
 

AGENDA 
______________________________________________________________________ 

 

 BUDGET COMMITTEE 

  

 THE CORPORATION OF THE CITY OF MISSISSAUGA 

 

MONDAY, DECEMBER 3, 2012 – 1 P.M. 

continuing (if required) 

TUESDAY, DECEMBER 4, 2012 – 1 P.M. 

continuing (if required) 

WEDNESDAY, DECEMBER 5, 2012 – 

IMMEDIATELY FOLLOWING GENERAL COMMITTEE 
 

COUNCIL CHAMBER 

SECOND FLOOR, CIVIC CENTRE 

300 CITY CENTRE DRIVE, MISSISSAUGA, ONTARIO, L5B 3C1 
www.mississauga.ca  

 
Members 

 

 Mayor Hazel McCallion      (CHAIR) 

 Councillor Jim Tovey      Ward 1 
 Councillor Pat Mullin   Ward 2 

 Councillor Chris Fonseca  Ward 3 

 Councillor Frank Dale  Ward 4 
 Councillor Bonnie Crombie  Ward 5 

 Councillor Ron Starr   Ward 6 

 Councillor Nando Iannicca  Ward 7  
 Councillor Katie Mahoney  Ward 8 

 Councillor Pat Saito   Ward 9 

 Councillor Sue McFadden  Ward 10 
Councillor George Carlson  Ward 11 

 
CONTACT PERSON: Julie Lavertu, Legislative Coordinator 

Office of the City Clerk, Telephone: 905-615-3200, ext. 5471; Fax: 905-615-4181 
Julie.Lavertu@mississauga.ca



Budget Committee         - 1 -      December 3, 2012, 
December 4, 2012, 

and December 5, 2012 

 
CALL TO ORDER 
 
 
DECLARATIONS OF (DIRECT OR INDIRECT) PECUNIARY INTEREST 
 
 
APPROVAL OF AGENDA 
 
 
PUBLIC DEPUTATIONS 
 
A. John Stillich, President, Icepark Group Inc., Keith Madley, Director, Icepark Group Inc.,  

and Clete McDonald, Director, Icepark Group Inc., with respect to a funding request for 
Icepark’s IceSkatePark Mississauga proposal. 

  
B. Item 9  Fawzi Mattar, President, Mississauga Real Estate Board, and Linda  

Pinizzotto, Government Relations Chair, Mississauga Real Estate Board, 
with respect to the Municipal Land Transfer Tax. 

 
 
OTHER PUBLIC DEPUTATIONS 
 
 
DEPUTATIONS 
 
C. Other Service Area Presentations (as requested by Budget Committee at its meeting on 

November 27, 2012)* 

• Arts and Culture 

• Financial Transactions 

• Information Technology 

• Land Development Services 
 
* NOTE: To support corporate waste reduction efforts, the Service Area Presentations will not 
be distributed to Members of Council, staff, and the general public and can be viewed online at 
the following web link: http://www.mississauga.ca/portal/cityhall/budgetcommittee. 
 
 
UNFINISHED BUSINESS 
 
1. Amendments to the Planning Act Processing Fees and Charges By-law 53-12 
 

Corporate Report dated September 19, 2012 from the Commissioner of Planning and 
Building with respect to amendments to the Planning Act Processing Fees and Charges 
By-law 53-12. 
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(1.) The above noted Corporate Report was deferred by the Budget Committee at its 

meeting on October 17, 2012 and was listed on the Budget Committee’s November 

26-27, 2012 agenda, but was not considered. 

 

 RECOMMENDATION 
 That By-law 53-12 be amended incorporating the recommended revisions as outlined in 

Appendix 1 attached to the Corporate Report dated September 19, 2012 from the 
Commissioner of Planning and Building entitled “Amendments to the Planning Act 
Processing Fees and Charges By-law 53-12.” 

 
2. Disclosure Options for the 2013 Final Tax Bill 
 

Corporate Report dated November 20, 2012 from the Commissioner of Corporate 
Services and Treasurer with respect to disclosure options for the 2013 final tax bill. 

  

The above noted Corporate Report was listed on the Budget Committee’s November 

26-27, 2012 agenda, but was not considered. 

 
 RECOMMENDATION 

1. That the report dated November 20, 2012 on Disclosure Options for the 2013 Final 
Tax Bill from the Commissioner of Corporate Services and Treasurer be received; 

2. That direction be provided to staff as to whether Council wishes to highlight on the 
tax bills the Emerald Ash Borer Management (EABM) Program levy and/or the total 
Capital Infrastructure (CI) levy; 

3. That in the event that Council wishes to highlight one or both of these levies on the 
tax bill, direction be provided to staff to implement Option #1 (separate tax rates for 
Operating, CI and/or EABM Programs) or Option #2 (information notation only of 
the CI and/or EABM Program levy amounts included in the general levy). 

 
 
MATTERS TO BE CONSIDERED 
 
3. Consultants Hired in 2011 and 2012 
 

Corporate Report dated November 20, 2012 from the Commissioner of Corporate 
Services and Treasurer with respect to consultants hired in 2011 and 2012. 

  
 RECOMMENDATION 

That the Corporate Report dated November 20, 2012 from the Commissioner of 
Corporate Services and Treasurer, entitled “Consultants Hired in 2011 and 2012,” be 
received. 
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4. City of Mississauga Financial Indicator Review for 2011 
 

Corporate Report dated November 20, 2012 from the Commissioner of Corporate 
Services and Treasurer with respect to the City of Mississauga Financial Indicator 
Review for 2011. 

 
 RECOMMENDATION 

That the report entitled “City of Mississauga Financial Indicator Review for 2011” dated 
November 20, 2012 from the Commissioner of Corporate Services and Treasurer be 
received. 

 
5. Municipal Act Reporting Requirements Under Ontario Regulation 284/09 
 

Corporate Report dated November 20, 2012 from the Commissioner of Corporate 
Services and Treasurer with respect to Municipal Act reporting requirements under 
Ontario Regulation 284/09. 
 

 RECOMMENDATION 
That the report dated November 20, 2012 entitled “Municipal Act Reporting 
Requirements Under Ontario Regulation 284/09” from the Commissioner of Corporate 
Services and Treasurer be received. 

 
6. 2012 Annual Repayment Limit 
 

Corporate Report dated November 20, 2012 from the Commissioner of Corporate 
Services and Treasurer with respect to the 2012 annual repayment limit. 
 

 RECOMMENDATION 
That the 2012 Annual Repayment Limit for the City of Mississauga respecting long-term 
debt and financial obligations in the amount of $137.0 million, calculated pursuant to 
Ontario Regulation 403/02, be received for information. 

 
7. Snow Removal Subsidy Program 
 

Memorandum dated November 28, 2012 from Patti Elliott-Spencer, Director, Finance, 
with respect to the Snow Removal Subsidy Program. 

 

 The above noted Memorandum was not available for issuance with the agenda and 

will be distributed to Budget Committee members and posted online once available. 
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8. Councillor Newsletters Survey 
 

Memorandum dated November 28, 2012 from Commissioner of Corporate Services and 
Treasurer with respect to the councillor newsletters survey. 

 

 The above noted Memorandum was not available for issuance with the agenda and 

will be distributed to Budget Committee members at the Committee’s December 3, 

2012 meeting. 

 
 RECOMMEND RECEIPT 
 
9. Municipal Land Transfer Tax 
 
 Correspondence dated November 1, 2012 from Fawzi Mattar, President, Mississauga 

Real Estate Board, with respect to the municipal land transfer tax. 
 

The above noted Correspondence was referred to the Budget Committee by Council 

at its November 14, 2012 meeting. 

 
 
CLOSED SESSION 
 
 
ADJOURNMENT 
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BUDGET COMMITTEE 

DCT 1 7 2012 

Corporate 
Report 

CICIk's Files BUDGET COMMITTEE 

NOV 2 6 2012 

DATE: 

TO: 

FROM: 

Originol",',Fu" CD.2IDEV 

September 19, 2012 

Chair and Members of the Budget Committee 
Meeting Date: October 17, 2012 

Edward R. Sajecki 
Commissioner of Planning and Building 

SUBJECT: Amendments to the Planning Act Processing F'ees 
and Charges By-law 53-12 

RECOMMENDATION: That By-law 53-12 be arnendedincOIporating the recommended 
revisions as outlined in Appenclix 1 attached to the Corporate Report 
dated September 19, 2012 from the Commissioner of Planning and 
Building entitled "Amendments to the Planning Act Processing Fees 
and Charges By-law 53-12." 

REPORT 
IDGHLIGHTS: 

BACKGROUND: 

• Council approved By-law 53-12 on May I, 2012 that adjusted 
fees in accordance with the recommendations of a 
comprehensive fee study. As such, no fee changes are being 
recommended at this time. 

• Commurrity Services is proposing a 5% increase for Tree 
Removal Permission. 

Each year the City undertakes a review of the fees and Charges 
collected under the Planning Act, R.S.O. 1990, c.P.l3, as amended. 
The Planning Act Processing Fees and Charges By-law includes fees 
for services and activities provided by all City departments in 
connection with the processing of planning related applications. 
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COMMENTS: 

FINANCIAL IMPACT: 

CONCLUSION: 

ATTACHMENTS: 

-- ---------------

-2- September 19,2012 

The Community Services Department is recommeniling a 5% fee 

iocrease to the existing Tree Removal Permission to offset the 

iocreased costs of reviewing applications and conducting site 

inspections in connection with requests for tree removal. The 

Planniog and Building Department is recommending some 

wording changes for clarification purposes regarding application of 

fees_ Council approved By-law 53-12 on May 1,2012 as a result 

of a comprehensive fee study that adjusted fees in accordance with 

the recommendations from the study. As such, no fee changes are 

being recommended at this time. 

The revenues generated from the proposed changes to the fees and 

charges collected under the Planning Act will be included in the 

2013 Budget. 

The proposed amendments to the Planning Act Processing Fees 

and Cbarges By-law for 2013 tbat are included in Appendix 1 will 
result in improved cost recovery. 

