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• Tax Policy Background, Responsibility & Definition

• Assessment Growth versus Reassessment Impacts

• Tax Policy Background

• 2019 Recommended Tax Policy

• 2019 Provincial Policy

• Next Steps
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Tax Policy Background & Responsibility

• The Municipal Act requires that the Region pass a by-law in each year to establish tax ratios which 
will create the tax rates to raise the approved levy for the upper-tier and lower-tier municipalities.

• Regional Council is also responsible for many other tax policy decisions that must be established 
annually including:
o Setting parameters for business tax capping

o Optimal tax structure and subclass discounts

o Other rebate, deferral and vacancy programs

• Tax Policy: Relationship between property taxes and assessment
• Tax Policy recommendations have been made in collaboration with Area Treasurers
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https://youtu.be/fSQ5_xh2xyk
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Property Tax Class Definitions

• Multi-Residential
• Lands used for residential purposes that have 7 or more self contained units, 

(excludes condominiums which are in Residential Class)

• New Multi-Residential
• Optional class adopted for the 2004 and subsequent tax years for new 

construction that would otherwise be classified as multi-residential (use 
residential tax ratio and rate). Became mandatory in 2017.
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Property Tax Class Definitions

• Commercial
• Properties that are primarily used for commercial purposes including retail, 

food service, office buildings.

• Industrial
• Land and buildings used in connection with manufacturing, producing or 

processing. 
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Select Property Tax Policy Definitions

• Excess Land
• Portion of a parcel of land that has not been developed and is in excess of 

requirements for existing development elsewhere on the parcel

• Vacant Land
• The land has no present use and no buildings or structures located on it 

(taxed based on applicable zoning)
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Assessment Growth versus Reassessment 
Impacts
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2018 Annualized Revenue Growth by Property Class
(Additional Taxation Revenue)
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• As presented with 2019 Operating 
Budget, taxable growth dollars resulted 
in an additional $5.7 M or 1.65% in 2018

• Previous year levy plus growth 
represents starting point for 2019 tax 
policy analysis

2018 
Approved Levy

2018 Taxable 
Growth %
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2018 Annualized Revenue Growth by Area Municipality
(Additional Taxation Revenue)
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• In year growth varies between 
municipalities ranging from 0.34% 
to 4.29% 

Local Municipality As Returned As Revised $ %

Fort Erie $21,925,108 $22,428,328 $503,220 2.30%

Grimsby $25,095,975 $25,883,857 $787,882 3.14%

Lincoln $20,175,612 $20,443,857 $268,245 1.33%

Niagara Falls $72,858,490 $74,209,801 $1,351,311 1.85%

Niagara-on-the-Lake $29,461,668 $30,082,399 $620,731 2.11%

Pelham $14,413,733 $14,718,064 $304,331 2.11%

Port Colborne $11,512,654 $11,599,092 $86,438 0.75%

St. Catharines $93,484,979 $93,802,595 $317,616 0.34%

Thorold $13,560,338 $14,142,691 $582,353 4.29%

Wainfleet $5,203,681 $5,281,328 $77,647 1.49%

Welland $28,515,782 $29,032,299 $516,517 1.81%

West Lincoln $10,540,256 $10,829,113 $288,857 2.74%

Niagara Region $346,748,276 $352,453,424 $5,705,152 1.65%

2018 Regional General Levy Revenue Growth
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Reassessment Related Tax Impacts
(Tax Class Redistribution)
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• CVA reflect current market conditions with 
an effective date of Jan. 1, 2016 (no 
physical property change)

• MPAC reassesses all properties every 4 
years

• Any CVA increases are phased-in over 4 
years and any CVA decreases are 
implemented in the first year of the 
assessment cycle

• Phase-in related impacts are 4.05% and 
vary between property class
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Reassessment Related Impacts
(Tax Class Redistribution)
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2019 Starting 
Levy (after 

growth)

