Year Upper-Tier Levy Shifts
(Upper-Tier General Levy)
Lincoln Upper-Tier General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $16,022,552 $16,143,116 $120,564 0.75%
Farm $616,314 $654,572 $38,258 6.21%
Managed Forest $1,244 $1,297 $53 4.26%
Multi-Residential $223,333 $224,687 $1,354 0.61%
Commercial $1,959,475 $1,962,642 $3,167 0.16%
Industrial $1,433,399 $1,419,295 -$14,104 -0.98%
Pipeline $187,540 $185,818 -$1,722 -0.92%
Sub-Total: Taxable $20,443,857 $20,591,427 $147,570 0.72%
Payment In Lieu
Residential $26,437 $27,237 $800 3.03%
Commercial $157,917 $162,120 $4,203 2.66%
Industrial $22,313 $24,667 $2,354 10.55%
Sub-Total: Payment In Lieu $206,667 $214,024 $7,357 3.56%
Total (Taxable + PIL) $20,650,524 $20,805,451 $154,927 0.75%
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Local Results Table 8
Year-Over-Year Municipal Levy Shifts
(Upper-Tier and Local General Levy Amounts)
Lincoln Municipal General Levies (UT + Local) Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $28,069,239 $28,193,457 $124,218 0.44%
Farm $1,079,695 $1,143,190 $63,495 5.88%
Managed Forest $2,179 $2,265 $86 3.95%
Multi-Residential $391,248 $392,409 $1,161 0.30%
Commercial $3,432,725 $3,427,696 -$5,029 -0.15%
Industrial $2,511,113 $2,478,755 -$32,358 -1.29%
Pipeline $328,543 $324,525 -$4,018 -1.22%
Sub-Total: Taxable $35,814,742 $35,962,297 $147,555 0.41%
Payment In Lieu
Residential $46,313 $47,568 $1,255 2.71%
Commercial $276,648 $283,138 $6,490 2.35%
Industrial $39,088 $43,081 $3,993 10.22%
Sub-Total: Payment In Lieu $362,049 $373,787 $11,738 3.24%
Total (Taxable + PIL) $36,176,791 $36,336,084 $159,293 0.44%
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Local Results Table 1
2018 Local Assessment Growth
(Full / Non Phase-Adjusted CVA)
Niagara Falls 2018 Full CVA Full CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 8,396,305,518 8,649,976,918 253,671,400 3.02%
Farm 91,092,000 87,909,600 -3,182,400 -3.49%
Managed Forest 1,328,900 1,285,400 -43,500 -3.27%
New Multi-Residential 10,875,500 10,875,500 0 0.00%
Multi-Residential 317,187,900 318,844,900 1,657,000 0.52%
Commercial 2,623,424,600 2,615,800,203 -7,624,397 -0.29%
Industrial 139,031,700 145,046,700 6,015,000 4.33%
Landfill 3,152,500 3,152,500 0 0.00%
Pipeline 44,280,000 44,541,000 261,000 0.59%
Sub-Total: Taxable 11,626,678,618 11,877,432,721 250,754,103 2.16%