Appendix 1: Amendments to Schedule 'A' of the Planning Act 

Processing Fees and Charges By-law 

Edward R. Sajecki 

Commissioner of Planniog and Building 

Prepared By: Jack Hinton, Manager, 

Financial and Customer Services 
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AMENDMENTS TO SCHEDULE "A' OF 
THE PLANNING ACT FEES AND CHARGES BY-LAW 

Community Services DepR~tment 

Planning and Building Department 

C/arlfklltlon for lee(av-I.aw le>lt ch~nge only) 

a<ldiboual 
~ee 

MaxumIDI 
fee or 
$1,433 

N/A N/A 

N/A N/A 

- 1 -

RLlditiOll!d 1 3: 41 ~% 
lree 

MlVI.imum 
$ 721 5% 

APPENDIX I 

$1,330 
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DEC 03 2012 
BUDGET COMMITIEE 

Corporate 
Report 

Clerk's FiJ e 

Originator s 
Files 

NOV -' 6 2012 

DATE: 

TO: 

FROM: 

November 20,2012 

Chair and Members of Budget Committee 

Meeting Date: November 26, 2012 

Brenda R. Breault, CMA, MBA 

Commissioner of Corporate Services and Treasurer 

SUBJECT: Disclosure Options for the 2013 Final Tax Bill 

RECOMMENDATION: I. That the report dated November 20, 2012 on Disclosure 

REPORT 
HIGHLIGHTS: 

Options for the 2013 Final Tax Bill from the Commissioner of 

Corporate Services and Treasurer be received; 

2. That direction be provided to staff as to whether Council 

wishes to highlight on the tax bills the Emerald Ash Borer 

Management (EABM) Program levy and/or the total Capital 

Infrastructure (CI) levy; 

3. That in the event that Council wishes to highlight one or both 

ofthese levies on the tax bill, direction be provided to staff to 

implement Option #1 (separate tax rates for Operating, CI 

and/or EABM Programs) or Option #2 (information notation 

only of the Cl and/or EABM Program levy amounts included 

in the general levy). 

• Two disclosure options are available to identify levy requirements 

on the tax bill related to the EABM Program and/or CI funding; 

• Option #1 would establish separate tax rates for Operations, CI and 
the EABM Programs on the tax bill; 

• Option #2 would show one City tax rate on the tax bill but provide 
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BACKGROUND: 

- 2 - November 20,2012 

a notation on the bill of the amount included in the City levy for CI 

and/or the EABM Program; 

• Either option could be implemented for the 2013 final tax bill; 

• A Council decision is required by the December 12, 2012 Council 

meeting on whether to separate these levy components on the tax 

bill; 

• Council may choose to disclose levy requirements for the CI levy 
or the EABM Program or both. 

Revenue staff were asked to investigate options on the final tax bill to 

identify tax impacts due to the EABM Program and CI funding 

requirements. In the past, such funding requirements were only 

highlighted in the Mayor's Update brochure included with the final tax 

bill. 

The current tax bills are based upon the legislative requirements 

specified in O. Reg 75/0 L A sample final bill is shown in Appendix 

L Section 312 of the Municipal Act provides for a General Local 

Municipality levy while section 311 provides for a General Upper­

Tier levy. The Education levy is provided for in the Education Act. 

The current tax bills provide for all three general levies. In discussion 

with Legal Services, it has been confirmed that more than one 

"general" levy could be approved by Council and disclosed separately 

on a tax bill. The Cities of Ottawa and Hamilton bills contain a 

general levy and a police levy while the City of Vaughan and City of 

Burlington bills contain a general levy and a hospital1evy. It should 

also be noted that other municipalities have passed special area 

charges such as fire, transit Or garbage collection which are levied 

only upon a specific geographic area under Section 326 of the 

Municipal Act and these charges are broken out separately on tax bills. 

Staff surveyed Toronto, Oakville, Burlington, Brampton, London, 

Markham, Hamilton and Ottawa. None of these municipalities is 

planning to highlight the EABM Program as an information line or 

separate levy component on the tax bill. 
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COMMENTS: 

- 3 - November 20, 2012 

The City has traditionally levied one tax called a City levy which 

changes from year to year based upon the needs identified in the 

annual business plan and approved budget. A sample of the existing 

final tax bill is shown in Appendix 1. Showing a single City levy on 

the tax bilI does not highlight the cost of programs such as CI funding 

nor the EABM Program included in the tax bill. 

If Council wishes to modify the tax bills to include information on the 

CI funding and the EABM Program included in the bill, then it has 

one of two different options to choose from. In Option #1, separate 

tax rates would be established for each of the three components; 

Operating Program, CI funding and EABM Program and taxes for 

each component would be shown separately on the tax bilI. In Option 
#2, an information notation would be printed on the final tax bill 

identifying the portion of the City tax levy attributed to CI funding and 

EABM Program. 

Council direction is required as to whether to have the tax bills 

redesigned to highlight the portions of the City levy related to CI 

funding and/or EABM Program and if so whether they wish to 

identify CI funding and/or the EABM Program taxes separately or 

whether they wish to provide an information notation on the final tax 

biJl disclosing the amount of the total tax levy dedicated to CI funding 

and/or the EABM Program. 

1. Separate Levy 

The City's property tax software has the capability to bill multiple 

City levies. To do so, would require a separate tax rate to be 

establi shed for each property tax class for each program. In the 

residential or RT class for example, the tax levy by-law would 

establish a RT - Operating, aRT - CI and a RT - EABM Program 

rate. There are currently 81 City tax rates established annually by 

Council for the various property classes. This would increase to 243 if 

Council chose to bill three tax components for each property class. 

A sample tax bill showing the additional tax rates is provided in 

Appendix 2. This sarople property has both residential and 

commercial property tax class components. The tax rates have been 

calculated using the 2013 proposed levy amounts with 2012 
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assessments. 

There are space limitations when printing the levy charges on the tax 

bill as shown on the sample bill in Appendix 2. There is only room to 

list six separate levies (i.e. six lines of space). This is due to Canada 

Post requirements in the location of the address section of the bill and 

the positioning of the account summary, instalment information and 

provincially mandated explanations of reassessment impact and 

capping calculation. To some extent the tax bill could be redesigned 

to provide additional space but this could not be done in time for the 

2013 final billing. 

As a result, tax bills for properties with only two property assessment 

class components or less would display all information (i.e. two 

classes times three levies equals six lines). A property with more than 

two classes would have the additional information truncated at six 

lines. However, the summary totals would still be correct and include 

all of the levies, even those not displayed. To remedy this problem, 

staff propose an alternative billing format for bills requiring more than 

six lines. This is shown in Appendix 3 for a property with three tax 

classes. To stay within the space limitation the three levy rates would 

be aggregated into a single City tax rate. The aggregation must be 

done for each tax class level because billing must take place at the tax 

class level by legislation. We cannot aggregate by combining 

Operating, CI and EABM levy components for all tax classes even 

though this might be easier for the public to understand. A note would 

be required on the tax bill to indicate that the levies were consolidated 

into the overall City tax levy rates. There are 301 properties out of 

207,000 that would require this alternate billing format. 

On a typical residential property assessed at $451,000 the three levies 

would be as follows: 

Operating levy 

CI levy 

EABM Program 

Total City levy 

$1,236.25 

$128.28 

$20.83 

$1,385.36 

The total tax bill (City, Region and Education) is $4,356.76. 
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- 5 - November 20,2012 

The programming changes necessary to properly format all tax bills 

(final, supplementary, apportionment, appeal, etc.) to accommodate 

multiple general levies will be in the range of $95,000 to $105,000 and 

req uire 16 weeks of staff time to complete. The changes can be made 

in time for the 2013 final bill provided Council direction to proceed is 

received by the December 12, 2012 Council meeting. 

2. Information Notation 

Instead of setting separate levies for CI and EABM Program, two 

notes could be added to the property tax bill. These are shown in 

Appendix 4. The tax levy would remain as only one levy as it is today 

and the CI and EABM components amounts would be indicated on the 

bill. All final tax bills would display this information in the same 

manner. 

This option is less complex to program and would require 10 weeks of 

staff time and cost approximately $22,000. The changes can be made 

in time for the 2013 final bill provided Council direction to proceed is 
received by the December 12, 2012 Council meeting. 

FINANCIAL IMPACT: Option #1 will cost between $95,000 and $105,000, and Option #2 
will cost $22,000. This is the cost of outsourcing this work. Funding 

would be allocated from the Contingency Reserve. 

CONCLUSION: Council direction is required to determine if they wish to identify the 

City's CI andlor EABM Program tax components separately on the 

property tax bill. If so, then Council direction will be required to 

determine if this is to be done through separate tax rates for each of 

Operating Program, CI Program andlor EABM Program which would 

be disclosed as separate tax items on the·tax bill, or whether Council 

prefers to provide an information notation on the final tax bill 

disclosing the amount of the total tax levy dedicated to Capital 

Infrastructure andlor the EABM Program. A Counci I decision is 

required by the December 12, 2013 Council meeting to provide the 

necessary 4 months to modify the tax bills. 
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ATTACHMENTS: 

-6- November 20, 2012 

Appendix 1: Sample of existing final tax bill 
Appendix 2: Sample of Option #1 final tax bill for properties with 

two tax classes or less 

Appendix 3: Sample of Option #1 final tax bill for properties with 
more than two tax classes 

Appendix 4: Sample of Option #2 final tax bill for all properties 

c~dA ;fBkwft+-#-
Brenda R. Breault, CMA, MBA 
Commi ssioner of Corporate Services and Treasurer 

Prepared By: Jeffrey J. Jackson, Director, Revenue, Materiel 

Management and Business Services 
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Appendix 1 
Mississauga Taxes 
300 City Centre Drive 
MISSISSAUGA ON L5B 3C1 
Tel.: 3-1-1 or 905-615-4311' 
FAX: 905-615-3532 

Tax Bill 
TTY: 905-896'5151 

(teletypewriter for people who are deaf) 
Email: tax@missis.sauga.ca. . 
mjssis~'auga,ca/tax 

*outside city limits 

09,507 397/2 xxP1(U) 

PO BOX 120 STN MAIN 
ACTON ON L7J 2M2 

Tax Roll #: 
Location: 

Legal Dscr: 

Agent 

Mortgage #: 

Final 2012 

Billing Date: June 7, 2012 

Customer No: , 

.... PL PT LTS 72& 73 

. C-1068 

FEB11113 

Assessment City Levy Region LevY -_. ".--. Educatio'n' LeVy '" 
Tax Class Assessment 

RT 330,000 
Total $ 330,000 

Rate !%l Amount Rate !%l 

0.284851 940.01 0.437847 
City $ 940.01 Region 

AccOunt Summary (As of May 22,2012) 

Overdue 15,136.43 

Future Due 

Account Balance 

2,701.21 

$ 17,837.64 

OVERDUE TAXES, IF APPLICABLE, ARE INCLUDED IN YOUR FIRST iNSTALMENT. 
Late payment charges are applied to overdue taxes at a rate 0(1.25% on the day after 
the due date and on the first day 01 each month until paid. . .' . 

Payments made and charges added afier May 22, 2012 are not rellected on this bilL 

The future due amou'nt indicated in your Account SLimmary a~so,jncludes any future 
instalment(s) from previous billings. 