• Varying phase-in changes between 
classes results in a redistribution of taxes

• This redistribution of taxes by class does 
not effect the total levy amount

• Residential class will be a shift away in 
2019 compared to 2018 year-end of 
$726,422 or 0.28%
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Year-Over-Year Upper-Tier Levy Shifts
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• Varying phase-in changes between 
classes results in shifts between 
municipalities

• Impacts of varying assessment phase-in 
between municipalities results in shifts 
ranging from -1.58% to 2.05%

• In aggregate these changes are 0%
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Tax Policy Background
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Tax Burden – BMA Study Averages
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• BMA combines Region, LAM 
and Education Rates and 
compares against 108 Ontario 
Municipalities

• Residential – All property types 
above BMA study average

• Commercial – Hotel, Shopping 
above; Office, Motels below

• Multi-Res – Mid/High Rises at 
par; Walk-up above



Property Tax Policy, Ratios & Rates

Tax Burden – BMA Study Averages
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• Niagara weighted average 
residential property tax 
burden greater than BMA 
survey average

• Average property tax per unit 
is lower than average

• However, offset by lower than 
average household income
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2019 Recommended Tax Policy
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Property Tax Policy Definitions

• Tax Ratios
• Tax ratios represent the relationship between the tax rate applicable to the 

residential property class and the rates for other property classes

• Ratios distribute tax burden between classes relative to the residential class 
tax ratio, which is equal to "one"

• Province establishes ranges of fairness that guide tax ratio setting by 
municipalities 
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Tax Ratio Summary
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Recommended Ratios for 
2019 Taxation
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Recommended 2019 Tax Ratios

• Recommended to maintain 2018 Tax Ratios for 2019 Taxation

• This recommendation will keep negative shift with Residential class:

• Residential property class responsible for 73% of total tax levy

• Previously utilized negative residential shift to reduce commercial/multi-
residential class ratios

• Higher than average residential property taxes as percentage of household 
income (as identified from BMA)
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Optional Tax Policy
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Agri-Food Business Subclasses for Farm Properties
(Property Tax Impact Summary)

• Province announced a new optional subclass for commercial and industrial 
improvements on farm properties

• Intended to reduce taxation on value added farming activities

Optional Subclass NOT Recommended

• Limited properties eligible

• Farm property assessment already receive 75% reduction

• Limited property benefit (range $600 to $1,000)

• Adopting this subclass may result in significant farm appeals from farms not currently 
eligible (6,000 farm properties)
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2019 Pro Forma Capping
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• Mandatory capping introduced in 1998 
for Multi-Res, Commercial & Industrial 
classes

• Designed to protect properties from 
annual tax increases above maximum 
threshold - Funded from claw backs 
from other properties

• Multi-Residential class - opted out of in 
2017

• Industrial class – eligible for opt out in 
2019

• Commercial class – No properties 
capped in 2019, eligible for opt out in 
2020
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2019 Provincial Policy
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Education Tax Rate Background & 2019 Rates

24

• Education rates set 
annually by the Province

• Current rates creates 
education “tax room” 
(i.e., -5.29% rate change 
vs +3.62% reassessment 
impact)  
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Education Commercial/Industrial Vacant Unit/Sub-class 
Discounts
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• Province announced 
phase-out of vacancy 
programs on education 
taxes

• More aggressive 
timeline for phase-out 
compared to Region 
approved phase-out 
plan  
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Next Steps

• Tax Policy Bylaws - Council – April 25, 2019

• Approved Tax Policy Distributed to Area Treasurers – April 26, 2019

• Area Municipalities Establish Tax Rate (own levy)

• Area Municipalities Complete Tax Billing – June 2019
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Questions?

Contact Details:

Rob Fleming, MBA

Senior Tax & Revenue Analyst

E: robert.fleming@niagararegion.ca

T: 905-980-6000 x3272

mailto:robert.fleming@niagararegion.ca