Payment In Lieu
Residential 8,314,904 8,278,104 -36,800 -0.44%
Commercial 408,830,399 406,950,499 -1,879,900 -0.46%
Industrial 4,336,700 4,336,700 0 0.00%
Sub-Total: Payment In Lieu 421,482,003 419,565,303 -1,916,700 -0.45%
Total (Taxable + PIL) 12,048,160,621 12,296,998,024 248,837,403 2.07%
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Local Results Table 1-B
Year-To-Year Assessment Growth Comparison
(Full / Non Phase-Adjusted CVA)
Niagara Falls 2017 Full CVA 2018 Full CVA
Growth Growth
Realty Tax Class $ % $ %
Taxable
Residential 238,309,500 2.92% 253,671,400 3.02%
Farm -775,200 -0.84% -3,182,400 -3.49%
Managed Forest -10,800 -0.81% -43,500 -3.27%
New Multi-Residential 0 0.00% 0 0.00%
Multi-Residential -1,204,000 -0.38% 1,657,000 0.52%
Commercial 34,581,900 1.34% -7,624,397 -0.29%
Industrial -5,018,400 -3.48% 6,015,000 4.33%
Landfill -4,728,500  -60.00% 0 0.00%
Pipeline 347,000 0.79% 261,000 0.59%
Sub-Total: Taxable 261,501,500 2.30% 250,754,103 2.16%
Payment In Lieu
Residential 0 0.00% -36,800 -0.44%
Commercial -1,969,000 -0.48% -1,879,900 -0.46%
Industrial 0 0.00% 0 0.00%
Sub-Total: Payment In Lieu -1,969,000 -0.46% -1,916,700 -0.45%
Total (Taxable + PIL) 259,532,500 2.20% 248,837,403 2.07%
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Local Results Table 2
2018 Local Assessment Growth
(Phase-Adjusted CVA)
Niagara Falls 2018 Phased CVA Phased CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 7,776,970,360 8,011,639,770 234,669,410 3.02%
Farm 74,074,020 71,312,416 -2,761,604 -3.73%
Managed Forest 1,143,800 1,106,600 -37,200 -3.25%
New Multi-Residential 9,776,820 9,776,820 0 0.00%
Multi-Residential 289,823,716 291,354,594 1,530,878 0.53%
Commercial 2,416,962,774 2,409,648,342 -7,314,432 -0.30%
Industrial 123,768,402 130,046,074 6,277,672 5.07%
Landfill 3,152,500 3,152,500 0 0.00%
Pipeline 42,334,000 42,519,092 185,092 0.44%
Sub-Total: Taxable 10,738,006,392 10,970,556,208 232,549,816 2.17%
Payment In Lieu
Residential 6,381,552 6,357,126 -24,426 -0.38%
Commercial 396,311,400 395,036,364 -1,275,036 -0.32%
Industrial 3,390,900 3,390,900 0 0.00%
Sub-Total: Payment In Lieu 406,083,852 404,784,390 -1,299,462 -0.32%
Total (Taxable + PIL) 11,144,090,244 11,375,340,598 231,250,354 2.08%
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Local Results Table 3
2018 Local Revenue Growth