Enrol online for the convenient Pre-authorized Tax Payment Plan! For details; visit 
wIt-m.mlssissauga.caletax 

Explanation of Tax Changes FrOm 2011 to 2012 
Residential, Farmland, Pipelines & Managed Forests 

Final 2011' Levies 
*2011 Annualiz~ Taxes 

. 2012 City Levy Change 
2012 Region Levy Change 
2012 Provo Educahon Levy Change 

. 

2012 Tax Change due to Reassessment . 

""Final 2012 Levies 
Total. Year-Over-Year Tax Change --. 

.'. 

3,027.41 
3,027.41 

63.14 
21.35 

0.00 
2.31 

3,11421 I 
86.80 

Amount Ratel%l 

1. ,444.90 0.221000 
$ 1,444.90 Education 

. --Summary 

Final 2012 Levies 

Final 20 12 Taxes 
Less Interim Billing 

Plus Overdue 
Total Amount Due 

Due Date .:. 

Jul 5,2012 
Aug· 2,2012 
Sep 6,2012 

Amount 

'.729.30 
$729.30 

$.3,114.21 

$ 3.1142\ 
1,513:00 ' 

15,136.43 
$ 16,737.64 

15,671.64 
533;00 
533.00 

~ An llnnuanzed 1aI:figure I:;; used m this anaJ~ls m compensefcr II'\Irl-year adJIl5lnienl:s 'in lax trel!ltrne~ or1l~eni:Villue. Ita property did ncth:We any rrud-year adjualmenbs, the aM~lizm:I 
taxesshDuldequaltheFinaI2011.1evies~slBdabove. , '- . , . __ .. " : " 
- final levy amount apphes oniyto the prcperty ot portIcln(s) of property referred w in this nOtice i!lnd lTlay not [nclude SClIne special chalges. and credit amounts. 
-.- AdJustIrlenttax amount applies onlym the propertj or porllon(s) of Ihe prIlperty referred m in this notice and may not include semI! speelal charg9G and c:reditamounls 'or levies that are not.part of 
~'Cilpplng calculation. . . 
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Mississauga Taxes 
300 City Centre Drive 
MI55155AUGA ON L583Cl 
Tel.: 3-1-1 or 905-615-4311' 
FAX: 905-615-3532 
vvww.mississauga.ca/tax 

Tax Bill 
Appendix 2 

Final 2013 

*outside city limits 

TAXPAYER 1 
TAXFAYER2 
123 MAIN 5T 
MI55155AUGA ON L lA 2B3 

Assessment 
Tax Class Assessment 
CT 458.000 Operating 

Emerald Ash 
Infrastructure 

RT 451,000 Operating 
Emerald Ash 
Infrastructure 

Total. 909,000 

City Le~ 
Rate ('Yo) Amount 
0.386451 1.769.95 
0.006510 29.62 
0.040100 163.66 
0.274115 1,236.26 
0.004618 20.63 
0.028443 126.28 

City $3,368.60 

Tax Roll #: 
Location: 
Legal Dscr: 

Billing Date: 
Customer No: 

2013-06-01 
XXXXXX 

05-01-0-12345600-0000-08 
123 MAIN ST 
PLH12 PTLT 123 

Region Lev~ Education Le~ 
Rate (%) Amount Rate (%) 
0.617284 2.827.16 1.177366 

0.437647 1,974.69 0.221000 

Region $4,601.65 Education 

Amount 
5,392.43 

996.71 

$6,389.14 

Special Charges/Credits Account Summary (As of Jun 19, 2013) Summary 

Port Credrt BIA 
Total 

1,465.04 
$1,465.04 

Future Due 

Account Balance 

OVERDUE TAXES, IF APPLICABLE. ARE INCLUDED !N YOUR 
FIRST INSTALMENT. Late payment charges are applied to overdue 
taxes at a rate of 1.25% on the day after due date and on the first day 
each month until paid. 

The future due amount indicated in your Account Summary also 
included any future instalment(s) from previous billings. 

6,635.00 

$8,635.00 

Final 2013 Levies 
Special Charges/Credits 
2013 Tax Cap Adjustment 
Final 2013 Taxes 
Less Interim Billing 

Total Amount Due 

Instalment Due Dates 

Due Date 

Aug 2, 2013 

$14,559.79 
1,465.04 

0.00 
$16,024.83 

7,389.83 

$8,635.00 

Amount 

B,635.00 

I
" Explanation of Tax Changes From 2012 to 2013' . -, Explanation of Multi-Res. Commercial and Industrial Property Tax Calculations -I 
Residential Farmland PipeUoes 1\ Managed Forests 
Final 2012 Taxes 4,000.00 ! 2013 CVA Taxes 
*2012 Annualized Taxes 4,000.00 
2013 City Levy Change 56.76 
2013 Region Levy Change 150.00 
2013 Prav. Education Levy Change 0.00 
2013 Tax Change ,due to Reassessment 150.00 

*2012 Annualized Taxes 
2013 Tax Cap Amount 
2013 Provo Education Levy change 
2013 MuniCipal Levy Change 

! ***2013 Adjusted Taxes 
**FinaI2013 Levies 4,356.76 ) 

NOT 
APPLICABLE 

, 
i 

. ___ 35_6_.7~.-l ______ ................... _ •. _ ..... ____ ._ ..... _ ................. _ 
I Total Yaar-Over-Year Tax Change ,-_._---_._------ _'" ____ , __ ~~, __ ,,~~ ___ . _J 
-An annualized lax figure is usad in this analysis to compEmsate lor mid-year adjustmenls in lax treatmenl or assessment value. If a property did nt:lt havB any mid-year adjus.tment5-. the annualized IeeE> should 
equal the final YYYY Ta~ amounlliSiad above. 
··6'lnal YYYY Levies applies only to the property or porLlon(s) 01 propBrly referrad to In this l10tice and may nol incll.lde some special charges and credil amounts 
.- Final YYYY Adjusted Ta)(f:s applies lo'ihe properly or portjon(s) of property referred 10 in this I\Olj~e and may not illclude some special charges and credit amourlls or levies !hal are not part of the capping 
calctJlalion. 
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Mississauga Taxes 
300 City Centre Drive 
MISSISSAUGA ON L583C1 
Tel.: 3-1-1 or 905-615-4311' 
FAX: 905-615-3532 

Tax Bill 
nv: 905-896~5151 

(teletypewriter for people who are deaf) 
Email: tax(iiirnississauga.ca 
mississauga ,ca/taX: 

-rioutside city limits 

TAXPAYER 1 
TAXPAYER 2 Tax Roll#: 

Final 2013 

Billing Date: 
Customer No: 

Appendix 3 

2013-06-01 
XXXXXX 

123 MAIN ST 
MISSISSAUGA ON L 1A 283 

Location; 
Legal Dscr. 

05-01-0-123-45600-0000-08 
123 MAIN ST 
PLH12PTLT123 

Assessment City Levy Region Lev~ Education Le~ 
'fax Class Assessment Rate {%} Amount Rate {o/Q} Amount Rate (%) Amount 
CT 565,000 0433061 2,44679 0.617284 3,48765 1.177386 6,652.23 
IT 1,214,000 0482501 5,85756 0.687753 8,349.32 1.421817 17,260.86 
RT 451,000 0.307176 1.385.36 0.437847 1,974.69 0.221000 996.71 

Totals 2,230,000 City $9,689.71 Region $13,811.66 Education $24,909.80 

The CITY LEVY RATE Includes Operating, Capital Infrastructure and Emerald Ash Borer Management Program levy components. 

Account Summary (As of Jun 19, 2013) 

Future Due 25.317.37 

Account Balance 

PLEASE DO NOT SEND PAYMENT. YOUR INSTALMENTS WILL 
BE AUTOMATICALLY WITHDRAWN FROM YOUR BANK 
ACCOUNT. 

Late payment charges are applied to overdue taxes at a rale of 1 ,25% 
on the day after due date and on the first day each month until paid. 

The future dUB amount indicated in your Accounl Summary also 
included any future instalmenl(s} from preVious billings. 

•·· •• .-·c_ .. _ •.••• ,.' " • -0_ ••• "..... e_ 

$25,317.37 

Summary 

Final 2013 Levies 

Final 2013 Taxes 
Less Interim Billing 

Total Amount Due 

Withdrawal Dates 
Due Date 

Aug 15, 2013 
Sep 16, 2013 
Oct 15, 2013 
Nov 15, 2013 
Dec 16, 2013 

$48,41117 

$48,411.17 
23,093.80 

$25,317.37 

Amount 

5,065.37 
5,063.00 
5,063.00 
5,063.00 
5,063.00 

r Explanation of Tax Changes From 2012 to 2013 
Residential Farmland Pipelines & Managed Forests 

\ Explanation of Multi-Res, Commercial and Industrial Property Tax Calculations 

; Final 2012 Taxes 4,000.00 
*2012 Annualized Taxes 4,000.00 
2013 City Levy Change 56.76 
2013 Region Levy Change 150.00 
2013 Provo Education Levy Change 0.00 
2013 Tax Change due to Reassessment 150.00 

..... FmaI2013 Levies 
Total Year-Over-Year Tax Change 

4,356.76 
356.76 

: 2013 eVA Taxes 
*2012 Annualized Ta):es 

i 2013 Tax Cap Amount 
; 2013 Provo Education Levy change 
, 201 3 Municipal Levy Cha nge 

U*2013 Adjusted Taxes 

NOT 
APPLICABLE 

'An anmJalizad ta)(1igure is u5ed in tni5 analysis 10 compensClle fQr mid-year adjustments in laK treatment or assessmenl value If a property did not have any mid_year adjuslmants, the annualized ta~es should 
equal the Final YYYY Tax amounlllslBd above. 
**Final YYYY Levies applies QnJy to the properly or PQrtion(s) 01 properly referred. to In tl1is n{lUce and may not include some sper:ial dlafBEts and credit amounts 
,., Final YYYY Adjuslad Taxas applies tQ the property 01 portion(s) 01 prQperty referred tQ ifT this nQlice amI rrwy not include soma special charges and credit amounts or levie5 !hilt ara nQ\ part of Ille capping 
Ic:uialim 
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Mississauga Taxes 
300, City Centre Drive 
MISSISSAUGA ON L5B 3e1 
Tel.: 3-1-1 or 905-615-4311' 
FAX: 905-615-3532 
www.mississauga.ca/tax 

"'"outside city limits 

Tax Bill 
Appendix 4 

Final 2013 

Billing Date: 
Customer No' 

201.3-06-01 
XXXXXX 

TAXPAYER 1 
TAXPAYER 2 
123 MAIN ST 
MISSISSAUGA ON LIA 2B3 

Tax Roll #: 
Location: 
Legal Dser: 

05-D 1-0-123-45600-0000-0 B 
123 MAIN 5T 
PLH12PTLT123 

Assessment City Levy Region Le~ 
Tax Class Assessment Rate (%J Amount Rate (%J Amount 
CT 565,000 0.433061 2,446.79 0.617284 3,487.65 
IT 1,214,000 0.482501 5,857.56 0.687753 8,349.32 
RT 451,000 0.307176 1,385.36 0.437847 1,974.69 

Totals 2,230,000 City $9,689.71 Region $13,811.66 

$145.67 of the CITY LEVY PORTION OF YOUR TAX BILL is for the Emerald Ash Borer Management Program. 
$897.23 of the CITY LEVY PORTION OF YOUR TAX BILL is for Capitalln!rastructure funding 

Account Summary (As of Jun 19, 2013) 

Future Due 

Account Balance 

PLEASE DO NOT SEND PAYMENT. YOUR INSTALMENTS WILL 
BE AUTOMATICALLY WITHDRAWN FROM YOUR BANK 
ACCOUNT. 

Late payment charges are applied to overdue taxes at a rate of 1.25% 
on the day after due date and on the first day each month until paid. 

The future due amount indicated In your Account Summary also 
included any future instaiment(s) from previous billings. 

23,762.08 

$23,762.08 

Summary 

Final 2013 Levies 

Final 2013 Taxes 
Less Interim Billing 

Total Amount Due 

Withdrawal Dates 
Due Date 

Aug 15, 2013 
Sep 16, 2013 
Oct 15, 2013 
Nov 15, 2013 
Oec 16, 2013 

Education Lev:i, 
Rate (%J 
1.177386 
1.421817 
0.221000 

Education 

Amount 
6,652.23 

17,260.86 
996.71 

$24,909,80 

$48,411.17 

$48,411.17 
23,093.80 

$25,317_37 

Amount 

5,065_37 
5,063.00 
5,063.00 
5,063.00 
5,063.00 

Explanation oITax Changes From 2012 to 2013 
Resjdential Farmland pipelines 8. Managed Forests 

Explanation of Multi-Res, Commercial and Industrial Property Tax Calculations 

Final 2012 Taxes 4,000.00 
~2012 Annualized Taxes 4,000.00 

,2013 City Levy Change 56.76 
~ 2013 Region Levy Change 150.00 
~ 2013 Provo Education Levy Change 0.00 
i 2013 Tax Change due to Reassessment 150.00 

, ""Final 2013 Levies 
~ Total Year~Over-Year Tax Change 

4.35676 
356.76 

! 2013 eVA Taxes 
! "2012 Annualized Taxes 
i 2013 Tax Cap Amount 
! 2013 Provo E.ducation Levy change 
, 2013 Municipal Levy Change 

) ~""2013 Adjusted Taxes 

NOT 
APPLICABLE 

'An cmnualiz.ed talC figure is used in this analysis 10 compensate for mid-year adjustments in ta~ treatment or assessment value. If a property did not have any mid-year adjustments, Ihe annualized taxes should 
equal the "nat YYYY Tax amount listed above 
"Final Y,(YV Levies applies only 10 the property or pOr1;on(s) of property referred to in this nOlice and may nol include some special charges and ccedd amounls *-. Fimll YYYV Adjusted T a~es applies \0 the properly or porlion(s) of properly referred 10 in this rlotice and may nol include some special charges alld credit amounts or levies Iha( are not part of the capping 
tcutaliol"l 

fbrm 2tD6 (lin D9I1DI 
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BUDGET COMMITTEE 

Corporate 
Report 

Clerk's Files 

Originator's 
Files 

DEC 03 2012 

DATE: 

TO: 

FROM: 

SUBJECT: 

November 20,2012 

Chair and Members of Budget Co=ittee 

Meeting Date: December 3,2012 

Brenda R. Breault, CMA, MBA 

Co=issioner of Corporate Services and Treasurer 

Consnltants Hired in 2011 and 2012 

RECOMMENDATION: That the Corporate Report dated November 20,2012 from the 

Co=issioner of Corporate Services and Treasurer, entitled 
"Consultants Hired in 2011 and 2012," be received. 

BACKGROUND: 

COMMENTS: 

Where appropriate, the City engages consultants to provide services 

such as advisory, architectural design and training. Consulting 
services have been categorized as "TechnicallProfessional" or 

"Other". "TechnicallProfessional" services include expertise that is 

not available within the City's existing workforce and often involve 

specialization in areas of design, testing and assessments. "Other" 

services include consultants that deal with process reviews, one time 

plans or studies and strategies where there is not the capacity to 

deliver the services by City staff. These types of services will often 

deal with issues where an independent third party expert possesses the 
knowledge required by the City. 

In 2012, as of the middle of October, consulting service contracts with 

a total value of$10.2 million were awarded for various consulting 

services. This includes a $5.9 million contract awarded in February 

2012 for the detailed design component for Mississauga's BRT capital 

project. Some of these are multiyear contracts. Of the $10.2 million, 

$9.8 million relates to projects approved in the capital program and 

$0.4 million relates to services funded from the operating budget. 

TechnicallProfessional services accounted for $9.0 million or 88% of 

the total $10.2 million in contracts awarded. As of the middle of 
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October, 2012, approximately $3.2 million has been spent on these 

contracts 

In 2011, consulting service contracts had a total value of $22.5 million 

including a $15.1 million contract awarded in December 2011 for the 

preliminary design and environmental assessment of the 

HurontariolMainstreet LRT capital project. Consulting Services 

contracts of $21.0 million are related to the capital program and $1.5 

million related to the operating program. Technical and professional 

services accounted for $20.5 million or 91 % of the total $22.5 million 

contracts awarded. Approximately $5.8 million has been spent on 

2011 consulting services contracts from the beginning of 2011 to the 

middle of October, 2012. 

Appendix 1 attached provides a list of consulting service contracts 

awarded in 2012 and Appendix 2 shows those awarded in 2011 with 

updated expenditures. 

FINANCIAL IMPACT: Funding is approved in either the capital or operating budgets to 

provide for consulting services. In 2012, contracts in the amount of 

$10.2 million as of the middle of October were awarded for various 

consulting services. Contracts valued at $22.5 million were awarded 

for consulting services in 2011. 

CONCLUSION: 

ATTACHMENTS: 

The City engages consultants to provide specialized expertise not 

available within the City's workforce, in cases where there is not 

capacity of City resources to provide the services or where third party 

expert advice and know ledge is needed. 

Appendix 1: 2012 Consulting Services 

Appendix 2: 2011 Consulting Services 

Brenda R. Breault, CMA, MBA 

Commissioner of Corporate Services and Treasurer 

Prepared By: Susan Cunningham, Senior Policy Analyst 
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Technical/Professional Services 

Vendor 

ACTION PLANNING 

ADVANTIS STUDIO 
CONSULTING INC. 

AECOM CANADA LTD. 

ARBORTURF SOLUTIONS 

BAKER TURNER INC. 

BUILDING INNOVATION INC. 

CIMA CANADA INC 

City of Mississauga 
2012 Consulting Services 

As at October 12, 2012 

Description 

Consultant fee - OMB Queen St South 

Consultant fee - OMB Ceremonial Drive 

Consulting services for roof condition assessment and 
contract administration at four facilities.(Mavis South, 
Lake Aquitaine bunker, Lakeview Promenade, 
Mississauga Valley Community Centre) 

Consulting services for skylight condition assessment 
and contract administration at Rivergrove Community 
Centre 

Study to determine the appropriate funding approach 
to support the City's stormwater management program 

Sawmill Creek Erosion Control Project - Consulting 
Services to undertake the Class EA study under the 
Environmental Assessment Act 

Design & construction Administration - Lakeview Golf 
Course Irrigation System 

Design & Construction Administration - Wabukayne 
Lookout 

Consulting services for electrical retrofits at various 
locations 

Consulting services for electrical and mechanical 
repairs at Erin Mills Arena and various other locations 

Traffic engineering consulting services to develop 
processes that will allow the City to assess the safety 
performance of roadways 

Contract! 
Award Date 

17/08/2012 

18/09/2012 

05/03/2012 

09/03/2012 

31/01/2012 

09/03/2012 

19/07/2012 

25/05/2012 

24/04/2012 

07/03/2012 

04/05/2012 

Capital PrQg~am 
Contract Amount Spentto date 

($) ($) 

$25,425 $11,999 

$16,195 $5,147 

$208,850 $86,620 

$123,570 

$31,875 $10,688 

$11,425 $8,689 

$100,000 $25,000 

$73,000 $37,390 

$44,970 $4,547 

.. _ .. _ .... 
ODeratina Proaram 

Contract Amount Spent to date 
($) ($) 

$11,980 $11,980 

$5,991 $5,991 

Page1of6 
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Technical/Professional Services 

Vendor 

CISCO SYSTEMS CANADA CO. 

COLE ENGINEERING GROUP 
LTD 

DECOMMISSIONING 
CONSULTING 

DELOITTE AND TOUCHE LLP 

ENGINEERED MANAGEMENT 
SYSTEMS INC. 

GENIVAR INC. 

GEORGE ROBB ARCHITECT 

GOLDER ASSOCIATES LTD. 

HARRINGTON McAVAN LTD. 

HISTORIC HORIZON INC. 

City of Mississauga 
2012 Consulting Services 

As at October 12, 2012 

Description 

Consulting services for the VOIP (Voice Over Internet 
Protocol) telephone system (Call Manager) upgrade 
and Call Centre Phone System upgrade (i.e. 311). 
Cisco was approved via Corporate Report in March 
2012 

Supply and installation of rain gauge monitoring 
equipment 

Consulting Services - Parkland Acquisition -
Evanstown Court & Credilview Road 

Consulting services for network assessment and 
design for the Network Replacement Project. Deloitle 
was contracted through a competitive procurement 
process 

Legislated biannual inspections for all City-owned 
bridges 

Pedestrian Bridge Inspection and Analysis 

Consuiting services for Civic Centre Fire Alarm 

Architectural consulting services for Chappell Estates 
foundation repairs 

Phase II Environmental Assessment of 2385 Loreland 
Avenue 

Design & Construction Administration - Lakefront 
Promenade Spray Pad 

Archaeological Consulting Services 

Appendix 1 
C~tal PrQg!am ~rati!!9...Pr~ram 

Contractl Contract Amount Spentto date Contract Amount Spentto date 
Award Date ($) ($) ($) ($) 

13/06/2012 $300,000 $0 

15/03/2012 $213,415 $90,774 

20/07/2012 $68,190 $0 

28/02/2012 $247,937 $77,796 

17/08/2012 $162,900 $0 

17/08/2012 $73,855 $0 

07/06/2012 $35,000 $8,542 

21/06/2012 $21,000 $5,100 

15/03/2012 $42,861 $41,344 

03/05/2012 $64,060 $26,524 

27/06/2012 $17,684 $14,659 

Page 2 of6 
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Technical/Professional Services 

Vendor 

HYDROSENSE IRRIGATION 

IBI GROUP 

JAIN AND ASSOCIATES LIMITED 

KPMG LLP 

MEl ASSOCIATES INC. 