(Annualized )

Niagara Falls 2018 Local General Levy Annualized Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential $35,284,380 $36,350,268 $1,065,888 3.02%
Farm $84,113 $80,977 -$3,136 -3.73%
Managed Forest $1,299 $1,257 -$42 -3.23%
New Multi-Residential $44,407 $44,407 $0 0.00%
Multi-Residential $2,593,314 $2,607,012 $13,698 0.53%
Commercial $18,607,723 $18,550,222 -$57,501 -0.31%
Industrial $1,372,160 $1,434,171 $62,009 4.52%
Landfill $42,101 $42,101 $0 0.00%
Pipeline $327,287 $328,718 $1,431 0.44%
Sub-Total: Taxable $58,356,784 $59,439,133 $1,082,347 1.85%
Payment In Lieu
Residential $28,986 $28,875 -$111 -0.38%
Commiercial $3,116,158 $3,106,110 -$10,047 -0.32%
Industrial $39,537 $39,537 $0 0.00%
Sub-Total: Payment In Lieu $3,184,681 $3,174,522 -$10,158 -0.32%
Total (Taxable + PIL) $61,541,465 $62,613,655 $1,072,189 1.74%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.

Page 209 of 421



CSD 16-2019

Appendix 1
Page 117 April 17, 2019
Confidential
Local Results Table 3-B
Year-To-Year Annualized Local Revenue Growth Comparison
(Local General Purpose Levy)
Niagara Falls 2017 Local Annualized 2018 Local Annualized

Revenue Growth

Revenue Growth

Realty Tax Class $ % $ %

Taxable
Residential $961,510 2.85% $1,065,888 3.02%
Farm -$491 -0.64% -$3,136 -3.73%
Managed Forest -$12 -0.97% -$42 -3.23%
New Multi-Residential $0 0.00% $0 0.00%
Multi-Residential -$12,089 -0.47% $13,698 0.53%
Commercial $276,735 1.52% -$57,501 -0.31%
Industrial -$37,048 -2.72% $62,009 4.52%
Landfill $0 0.00% $0 0.00%
Pipeline $2,465 0.76% $1,431 0.44%
Sub-Total: Taxable $1,191,070 2.12% $1,082,347 1.85%

Payment In Lieu
Residential $0 0.00% -$111 -0.38%
Commercial $194,180 6.51% -$10,047 -0.32%
Industrial -$753 -2.12% $0 0.00%
Sub-Total: Payment In Lieu $193,427 6.35% -$10,158 -0.32%
Total (Taxable + PIL) $1,384,497 2.33% $1,072,189 1.74%
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Local Results Table 4
Year-Over-Year Phase-In Change
(2018 to 2019 Phased CVA)
Niagara Falls Phase Adjusted CVA Change
Realty Tax Class 2018 Revised 2019 Returned $ %
Taxable
Residential 8,011,639,770 8,330,808,344 319,168,574 3.98%
Farm 71,312,416 79,611,005 8,298,589 11.64%
Managed Forest 1,106,600 1,196,000 89,400 8.08%
New Multi-Residential 9,776,820 10,326,160 549,340 5.62%
Multi-Residential 291,354,594 305,099,748 13,745,154 4.72%
Commercial 2,409,648,342 2,512,724,285 103,075,943 4.28%
Industrial 130,046,074 137,546,388 7,500,314 5.77%
Landfill 3,152,500 3,152,500 0 0.00%
Pipeline 42,519,092 43,530,046 1,010,954 2.38%
Sub-Total: Taxable 10,970,556,208 11,423,994,476 453,438,268 4.13%
Payment In Lieu
Residential 6,357,126 7,317,615 960,489 15.11%
Commercial 395,036,364 400,993,431 5,957,067 1.51%
Industrial 3,390,900 3,863,800 472,900 13.95%
Sub-Total: Payment In Lieu 404,784,390 412,174,846 7,390,456 1.83%
Total (Taxable + PIL) 11,375,340,598 11,836,169,322 460,828,724 4.05%
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CSD 16-2019