MILLS ENTERPRISES 

City of Mississauga 
2012 Consulting Services 

As at October 12, 2012 

Description 

Consultant Study - Citywide Irrigation System 

Determination of Parking requirements as it pertains 
to the Strategy for the Main Street District and 
Sheridan HMC. The consultant will also provide 
parking solutions concepts and implementation plans 
as well as capital cost estimates 

Environmental assessment for McLaughlin Road from 
Bristol Road to Britannia Road 

Consulting services for Pathway lighting project 

Consulting services for Sports lighting repairs 

Consulting services for Pathway lighting project 

Consulting services for Pathway lighting project 

Preliminary business case proposal for 
Hurontario/Main Street LRT 

Architectural consulting services for interior finishes at 
various sites 

Services for the formulation, testing and deployment 
of new applications for transit workforce 
administration, unionized payroll and on-street 
operations 

Contract! 
Award Date 

18/04/2012 

06/03/2012 

26/07/2012 

03/05/2012 

06/03/2012 

05/01/2012 

17/01/2012 

23/05/2012 

28/02/2012 

02/02/2012 

A ~ -.. ~.~ . 
Capital Program Operatina Program 

Contract Amount Spentto date Contract Amount Spent to date 
($) ($) ($) ($) 

$37,000 $0 

$108,330 $32,965 

$278,508 $0 

$41,000 $14,400 

$42,000 $14,700 

$8,500 $8,500 

$6,500 $6,500 

$20,000 $17,420 

$22,250 $10,375 

$30,000 $12,220 

Page 3 ofB 
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Technical/Professional Services 

Vendor 

MMM GROUP LIMITED 

MOON MATZ LTD. 

MTE CONSULTANTS INC. 

PAPADOPOULOS & PRADHAN 
ARCHITECTS 

PLAN MAC ENGINEERING INC. 

RADEFF ARCHITECT LIMITED 

ROBERT HEASLIP & ASSOC. 
LTD. 

City of Mississauga 
2012 Consulting Services 

As at October 12, 2012 

Description 

Detailed condition survey to assess needs of specific 
city-owned structures prior to renewal or replacement 

Detailed Design component for Mississauga's BRT 
Project 

Design work for multi-use trails in association with the 
Region's Queensway road improvements 

Structure Condition Survey for various City Culverts 

Contract Administration and Inspection for bridge 
rehabilitation at six locations 

Site Structural Investigations -Various locations 

Site Structural Investigations -Garnet Woods and 
Various locations 

Site Structural Investigations -Lake Wabukayne Dock 

Monitoring Storm Water Pond at G. W. Morden Fire 
Training Center 

Architectural consulting for various staff moves at City 
Hall 

Structure Condition Survey and Detailed Design for 
various City Bridges and Culverts 

Architectural consulting services for Huron Park CC 
various repairs 

Site Investigations, Appraisals and Audits 

Contract! 
Award Date 

22102/2012 

28/02/2012 

29/03/2012 

02/03/2012 

27/04/2012 

01/09/2012 

13/09/2012 

13/09/2012 

15/08/2012 

28/0212012 

20/08/2012 

28/03/2012 

17/01/2012 

~ <;iIlUIA I 

Capital ProQram Operating Program 
Contract Amount Spent to date Contract Amount Spent to date 

($) ($) ($) ($) 

$51,350 $49,889 

$5,936,607 $1,913,544 

$52,749 $48,362 

$50,320 $36,212 

$18,042 $939 

$15,900 $0 

$15,900 $0 

$25,680 $0 

$33,300 $2,562 

$19,750 $17,775 

$123,167 $54,396 

$28,900 $13,950 

$8,070 $8,070 

Page 4 of6 
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Technical/Professional Services 

Vendor 

SCOTT TORRANCE LANDSCAPE 

TED DAVIDSON 

THE SERNAS GROUP INC. 

THE VENTIN GROUP 
ARCHITECTS 

UTC FIRE & SECURITY CANADA 

ZAS ARCHITECTS INC. 

City of Mississauga 
2012 Consulting Services 

As at October 12, 2012 

Description 

Design & Construction Administration - Clarkson 
Gateway 

Consultant fee - OMB Satellite Malter 

Credit River Erosion Control - Consulting SeNices to 
undertake the Class EA study under the 
Environmental Assessment Act, and Engineering 
seNices to provide designs, including preparation of 
detailed drawings, restoration plans, construction 
plans, etc. 

Channel design work and associated studies 
(ecological studies, fish habitat studies) 

Consulting for mechanical repairs at Bradley and 
Anchorage 

Consulting seNices for Central Library fire panel 

Design Fees - Cawthra CC Signage change 
(changing Cawthra CC to Carmen Corbasson CC) 

Contract! 
Award Date 

30107/2012 

24/08/2012 

16/08/2012 

20/09/2012 

03/01/2012 

28/03/2012 

24/07/2012 

~ .. "U.A , 

Capital Program Operating Program 
Contract Amount Spentto date Contract Amount Spent to date 

($) ($) ($) ($) 

$11,000 $3,250 

$6,590 $6,590 

$81,416 $0 

$48,994 $0 

$37,000 $21,330 

$5,788 $5,788 

$18,460 $6,013 

Total "Technical/Professional" Services $9,041,008 $2,739,317 $42,245 $39,220 

Page 50f6 
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Other Services 

Vendor 

5TH BUSINESS 

AJD DATA SERVICES 

CAMERON HAWKING & ASSOCIATES 
INC. 

CORIOLIS CONSULTING CORP. 

E2 ENERGY INC. 

ENTRO COMMUNICATIONS 

ENVIRONICS RESEARCH 

HEMSON CONSULTING LTD. 

IBI GROUP 

LIVE WORK LEARN PLAY INC. 

METRICS @ WORK INC. 

NORTH-SOUTH ENVIRONMENTAL 
INC. 

City of Mississauga 
2012 Consulting Services 

As at October 12, 2012 

Description 

Creative Communication and Marketing Consulting for Animal 
Services Licensing Campaign 

Telephone survey of new businesses and verification of 
information for existing Mississauga businesses 

Consulting Service for Sport Tourism & Implementation Plan 

Downtown Public Market Study 

Consulting for Natural Gas purchasing 2012, 2013, 2014 

Consulting Service for Park Sign age Plan 

Citizen Value Satisfaction survey 

Growth Forecast Study - Update the City's long range housing, 
population and emplyment forecasts 

A system-wide transit rider origin destination survey; 
information on MiWay passengers and their trip making, 
including origin and destination, bus stop locations and 
access/egress models, transit route used, fare information and 
demographic information 

Consulting services - Sheridan Phase II This contract is in 
partnership with Sheridan College. Total contracted value is 
$42,000 with $21,000 recoverable from Sheridan College. 
Only the City portion of the contract value and costs are 
reflected 

Consulting services - Downtown 

Employee Engagement survey 

Natural Heritage System Strategy 

\"ontra.cu 
Award Date 

03/08/2012 

28/05/2012 

09/05/2012 

06/09/2012 

14/02/2012 

07/03/2012 

04/0612012 

24/08/2012 

21/03/2012 

28/0212012 

24/07/2012 

26109/2012 

01/05/2012 

Total "Other" Services 

Appendix 1 
Ca ital Pro ram Operating Program 

I ,",ontract Amount I contract Amount spent to date 
($) Spent to date ($) ($) ($) 

$10,000 $0 

$25,000 $24,980 

$57,225 $20,125 

$115,000 $0 

$44,973 $8,899 

$49,500 $8,182 

$44,000 $44,774 

$123,540 $0 

$224,303 $197,935 

$21,000 $21,000 

$50,000 $2,942 

$100,000 $24,189 

$300,388 $27,127 

$760,190 $257,185 $404,738 $122,967 

Total Consulting Services $9,801,198 $2,996,503 $446,983 $162,186 

Total Contracts Awarded in 2012 $10,248,181 

Total Expenditures for Contracts Awarded in 2012 $3,158,689 

Page6of6 
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Technical/Professional Services 

. 
Vendor 

A.W. HOOKER ASSOCIATES 
LTD. 

ACTION PLANNING 

AECOM CANADA LTD 

AMEC EARTH & 
ENVIRONMENTAL 

AON FIRE PROTECTION 
ENGINEERING COR 

AQUAFOR BEECH LIMITED 

AREA 

City of Mississauga 
2011 Consulting Services 

Expenses as at October 12, 2012 

ContracU 
DescriDtion Award Date 

Quantity surveyor services 07/07/2011 

Consultant fee -OMB 1202 Mississauga Rd 12/12/2011 

Technical Service Support for Torbram Grade Separation. Railway 
25/04/2011 

design and commissioning, crossing design and project co-ordination 

Consulting-Ammonia Heat Recovery System Hershey Centre 05/07/2011 

Legal review of Cooksville Creek at Lakeshore Road structure 
24/10/2011 

replacement 

Little Etobicoke Creek Consulting Services -Original Purchase Order 
issued in 2007 for this project, however, due to name change of 

01/03/2011 
company, new PO issued in 2011 for balance of services. EA, 
detailed design and construction adminstrative services 

Cooksville Creek Erosion Control Project -Rathburn Rd to Absolute 
09/06/2011 

Ave consulting services 

Consulting services for Cooksville Creek Erosion Control Project -
09/06/2011 

Burnhamthorpe Rd to Mississauga Valley Blvd 

Environmental site assessment services for South East Works Yard 
13/01/2011 

(Loreland) 

Consulting services for the Retrofit of Carolyn Pond Stormwater 
Management Facility 

26/03/2011 

Consulting services for the design of the fire alarm system at the 
24/01/2011 

Central Library 

Consulting services for the Credit Valley Golf Course Tributary Erosion 
11108/2011 

Control and Slope Stabilization 

Consulting services for the Cooksville Creek Flood Study 27/01/2011 

Architectural consulting services for the LAC 24/05/2011 

Capital Program 

Contract Spent to date 
Amount ($) ($) 

$226,200 $16,400 

$50,320 $6,132 

$29,000 $12,000 

$14,262 $14,262 

$15,540 $15,536 

$61,290 $61,290 

$60,850 $36,615 

$627,616 $99,033 

$13,490 $10,754 

$3,960 $3,960 

$185,230 $102,696 

$14,720 $14,720 

Appendix 2 

Operating Program 

Contract 
Amount ($) 

$10,710 

$152,330 

Spent to date 
($) 

$10,710 

$152,330 

I 

I 

I 
I 

~ 
~ 

Page1of6 N 
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Technical/Professional Services 

Vendor 

ATAARCHITECT INC. 

BAKER TURNER INC. 