Appendix 1
Paqe 120 Confidential
Local Results Table 6
Year-Over-Year Interclass Tax Shifts
(Local General Levy)
Niagara Falls Local General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $36,350,268 $36,296,118 -$54,150 -0.15%
Farm $80,977 $86,807 $5,830 7.20%
Managed Forest $1,257 $1,304 $47 3.74%
New Multi-Residential $44,407 $45,038 $631 1.42%
Multi-Residential $2,607,012 $2,621,487 $14,475 0.56%
Commercial $18,550,222 $18,578,140 $27,918 0.15%
Industrial $1,434,171 $1,446,658 $12,487 0.87%
Landfill $42,101 $40,428 -$1,673 -3.97%
Pipeline $328,718 $323,157 -$5,561 -1.69%
Sub-Total: Taxable $59,439,133 $59,439,137 $4 0.00%
Payment In Lieu
Residential $28,875 $31,917 $3,042 10.54%
Commercial $3,106,110 $3,027,528 -$78,582 -2.53%
Industrial $39,537 $43,233 $3,696 9.35%
Sub-Total: Payment In Lieu $3,174,522 $3,102,678 -$71,844 -2.26%
Total (Taxable + PIL) $62,613,655 $62,541,815 -$71,840 -0.11%
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Local Results Table 7
Year-Over-Year Upper-Tier Levy Shifts
(Upper-Tier General Levy)
Niagara Falls Upper-Tier General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $45,383,334 $45,413,796 $30,462 0.07%
Farm $101,100 $108,612 $7,512 7.43%
Managed Forest $1,569 $1,632 $63 4.02%
New Multi-Residential $55,442 $56,352 $910 1.64%
Multi-Residential $3,254,856 $3,280,011 $25,155 0.77%
Commercial $23,159,969 $23,244,997 $85,028 0.37%
Industrial $1,790,562 $1,810,063 $19,501 1.09%
Landfill $52,564 $50,583 -$1,981 -3.77%
Pipeline $410,405 $404,335 -$6,070 -1.48%
Sub-Total: Taxable $74,209,801 $74,370,381 $160,580 0.22%
Payment In Lieu
Residential $36,049 $39,934 $3,885 10.78%
Commercial $3,877,981 $3,788,046 -$89,935 -2.32%
Industrial $49,363 $54,093 $4,730 9.58%
Sub-Total: Payment In Lieu $3,963,393 $3,882,073 -$81,320 -2.05%
Total (Taxable + PIL) $78,173,194 $78,252,454 $79,260 0.10%
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rage 122 Confidential
Local Results Table 8
Year-Over-Year Municipal Levy Shifts
(Upper-Tier and Local General Levy Amounts)
Niagara Falls Municipal General Levies (UT + Local) Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $81,733,602 $81,709,914 -$23,688 -0.03%
Farm $182,077 $195,419 $13,342 7.33%
Managed Forest $2,826 $2,936 $110 3.89%
New Multi-Residential $99,849 $101,390 $1,541 1.54%
Multi-Residential $5,861,868 $5,901,498 $39,630 0.68%
Commercial $41,710,191 $41,823,137 $112,946 0.27%
Industrial $3,224,733 $3,256,721 $31,988 0.99%
Landfill $94,665 $91,011 -$3,654 -3.86%
Pipeline $739,123 $727,492 -$11,631 -1.57%
Sub-Total: Taxable $133,648,934 $133,809,518 $160,584 0.12%
Payment In Lieu
Residential $64,924 $71,851 $6,927 10.67%
Commercial $6,984,091 $6,815,574 -$168,517 -2.41%
Industrial $88,900 $97,326 $8,426 9.48%
Sub-Total: Payment In Lieu $7,137,915 $6,984,751 -$153,164 -2.15%
Total (Taxable + PIL) $140,786,849  $140,794,269 $7,420 0.01%
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Niagara-on-the-Lake

Local Results Table 1
2018 Local Assessment Growth
(Full / Non Phase-Adjusted CVA)

2018 Full CVA

Full CVA Growth

Realty Tax Class As Returned As Revised $ %

Taxable
Residential 4,023,147,349 4,115,522,067 92,374,718 2.30%
Farm 545,818,225 544,672,725 -1,145,500 -0.21%
Managed Forest 1,048,000 1,392,300 344,300 32.85%
Multi-Residential 17,351,100 14,834,100 -2,517,000 -14.51%
Commercial 783,587,909 803,040,009 19,452,100 2.48%
Industrial 50,674,300 48,768,900 -1,905,400 -3.76%
Pipeline 18,402,000 18,492,000 90,000 0.49%
Sub-Total: Taxable 5,440,028,883 5,546,722,101 106,693,218 1.96%

Payment In Lieu
Residential 3,552,600 3,687,600 135,000 3.80%
Commercial 38,965,000 38,965,000 0 0.00%
Industrial 2,011,000 2,011,000 0 0.00%
Sub-Total: Payment In Lieu 44,528,600 44,663,600 135,000 0.30%
Total (Taxable + PIL) 5,484,557,483 5,591,385,701 106,828,218 1.95%
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Local Results Table 1-B
Year-To-Year Assessment Growth Comparison

(Full / Non Phase-Adjusted CVA)

Niagara-on-the-Lake 2017 Full CVA 2018 Full CVA
Growth Growth

Realty Tax Class $ % $ %

Taxable
Residential 134,043,429 3.45% 92,374,718 2.30%
Farm -8,828,875 -1.59% -1,145,500 -0.21%
Managed Forest 8,500 0.82% 344,300 32.85%
Multi-Residential 183,000 1.07% -2,517,000 -14.51%
Commercial 1,033,900 0.13% 19,452,100 2.48%
Industrial -820,700 -1.59% -1,905,400 -3.76%
Pipeline 116,000 0.63% 90,000 0.49%
Sub-Total: Taxable 125,735,254 2.37% 106,693,218 1.96%

Payment In Lieu
Residential -531,000  -13.00% 135,000 3.80%
Commercial 78,000 0.20% 0 0.00%
Industrial 0 0.00% 0 0.00%
Sub-Total: Payment In Lieu -453,000 -1.01% 135,000 0.30%
Total (Taxable + PIL) 125,282,254 2.34% 106,828,218 1.95%
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Niagara-on-the-Lake

Local Results Table 2
2018 Local Assessment Growth
(Phase-Adjusted CVA)

2018 Phased CVA

Phased CVA Growth

Realty Tax Class As Returned As Revised $ %

Taxable
Residential 3,719,402,387 3,807,248,706 87,846,319 2.36%
Farm 445,463,201 444,360,219 -1,102,982 -0.25%
Managed Forest 797,000 1,071,889 274,889 34.49%
Multi-Residential 16,526,990 14,107,550 -2,419,440 -14.64%
Commercial 698,572,754 714,904,257 16,331,503 2.34%
Industrial 44,092,981 42,721,844 -1,371,137 -3.11%
Pipeline 17,390,000 17,475,757 85,757 0.49%
Sub-Total: Taxable 4,942,245,313 5,041,890,222 99,644,909 2.02%

Payment In Lieu
Residential 3,194,400 3,294,960 100,560 3.15%
Commercial 34,893,012 34,893,012 0 0.00%
Industrial 1,605,000 1,605,000 0 0.00%
Sub-Total: Payment In Lieu 39,692,412 39,792,972 100,560 0.25%
Total (Taxable + PIL) 4,981,937,725 5,081,683,194 99,745,469 2.00%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.

Page 218 of 421



Page 126

CSD 16-2019
Appendix 1

April 17, 2019
Confl:dentlal

Niagara-on-the-Lake

Local Results Table 3
2018 Local Revenue Growth

(Annualized )

2018 Local General Levy

Annualized Growth

Realty Tax Class As Returned As Revised $ %

Taxable
Residential $7,736,209 $7,918,926 $182,717 2.36%
Farm $231,637 $231,063 -$573 -0.25%
Managed Forest $414 $557 $143 34.54%
Multi-Residential $67,720 $57,806 -$9,914 -14.64%
Commercial $2,491,440 $2,551,973 $60,535 2.43%
Industrial $217,109 $211,574 -$5,536 -2.55%
Pipeline $61,566 $61,869 $304 0.49%
Sub-Total: Taxable $10,806,095 $11,033,768 $227,676 2.11%

Payment In Lieu
Residential $6,645 $6,854 $209 3.15%
Commercial $122,765 $122,765 $0 0.00%
Industrial $6,355 $6,355 $0 0.00%
Sub-Total: Payment In Lieu $135,765 $135,974 $209 0.15%
Total (Taxable + PIL) $10,941,860 $11,169,742 $227,885 2.08%
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Local Results Table 3-B
Year-To-Year Annualized Local Revenue Growth Comparison

(Local General Purpose Levy)

Niagara-on-the-Lake 2017 Local Annualized

Revenue Growth

2018 Local Annualized
Revenue Growth

Realty Tax Class $ % $ %

Taxable
Residential $262,345 3.62% $182,717 2.36%
Farm -$3,140 -1.49% -$573 -0.25%
Managed Forest $3 0.86% $143 34.54%
Multi-Residential $702 1.05% -$9,914 -14.64%
Commercial $12,552 0.53% $60,535 2.43%
Industrial -$1,598 -0.78% -$5,536 -2.55%
Pipeline $380 0.63% $304 0.49%
Sub-Total: Taxable $271,244 2.67% $227,676 2.11%