COMLEY VAN BRUSSEL 
DESIGN 

DILLON CONSULTING LIMITED 

ENVIRON, EC (CANADA) INC. 

FRANZ ENVIRONMENTAL INC 

GENIVAR INC. 

GEOMORPHIC SOLUTIONS 

HARRINGTON McAVAN LTD. 

IBI GROUP 

INFOR GLOBAL SOLUTIONS 
(CANADA) LTD 

City of Mississauga 
2011 Consulting Services 

Expenses as at October 12, 2012 

Contract! 
Descriotion Award Date 

Architectural services for the redevelopment of the Bell Gardiner 3110512011 
Estate (Fusion) 

Heritage Architectural services for properties in Mississauga 2010612011 

Architectural services - Harris Farm Development 26/07/2011 

Landscape Consulting Services -Heatherleigh Park 15/11/2011 

Consulting services to explore the feasibility of creating a new traffic 
06/04/2011 

control centre at3185 Mavis Road 

Port Credit Harbour (west) Pre-Design Study 19/1212011 

Engineering consulting services Phase 1 and 2 ESA and Geotechnical 
28/07/2011 

Study at 6375 Airport Road for Pre-purchase due diligence 

Environmental and Geotechnical Services - Phase 1 & 2 at 6375 
02/06/2011 

Airport Road (Fire Station 119) 

Consulting Services for the preparation of a permit application for 
groundwater relief well systems at Sandalwood Park and Huron 08/04/2011 

Heights Parks 

Geomorphic Services - Sedimentation Study - JJ Plaus Park 15/04/2011 

Post construction monitoring and reporting to the Department of 
Fisheries and Oceans for new 16 mile creek channel in north 16 03/11/2011 

district 

Architectural services for Meadow Green Playground and Parking Lot 09/06/2011 

Environmental Assessment, Design & Contract Administration for 
18107/2011 

Creditview Bridge over the Credit River 

IT application maintenance, support, service and licensing agreement 
for the Hansen 8 Application. This is a multi-year agreement to end in 09/08/2011 

2013 

Appendix 2 

Capital Program Operating Program 

Contract Spent to date Contract Spent to date 
Amount ($) ($) Amount ($) ($) 

$289,800 $135,127 

$44,782 $16,430 

$35,340 $35,340 

$20,500 $11,275 

$20,000 $20,000 

$371,436 $183,261 

$53,950 $51,592 

$31,500 $31,500 

$97,936 $91,033 

$68,835 $64,258 

$19,800 $8,686 

$25,210 $19,610 

$268,289 $57,045 

$75,000 $5,273 

Page 2 of 6 
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Technical/Professional Services 

Vendor 

JOHN GEORGE ASSOCIATES 

KENNETH R. MARCHANT 

M & E ENGINEERING LTD. 

MACLENNANJAUNKALNS 
MILLER 

MCCORMICK RANKIN 
CORPORATION 

MICHEL DE BROIN 

MICROSOFT CANADA INC 

MMM GROUP LIMITED 

PAPADOPOULOS & PRADHAN 
ARCHITECTS 

PARKIN ARCHITECTS LIMITED 

PERKINS+WILL CANADA INC. 

PETER ROHMANN 
ASSOCIATES INC. 

--

City of Mississauga 
2011 Consulting Services 

Expenses as at October 12, 2012 

Contractl 
Description Award Date 

Architectural services-Hershey Soccer Dome 02/09/2011 

Management Plan to Address Emerald Ash Borer (EAB) Tree 
22/09/2011 

Infestation 

Consulting services for tennis court at various locations 13/10/2011 

Consulting services for the lighting retrofit at Clarkson Works Depot 
13/10/2011 

Service Bays 

Architectural services for Frank McKechnie CC 21/06/2011 

Consulting services - Bridge in Dellwood Park 30108/2011 

Structure Condition Survey & Detailed Design for various City culverts 27/05/2011 

Project and contract management. For the supply, delivery and 
02/11/2011 

installation of the the public art piece "Possibilities" for the roundabout 
located at the intersection of Duke of York Blvd. & Square One Drive 

Consulting services for the Technology Adoption Program (TAP). This 
was a program with Microsoft to partiCipate in the early adoption of 

26/04/2011 
their System Centre / Configuration Manager (SCCM) which IT uses 
for Helpdesk and Server Patching/Monitoring 

Expert witness services OMB file -Parker Dr Various 

Archtectural consulting services for City Hall Conservatory 22/07/2011 

Architectural consulting services for renovation of office space at 950 
Burnhamthorpe 

31/08/2011 

Architectural services- Hershey Centre Improvements 18/04/2011 

Architectural Services for the Redevelopment of Meadowvale CC & 
01/09/2011 

Library 

Consulting services for roof assessment and contract administration at 
11/04/2011 

five facilities 

Appendix 2 

Capital Program Operating Program 

Contract Spentto date Contract Spentto date 
Amount ($) ($) Amount 1$) 1$) 

$99,480 $99,480 

$6,438 $5,255 

$19,500 $16,500 

$9,500 $6,500 

$108,100 $84,100 

$8,500 $1,506 

$34,130 $34,130 

$53,000 $35,000 

$15,515 $15,515 

$40,011 $40,011 

$100,680 $90,630 

$43,500 $43,500 

$150,000 $150,000 

$1,900,000 $105,147 

$51,258 $51,258 

Page 3 of6 
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Technical/Professional Services 

Vendor 

RADEFF ARCHITECT LIMITED 

RAFAEL + BIGAUSKAS 

ROBERT HEASLIP 

SMITH + ANDERSEN 

SNC - LAVALIN INC. 

TED DAVIDSON 

TERRAPEX ENVIROMENTAL 
LTD. 

URS CANADA INC. (Engineers 
and Architects) 

VALDOR ENGINEERING INC. 

City of Mississauga 
2011 Consulting Services 

Expenses as at October 12, 2012 

Contract! 
DescriDtion Award Date 

Architectural consulting services for outdoor structure at Central 
31/05/2011 

Stores 

Architectural consulting services for accessibility upgrades at various 
28/07/2011 

facilities 

Expert witness services OMB file -Satellite Restaurant 20/05/2011 

Expert witness services OMB file -Haig Blvd Various 

Consulting services for lighting control systems design at Civic Centre, 
28/01/2011 

LAC and Central Library 

Preliminary design and environmental assessment for Hurontario/Main 
05/12/2011 

Street LRT 

Expert witness services OMB file -Satellite and Davand Dr 27/06/2011 

Enviromental Risk Assessment for Park 302 North Section 11/11/2011 

Heritage Impact Statement for Winding Lane Bird Sanctuary, 3230 
11105/2011 

Mississauga Road (Sawmill Valley Trail) 

Consulting services - Phases 1 & 2 for Applewood Creek Erosion 
19/08/2011 

Control 

Appendix 2 

Capital Program Operating Program 

Contract Spent to date Contract Spent to date 
Amount ($) ($) Amount ($) ($) 

$15,350 $13,150 

$79,280 $45,844 

$12,542 $12,542 

$19,251 $19,251 

$36,000 $9,600 

$15,082,302 $2,219,991 

$29,503 $29,503 

$59,529 $59,529 

$10,700 $10,700 

$46,535 $30,248 

Total "Technical/Professional" Services $20,538,785 $4,213,512 $399,734 $326,466 

Page 4 ofS 
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Other Services 

Vendor 

1822930 ONTARIO INC. 

5TH BUSINESS 

AECOM TECHNICAL 
SERVICES INC. 

AGREE INC 

ALEX BARD CONSULTING 
(ABC) 

ARGYLE COMMUNICATIONS 

CUNDARI GROUP LTD 

GOLDER ASSOCIATES L TO. 

JS CHENG & PARTNERS 

KNIGHTSBRIDGE HUMAN 
CAPITAL MANAGEMENT 

KNOWLES CONSULTANCY 
SERVICES INC. 

LIVE WORK LEARN PLAY INC. 

MANGA DESIGN 

MILLIER DICKINSON BLAIS INC 

City of Mississauga 
2011 Consulting Services 

Expenses as at October 12, 2012 

ContracU 
Description Award Date 

Consulting for Human Resources Process Review 16/1212011 

Creative Communication and Marketing Consulting for Animal Service 13106/2011 

Consulting Services -Downtown 25/11/2011 

Joint bargaining training and team building to bring together both 
bargaining teams and others who are involved in bargaining process, 

15/07/2011 
in preparation for upcomong collective bargaining for 2 of the City's 
union (CUPE and ATU) 

Consulting services Hershey Sports Complex 07110/2011 

Consulting - Communication Master Plan 06109/2011 

A 3 year strategic plan that outlines the focus and strategic direction 
23111/2011 

for the MiWay brand, marketing and communications 

Consulting services for OPG Lands -Environmental Review 12110/2011 

Insurance Risk Actuarial Services 2411112011 

Consulting Services for Talent Management 07112/2011 

Fairness Advisor for Mississauga Hotel/Convention Centre Project 06/06/2011 

Retail Policy & Interim Control By-law consulting services-Downtown 
14/04/2011 

21 project 

Consulting services for Hotel and Convention Centre Request for 
19110/2011 

Proposal 

Living Green Master Plan Layout 2811112011 

Consulting services for International Marketing Strategy 22/06/2011 

Appendix 2 

Capital Program Ooeratin Program 

Contract Spent to date Contract Spent to date 
Amount ($) ($) Amount ($) ($) 

$25,440 $25,440 

$25,561 $25,561 

$50,000 $22,796 

$17,750 $17,750 

$33,982 $33,451 

$34,990 $34,845 

$337,000 $145,000 

$24,141 $22,920 

$20,224 $20,224 

$35,363 $21,013 

$9,744 $7,473 

$340,000 $340,000 

$40,000 $35,618 

$8,983 $8,983 

$37,675 $37,675 
--- --

Page 5 of 6 
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Other Services 

Vendor 

MONTEITH BROWN PLANNING 
CONSULTANTS 

NORTH-SOUTH 
ENVIRONMENTAL INC. 

ODGERS BERNDTSON 
CANADA INC. 

PROACTIVE HEALTH AND 
SAFETY 

RIC CENTRE 

ROYAL LIFESAVING SOCIETY 
CANADA 

STEELCASE CANADA LTD 

SYNOVATE LTD. 

TENZING COMMUNICATION 
INC. 

WATSON & ASSOCIATES 

WATTSWORTH 

WAYNE HUSSEY 
CONSULTING INC. 