Payment In Lieu
Residential -$1,065  -14.38% $209 3.15%
Commercial $289 0.24% $0 0.00%
Industrial $0 0.00% $0 0.00%
Sub-Total: Payment In Lieu -$776 -0.59% $209 0.15%
Total (Taxable + PIL) $270,468 2.63% $227,885 2.08%
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Local Results Table 4
Year-Over-Year Phase-In Change
(2018 to 2019 Phased CVA)
Niagara-on-the-Lake Phase Adjusted CVA Change
Realty Tax Class 2018 Revised 2019 Returned $ %
Taxable
Residential 3,807,248,706 3,961,385,384 154,136,678 4.05%
Farm 444,360,219 494,516,457 50,156,238 11.29%
Managed Forest 1,071,889 1,232,094 160,205 14.95%
Multi-Residential 14,107,550 14,470,825 363,275 2.58%
Commercial 714,904,257 758,972,139 44,067,882 6.16%
Industrial 42,721,844 45,745,372 3,023,528 7.08%
Pipeline 17,475,757 17,983,879 508,122 2.91%
Sub-Total: Taxable 5,041,890,222 5,294,306,150 252,415,928 5.01%
Payment In Lieu
Residential 3,294,960 3,491,280 196,320 5.96%
Commercial 34,893,012 36,929,006 2,035,994 5.83%
Industrial 1,605,000 1,808,000 203,000 12.65%
Sub-Total: Payment In Lieu 39,792,972 42,228,286 2,435,314 6.12%
Total (Taxable + PIL) 5,081,683,194 5,336,534,436 254,851,242 5.02%
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Appendix 1
Paqe 190 Confidential
Local Results Table 6
Year-Over-Year Interclass Tax Shifts
(Local General Levy)
Niagara-on-the-Lake Local General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $7,918,926 $7,868,777 -$50,149 -0.63%
Farm $231,063 $245,572 $14,509 6.28%
Managed Forest $557 $612 $55 9.87%
Multi-Residential $57,806 $56,627 -$1,179 -2.04%
Commercial $2,551,973 $2,586,262 $34,289 1.34%
Industrial $211,574 $215,135 $3,561 1.68%
Pipeline $61,869 $60,803 -$1,066 -1.72%
Sub-Total: Taxable $11,033,768 $11,033,788 $20 0.00%
Payment In Lieu
Residential $6,854 $6,935 $81 1.18%
Commercial $122,765 $123,990 $1,225 1.00%
Industrial $6,355 $6,836 $481 7.57%
Sub-Total: Payment In Lieu $135,974 $137,761 $1,787 1.31%
Total (Taxable + PIL) $11,169,742 $11,171,549 $1,807 0.02%
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Local Results Table 7

Year-Over-Year Upper-Tier Levy Shifts

(Upper-Tier General Levy)

Niagara-on-the-Lake Upper-Tier General Levy Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $21,590,108 $21,617,953 $27,845 0.13%
Farm $629,970 $674,664 $44,694 7.09%
Managed Forest $1,520 $1,681 $161 10.59%
Multi-Residential $157,602 $155,570 -$2,032 -1.29%
Commercial $6,957,686 $7,105,261 $147,575 2.12%
Industrial $576,833 $591,042 $14,209 2.46%
Pipeline $168,680 $167,046 -$1,634 -0.97%
Sub-Total: Taxable $30,082,399 $30,313,217 $230,818 0.77%
Payment In Lieu
Residential $18,684 $19,053 $369 1.97%
Commercial $334,709 $340,641 $5,932 1.77%
Industrial $17,324 $18,780 $1,456 8.40%
Sub-Total: Payment In Lieu $370,717 $378,474 $7,757 2.09%
Total (Taxable + PIL) $30,453,116 $30,691,691 $238,575 0.78%

© 2019 Municipal Tax Equity (MTE) Consultants Inc.