City of Mississauga 
2011 Consulting Services 

Expenses as at October 12, 2012 

Contract! 
Description Award Date 

Consulting Services for Arena Ice and Floor Strategy. 06/12/2011 

Consulting Services for Natural Area Survey for 2011 and 2012 28/02/2011 

Consulting services to conduct Natural Areas Inventory work for Ninth 
Line corridor lands 

06/04/2011 

Executive Search for Transit Operations Manager 20109/2011 

Consulting Services for Health & Safety Management System Audit 02/11/2011 

Strategic Plan for the Mississauga Innovation Centre 17/06/2011 

Services for Aquatic Risk Assessment Audit 05/08/2011 

Consulting services to conduct workplace strategy sessions for staff 
06/04/2011 

workspace design. 

Benchmark customer satisfaction survey in 2011 of MiWay transit 
31/1012011 

riders 

Living Green Master Plan & Peel Climate Strategy Marketing 
14/12/2011 

Campaign 

Planning & Building Fee Review 26/08/2011 

Consulting for Electricity purchase 2011, 2012 & 2013 07/03/2011 

Consulting -Recreation and Parks Organizational review 23/03/2011 

Appendix 2 

Capital Program Operatin Program 

Contract Spent to date Contract Spent to date 
Amount ($) ($) Amount ($] ($) 

$39,350 $34,625 

$25,000 $2,500 

$15,000 $8,359 

$27,700 $27,700 

$25,431 $24,927 

$20,000 $20,000 

$6,500 $6,500 

$26,500 $26,500 

$153,500 $153,500 

$15,180 $15,180 

$80,849 $80,849 

$41,600 $20,500 

$30,800 $30,800 

Tolal"Other" Services $429,991 $424,045 $1,118,272 $826,644 

Tolal Consulting Services $20,968,776 $4,637,557 $1,518,006 $1,153,110 

Tolal Contracts Awarded in 2011 $22,486,783 

Tolal Expenditures for Contracts Awarded in 2011 $5,790,667 

Page 6 of6 
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DEC 03 2012 

DATE: 

TO: 

FROM: 

November 20,2012 

Chair and Members of Budget Committee 

Meeting Date: December 3, 2012 

Brenda R. Breault, CMA, MBA 

Commissioner of Corporate Services and Treasurer 

SUBJECT: City of Mississanga Financial Indicator Review for 2011 

RECOMMENDATION: That the report entitled "City of Mississauga Financial Indicator 

Review for 2011" dated November 20,2012 from the Commissioner 

of Corporate Services and Treasurer be received. 

BACKGROUND: 

COMMENTS: 

Each year municipalities submit Financial Information Returns (FIRs) 

and Financial Statements to the Ministry of Municipal Affairs and 

Housing (MMAH) as required by the Ontario Municipal Act, 2001. 

From this information the MMAH prepares a "Financial Indicator 

Review" for each Ontario municipality. Staff at the MMAH review 

this financial data and monitor the financial performance of a 

municipality through the use of several key financial indicators. 

These indicators are assessed in relation to established provincial 

thresholds .. and benchmarked against comparable municipalities. The 

Financial Indicator Review for 20 II for the City of Mississauga is 

attached as Appendix A and provides financial indicators for the City 

as of December 31, 2009, 2010 and 2011 

Overall, the City's financial indicators show that the City's financial 

position is very favourable in comparison to other lower tier southern 

Ontario municipalities and the City's risk level for all indicators is 

classified as low. However, while still very positive, many ofthe 
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financial indicators are trending downwards signifying a gradual 

weakening in the City's financial position over time, 

The indicator for Total Reserves and Discretionary Reserve Funds as a 

percentage of Operating Expenses for the City has declined from 

84.6% in 2009 to 56.1 % in 2011. This indicator measures a 

municipality's flexibility to offset unbudgeted revenue losses or 

increases in expenses. High percentages generally indicate that a 

municipality is setting aside substantial funds for future projects and 

for future unforeseen expenditures. High risk is considered when the 

percentage is less than 10% (i.e. total Reserves and Discretionary 

Reserve Funds are less than 1I10th of the actual operating expenses of 

the municipality). The City of Mississauga results are classified as 

low risk as are all municipalities in the comparator group. 

The indicator Net Financial Assets as a % of Total Operating Revenue 

has declined from 93.3.1 % in 2009 to 71.4% in 2011. Net Financial 

Assets as a % of Own Purpose Taxation Plus User Fees has declined 

from 178.5% (2009) to 129.1 % (2011), and Total Cash and 

Temporary Investments as a % of Operating Expenses has declined 

from 193.4% (2009) to 147.6% (2011). While all measures are still 

considered in the low risk category, they are trending downward. 

The decline in these indicators in a large part reflects the City's draw 

down of its capital reserve funds for new and replacement I 

rehabilitation capital projects. Amounts are being drawn from reserve 

funds for the Capital program at levels much higher than funds are 

being transferred into these reserve funds each year through the annual 

operating budget Contribution to Capital ($27.6 million 2012). The 

depletion of capital reserves, which has been forecast for a number of 

years, will necessitate borrowing to fund capital projects - in 2012 

debt financing of $21 million was approved. A reduction of reserve 

balances in 2011 was the result of a phased reduction in revenues for 

building permits from slowing development and transit revenue 

budget shortfalls due to the effects of the economic downturn. The 

requirement for the phased reserve funding plan for building permit 

revenues was completed in 2011. 

Debt servicing cost as a percentage of total operating revenue is 



4 - 3
Budget Committee - 3 - November 20, 2012 

Debt servicing cost as a percentage of total operating revenue is 

currently 0% for the City of Mississauga. This indicator reflects the 

portion of the municipality's revenues being utilized for debt servicing 

costs. Low risk is considered less than 5% while high risk is greater 

than 10%. Based on the current capital debt forecasts, the City will 
reach a debt servicing cost as a percentage of total operating revenue 

of approximately 4.76% by 2022. 

FINANCIAL IMPACT: Not applicable. 

CONCLUSION: The Ministry of Municipal Affairs and Housing has issued the 2011 

Financial Indicator Review which provides a snapshot of the financial 
position of the City. Overall, the City's financial indicators signify 

that the City's financial position is very favourable in comparison to 

the provincial comparators and the risk levels for all indicators are 

classified as low. However, many indicators are trending downwards 

signifying a somewhat weakening financial position over the last 
several years. The downward trends are primarily the result of 

declining reserves and reserve funds balances as these funds have been 

used for new and replacement / rehabilitation capital projects and for 

offsetting significant declines in building permit and transit revenues 
in 2009. 

ATTACHMENTS: Appendix 1: Financial Indicator Review for the City of 

Mississauga based on 2011 FIR 

Brenda R. Breault, CMA, MBA 

Commissioner of Corporate Services and Treasurer 

Prepared By: Susan Cunningham, Senior Policy Analyst 
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FINANCIAL INDICATORS 

Indicator Thresholds 

Low: <5% 2009 0.0% 
Debt Servicing Cost as a % of Total 

Mod: 5% - 10% 2010 0.0% 
Operating Revenue 

High: >10% 2011 0.0% 

Low: >20% 2009 84.6% 
Total Reserves and Discretionary Reserve 

Mod: 10% - 20% 2010 69.9% 
Funds as a % of Operating Expenses 

High: <10% 2011 56.1% 

Low: >(-20%) 2009 93.3% 

Net Financial Assets or Net Debt as a % of Mod: (·20%)· (·40%) 2010 80.6% 

Total Operating Revenue High: «-40%) 2011 71.4% 

Low: >(-50%) 2009 178.5% 
Net Financial Assets or Net Debt as a % of 
Own Purpose Taxation Plus User Fees 

Mod: (·50%)· (·100%) 2010 156.3% 
High: «-100%) 2011 129.1% 

Low: <10% 2009 4.8% 
Total Taxes Receivable less Allowance for 

Mod: 10% - 15% 2010 
Uncollectables as a % of Total Taxes Levied 

5.1% 
High: ,.15% 2011 3.8% 

Low: ,. 10% 2009 193.4% 
Total Cash and Temporary Investments as a 

Mod: 5% to 10% 2010 169.0% 
% of Operating Expenses 

Hlgh: Below 5% 2011 147.6% 

Net Working Capital as a % of Total 
Low: ,. 10% 2009 58.7% 

Municipal Operating Expenses 
Mod: 10% to (·10%) 2010 72.1% 
High: Below (-10%) 2011 53.2% 

Net Book Value of Capital Assets as a % of Negative trends to be analyzed. 2009 68.1% 

Cost of Capital Assets No risk level assigned. 2010 70.2% 

2011 68.4% 

South· L T - RegIons -
Non-Rural 

-M'IfiI'- ·"'AUM 
3.3% 3.6% 
2.8% 3.2% 

3.5% 3.8% 

58.5% 67.9% 

55.3% 62.4% 

53.6% 54.6% 

58.0% 57.6% 

46.1% 46.6% 

52.4% 42.8% 

108.6% 98.5% 

91.2% 85.7% 

83.1% 69.3% 

7.5% 7.6% 

7.3% 7.2% 

6.7% 7.1% 

91.5% 115.7% 

92.1% 99.8% 

111.0% 95.8% 

67.0% 75.3% 

54.9% 60.4% 

53.2% 58.2% 

67.4% 66.5% 

69.4% 70.1% 

66.6% 66.5% 

Appendix 1 

Low 

Low 

Low 

Low 

Low 

Low 

Low 

**********************************************************~**~************************************************~************************* 

The data and information contained in this document is for informational purposes only. Any use of the data and 
information in this document should be done by quaUfied individuals. This information is not intended to be used on its own 
and should be used in conjunction with other financial information and resources available. 
************************************************************************************************* •• ************************************* 

Printed: 14/11/2012 Ministry of Municipal Affairs and Housing 1 of 2 
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FINANCIAL INDICATOR REVIEW 

(Based on 2011 Financial Information Return) 

Mississauea C (Peel R 
NOT E S 

On an annual basis, Ministry staff conduct a reVlew of the FinanciallnformatlOn Returns (FIR's) and Financial Statements submltted by municipallties. Through 

the use of several key financial indicators, municipal financial performance is monitored in relation to established Provincial Thresholds. It is important to 
remember however, that these financial indicators only provide a financial snapshot at a particular moment in time and should never be used in isolation, but 
supported with all other information sources. In keeping with our Financial Information Return review process and follow-up, Ministry staff may routinely 
contact and discuss this information with the municipal Treasurer in an effort to better understand a municipality's overall financial position and offer our 
assistance m connectlOn with these matters. 

Additional Notes on Financial Indicators: 

Debt Charges as a % of Total Operating Revenue - This flexibIlIty indicator illustrates the extent to which past borrowing decisions of the 
municipality present a constraint on a municipality's abIlity to meet 1tS financial and service commitments in the current period. Specifically, the more a 
municipality uses revenues to meet the interest costs on past borrowing, the less will be available for program spending. 