Page 224 of 421



Page 132

CSD 16-2019
Appendix 1
April 17, 2019

Confidential

Local Results Table 8

Year-Over-Year Municipal Levy Shifts
(Upper-Tier and Local General Levy Amounts)

Niagara-on-the-Lake Municipal General Levies (UT + Local) Change
Realty Tax Class 2018 as Revised 2019 Notional $ %
Taxable
Residential $29,509,034 $29,486,730 -$22,304 -0.08%
Farm $861,033 $920,236 $59,203 6.88%
Managed Forest $2,077 $2,293 $216 10.40%
Multi-Residential $215,408 $212,197 -$3,211 -1.49%
Commercial $9,509,659 $9,691,523 $181,864 1.91%
Industrial $788,407 $806,177 $17,770 2.25%
Pipeline $230,549 $227,849 -$2,700 -1.17%
Sub-Total: Taxable $41,116,167 $41,347,005 $230,838 0.56%
Payment In Lieu
Residential $25,538 $25,988 $450 1.76%
Commercial $457,474 $464,631 $7,157 1.56%
Industrial $23,679 $25,616 $1,937 8.18%
Sub-Total: Payment In Lieu $506,691 $516,235 $9,544 1.88%
Total (Taxable + PIL) $41,622,858 $41,863,240 $240,382 0.58%
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Local Results Table 1
2018 Local Assessment Growth
(Full / Non Phase-Adjusted CVA)
Pelham 2018 Full CVA Full CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 2,429,599,737 2,480,194,170 50,594,433 2.08%
Farm 170,646,633 170,829,633 183,000 0.11%
Managed Forest 2,236,700 2,871,500 634,800 28.38%
New Multi-Residential 0 544,000 544,000  100.00%
Multi-Residential 17,693,000 17,693,000 0 0.00%
Commercial 91,534,600 94,616,397 3,081,797 3.37%
Industrial 3,541,930 3,294,700 -247,230 -6.98%
Pipeline 17,146,000 17,324,000 178,000 1.04%
Sub-Total: Taxable 2,732,398,600 2,787,367,400 54,968,800 2.01%
Payment In Lieu
Residential 3,000 3,000 0 0.00%
Commercial 2,954,600 2,954,600 0 0.00%
Industrial 28,100 28,100 0 0.00%
Sub-Total: Payment In Lieu 2,985,700 2,985,700 0 0.00%
Total (Taxable + PIL) 2,735,384,300 2,790,353,100 54,968,800 2.01%
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Local Results Table 1-B
Year-To-Year Assessment Growth Comparison
(Full / Non Phase-Adjusted CVA)
pelham 2017 Full CVA 2018 Full CVA
Growth Growth
Realty Tax Class $ % $ %
Taxable
Residential 68,646,902 2.91% 50,594,433 2.08%
Farm -3,913,467 -2.24% 183,000 0.11%
Managed Forest 65,500 3.02% 634,800 28.38%
New Multi-Residential 544,000 100.00%
Multi-Residential 0 0.00% 0 0.00%
Commercial 9,384,359 11.42% 3,081,797 3.37%
Industrial -1,637,570  -31.62% -247,230 -6.98%
Pipeline 356,000 2.12% 178,000 1.04%
Sub-Total: Taxable 72,901,724 2.74% 54,968,800 2.01%
Payment In Lieu
Residential 0 0.00% 0 0.00%
Commercial -461,000  -13.50% 0 0.00%
Industrial 0 0.00% 0 0.00%
Sub-Total: Payment In Lieu -461,000 -13.38% 0 0.00%
Total (Taxable + PIL) 72,440,724 2.72% 54,968,800 2.01%
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Local Results Table 2
2018 Local Assessment Growth
(Phase-Adjusted CVA)
Pelham 2018 Phased CVA Phased CVA Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential 2,291,395,631 2,339,018,348 47,622,717 2.08%
Farm 143,204,190 143,189,756 -14,434 -0.01%
Managed Forest 1,961,922 2,531,083 569,161 29.01%
New Multi-Residential 0 544,000 544,000  100.00%
Multi-Residential 17,482,000 17,482,000 0 0.00%
Commercial 84,021,436 86,971,992 2,950,556 3.51%
Industrial 3,038,822 2,908,852 -129,970 -4.28%
Pipeline 16,213,500 16,384,186 170,686 1.05%
Sub-Total: Taxable 2,557,317,501 2,609,030,217 51,712,716 2.02%
Payment In Lieu
Residential 2,500 2,500 0 0.00%
Commercial 2,888,100 2,888,100 0 0.00%
Industrial 23,100 23,100 0 0.00%
Sub-Total: Payment In Lieu 2,913,700 2,913,700 0 0.00%
Total (Taxable + PIL) 2,560,231,201 2,611,943,917 51,712,716 2.02%
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Local Results Table 3
2018 Local Revenue Growth

(Annualized )

pelharm 2018 Local General Levy Annualized Growth
Realty Tax Class As Returned As Revised $ %
Taxable
Residential $11,296,398 $11,531,174 $234,776 2.08%
Farm $176,496 $176,479 -$18 -0.01%
Managed Forest $2,418 $3,120 $701 28.99%
New Multi-Residential $0 $2,682 $2,682 100.00%
Multi-Residential $169,784 $169,784 $0 0.00%
Commercial $710,546 $737,228 $26,684 3.76%
Industrial $38,935 $37,250 -$1,685 -4.33%
Pipeline $136,051 $137,483 $1,432 1.05%
Sub-Total: Taxable $12,530,628 $12,795,200 $264,572 2.11%
Payment In Lieu
Residential $12 $12 $0 0.00%
Commercial $24,702 $24,702 $0 0.00%
Industrial $300 $300 $0 0.00%
Sub-Total: Payment In Lieu $25,014 $25,014 $0 0.00%
Total (Taxable + PIL) $12,555,642 $12,820,214 $264,572 2.11%
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Local Results Table 3-B
Year-To-Year Annualized Local Revenue Growth Comparison

(Local General Purpose Levy)

Pelham 2017 Local Annualized 2018 Local Annualized
Revenue Growth Revenue Growth
Realty Tax Class $ % $ %
Taxable
Residential $310,855 2.92% $234,776 2.08%
Farm -$2,683 -1.65% -$18 -0.01%
Managed Forest $61 2.79% $701 28.99%
New Multi-Residential $2,682 100.00%
Multi-Residential $0 0.00% $0 0.00%
Commercial $60,940 9.70% $26,684 3.76%
Industrial -$14,711 -29.16% -$1,685 -4.33%
Pipeline $2,736 2.11% $1,432 1.05%
Sub-Total: Taxable $357,198 3.03% $264,572 2,11%
Payment In Lieu
Residential $0 0.00% $0 0.00%
Commercial -$3,117 -11.18% $0 0.00%
Industrial $0 0.00% $0 0.00%
Sub-Total: Payment In Lieu -$3,117 -11.07% $0 0.00%
Total (Taxable + PIL) $354,081 3.00% $264,572 2,11%
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Local Results Table 4
Year-Over-Year Phase-In Change
(2018 to 2019 Phased CVA)
Pelham Phase Adjusted CVA Change
Realty Tax Class 2018 Revised 2019 Returned $ %
Taxable
Residential 2,339,018,348 2,409,606,273 70,587,925 3.02%
Farm 143,189,756 157,009,692 13,819,936 9.65%
Managed Forest 2,531,083 2,701,293 170,210 6.72%
New Multi-Residential 544,000 544,000 0 0.00%
Multi-Residential 17,482,000 17,587,500 105,500 0.60%
Commercial 86,971,992 90,794,195 3,822,203 4.39%
Industrial 2,908,852 3,101,776 192,924 6.63%
Pipeline 16,384,186 16,854,093 469,907 2.87%
Sub-Total: Taxable 2,609,030,217 2,698,198,822 89,168,605 3.42%
Payment In Lieu
Residential 2,500 2,750 250 10.00%
Commercial 2,888,100 2,921,350 33,250 1.15%
Industrial 23,100 25,600 2,500 10.82%
Sub-Total: Payment In Lieu 2,913,700 2,949,700 36,000 1.24%
Total (Taxable + PIL) 2,611,943,917 2,701,148,522 89,204,605 3.42%
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