Reserves and Reserve Funds as a % of Operating Expenses (excluding amortization) - Low reserve and discretionary reserve funds 
indicate that the municipality may have limited flexibility to offset non-budgeted revenue losses or increases in expenses. High percentages would indicate that 
a municipality 1S setting aside substantial revenues for future projects. ThIS companson is to be based on municipal groupmg and local knowledge. Low reserves 
indicate that the municipality may have little flexibility to offset non-budgeted revenue losses or expenditure increases. It is recognized that municipalities with 
high reserves and discretionary reserve funds may have allocated part or all of these reserves for future capital needs. 

Net Financial Assets or Net Debt as a % of Total Operating Revenue - This 1S a sustainability mdicator. Net debt provides a measure of the 
future revenue required to pay for past transactions and events or the net financial assets on hand which can provide resources to finance future operations. 
This ratio assesses the ability of a municipality to make future payments on its debt. A ratio that is decreasing (negative value increasing) would indicate that 
more time to eliminate net debt will be necessary. A trend in this direction may not be sustainable. 

Net Financial Assets or Net Debt as a % or Own Purpose Tax'n plus user fees - This is a sustainability indicator. Net debt provides a 
measure of the future revenue required to pay for past transactlOns and events. A ratio that is decreasing (negative value increasing) would mdicate that more 
tIme to eliminate net debt will be necessary. A trend m this directlOn may not be sustamable. 

Total Taxes Receivable less Allowance for Uncollectables as a % of Total Taxes Levied - This is a lower-tier / single·tier measure. The 
indicator reflects the ability of taxpayers to meet their tax obligations to the municipality. Higher ratios may reflect the inability of taxpayers to pay taxes and 
/ or may indicate tax collection procedure problems. 

Total Cash and Temporary Investments as a % of Operating I Expenses (excluding amortization) - This indicator is a liquid1ty 
measure that looks at short term l1quid assets and compares those assets to total revenues, that is, to total budget. A low level (low percentage) may mean a 
municipality has not budgeted sufficient funds to ensure that it has adequate cash flow and I or a municipality had inadequate reserves. The indicator suggests 
the municipality's ab11ity to payoff immediate demands of creditors and service providers using its most liquid and current assets. 

Net Working Capital as a % of Total Municipal Operating Expenses (excluding amortization) - Net workmg capitalls cash, accounts 
recelVable and taxes receivable mmus temporary loans and accounts payable. This number is compared to total revenue fund expenditures (which inclUdes debt 
charges) I expenses (excluding amortization). The goal of this measure is to look at the abIlity of the municipality to meet its current expendItures (including 
current year debt charges) I expenses (excluding amortization). The indicator suggests whether the municipality has ample working capital meet its short-term 
obligations. This measure is related to the liquidity measure above. 

Net Book Value of Capital Assets as a % of Cost of Capital Assets - Net book value of capital assets compared to cost of capital assets is an 
important indicator because it reports the extent to whlCh the est1mated usefulllVes of a municipality's tangTble capitaL asset are avaIlable to prov1de 1tS 
services. If a municIpality's scale, scope and level of services remain unchanged or grow, its asset base could eventually impair flexibility because of the 
impending future costs of capital asset repair or replacement. 

Printed: 14/11/2012 Ministry of MuniCipal Affairs and Housing 2 of 2 



5 - 1
BUDGET COMMmEE 
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Corporate 
Report 
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Originator's 
Files 

DEC 03 2012 

DATE: 

TO: 

FROM: 

SUBJECT: 

November 20, 2012 

Chair and Members of Budget Committee 

Meeting Date: December 3, 2012 

Brenda R. Breault, CMA, MBA 

Commissioner of Corporate Services and Treasurer 

Municipal Act Reporting Requirements Under Ontario Regulation 

284109 

RECOMMENDATION: That the report dated November 20,2012 entitled "Municipal Act 

Reporting Requirements Under Ontario Regulation 284109" from the 

Commissioner of Corporate Services and Treasurer be received. 

REPORT 
IDGHLIGHTS: 

BACKGROUND: 

• In accordance with Ontario Regulation 284/09 an annual report 
must be presented to Council which outlines the estimated 

expenses that have been included in the fmancial statements but 

excluded from the budget, and the impact ofthese differences on 

the accumulated surplus 

• By excluding amortization and post -employment benefits expense' 

from the budget the City's accumulated surplus at the end of the 

year will be $86.3 million higher than it will otherwise be. 

• If the City was required to incorporate the amortization and post­
employment benefits expenses into the 2013 Budget, an additional 

25% tax rate increase would be required. 

As part of the implementation of Public Sector Accounting Board 

(PSAB) 3150, which requires the recording of the cost of tangible 
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capital assets and related annual amortization expense on municipal 

financial statements the Province approved legislation which changed 

financial reporting and budget requirements of municipalities. The 

Municipal Act requires that municipalities prepare balanced budgets 

which include all the annual expenses of the municipality, and with 
the implementation of tangible capital asset accounting, amortization 

becomes an annual expense of a municipality. The Province however 

recognized that the requirement to include amortization expense in 
municipal budgets could have significant impacts on many 

municipalities' tax levies. For most municipalities the amount being 

raised through property taxes to fund capital asset renewal is much 

lower than their respective annual amortization expense. 

In recognition ofthis concern, Ontario Regulation 284109 was 

introduced which allows municipalities to exclude amortization, post­

employment benefits, and landfill closure expenses from their annual 
budgets, but requires formal reporting to advise Council of the impact 

of not including these items. 

The legislation requires that staff prepare an annual report to Council 

which: 

• identifies the expenses that have been iucluded in the fmancial 
statements but excluded from the budget; 

• identifies the impact of these differences on the City's 
accumulated surplus; and 

• analyses the impact of excluding these expenses from the 
budget on future capital asset funding requirements. 

Accumulated surplus represents the net worth or equity which has 

been built up by the City since its inception, and primarily reflects the 

historical value of all its assets. It is similar to Shareholder's Equity in 
a private sector corporation's financial statements. The annual surplus 

from a fmancial reporting perspective is not the same as the operating 

surplus that arises out of the Operating Budget accounts. It does not 

represent cash available to offset any future tax rate increases, rather it 

represents the change in equity of the City for the year. 

This report is required to be prepared and adopted at the time the 
budget is approved. 
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COMMENTS: 

- 3 - November 20,2012 

The City has not made provisions in the 2013 Budget for either post­

employment benefits expenses or amortization. These expenses are 
included in the financial statements. 

Post-Employment Benefits Expense and Impact on Accumulated 

Surplus 

The City's financial statements include liabilities and expenses 

relating to post-employment benefits. This liability recognizes the 

present value of future expenses the City may face for Post 
Employment benefits. Actuarial valuation reviews for post 

employment benefits are provided by Nexus Actuarial Consultants and 

are used in estimating the increase in liability for financial reporting 

purposes. At the end of 20 12 this liability is estimated at $42.9 million 
and at the end of 20 13 it is eatimated to be $44.2 million, an increase 

of $1.3 million. This liability is included in the City's accumalted 

surplus, e.g. it reduces the accumulated surplus as it is a liability. The 
City would only be required to fund this liability in the event the City 

was dissolved as an entity, and in that very unlikely event the liability 

would be covered by the disposition of other assets, as represented by 
the accumulated surplus. The City's budget only includes estimated 

expenditures based on expected cash payments to be made during the 

year related to these benefit provisions - the 2013 Budget for these 

cash payments is $1.6 million. The 2013 budget does not reflect the 
changes in the post-employment benefits liability for the City in future 

years of $1.3 million. Based on the increase in post-employment 

liabilities, post-employment benefits expenses for 2013 reflected in 

the financial statements will be $1.3 million, in addition to the actual 
cash payments included in the budget. If this $1.3 million increase was 

not included in the City's financial statements the accumulated surplus 

would be $1.3 million higher at the end of 20 13. 

Amortization Expense and Impact on Accumulated Surplus 

The amortization expense represents the value of tangible capital 

assets consumed or used during a fiscal year based on the assets' 

expected useful life. PSAB requires amortization to be based on 

historical costs, and the City's policy is to calculate amortization on a 

straight line basis over the useful life of the asset. 

If amortization expenses were excluded from the City's financial 

statements, accumulated surplus as shown on the Consolidated 

Statement of Operations would increase. However this exclusion 
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ignores the cost of utilizing the City's infrastructure which will 

ultimately need to be replaced. Amortization expense is an indication 

of the minimum amount that the City should be allocating annually for 

future asset replacement. 

Impact on Future Infrastructure Funding 

Although the City does not include amortization expense in the 

budget, a provision of$31.0 million is included in the proposed 2013 
budget for transfer to the Capital Reserve to provide for capital asset 

replacements and maintenance as well as other capital enhancements. 

The $85.0 million difference between the estimated 2013 annual 
amortization expense ($116.0 million) and the 2013 budgeted transfer 

to the Capital Reserve ($31.0 million) represents the 2013 

infrastructure funding deficit. The estimated annual amortization 
expense is based on the City'S original cost to acquire an asset, not the 

actual cost to replace the asset in the future. The estimated annual 
amortization based on asset replacement costs is $357.9 million, much 

higher than the $116.0 million in amortization based on historical 

costs. 

The Province indicated that it would be reviewing this legislation by 
the end of2012. While it is not anticipated that they will force 

municipalities to budget amortization, by moving to fixed asset 

accounting there is an implied message that municipalities should 
begin to address their infrastructure funding gaps. If the City were 

required to incorporate increases in post-employment benefits 

liabilities and amortization based on historical costs into the 2013 

Budget, an additional 25% tax rate increase would be required to fund 

the $86.3 million post-employment benefits expense and infrastructure 

gap. 

FINANCIAL IMPACT: There is no fmancial impact. This report outlines the implications on 

the 2013 budget if amortization and post -retirement benefits were to 

be included. 

CONCLUSION: The City is required to prepare and have Council approve an annual 

report which identifies the changes in accumulated surplus if 

amortization and post-employment benefit expenses were excluded 

from the budget. By excluding these expenses the City's 2013 
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accumulated surplus would be $86.3 million higher than it will 

otherwise be. 

If the City were required to incorporate the amortization and post­

employment benefits expense into the 2013 Budget, an additional 25% 

tax rate increase would be required based on an $86.3 million capital 

infrastructure gap and post-employment benefits expenses. 

Brenda R. Breault, CMA, MBA 

Commissioner of Corporate Services and Treasurer 

Prepared By: Susan Cunningham, Senior Policy Analyst 
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2012 Annual Repayment Limit 

RECOMMENDATION: That the 2012 Annual Repayment Limit for the City of Miss iss aug a 
respecting long-term debt and financial obligations in the amount of 

$137.0 million, calculated pursuant to Ontario Regulation 403/02, be 

received. 

REPORT 
HIGHLIGHTS: 

• This report provides Mississauga's annual debt and financial 

obligation repayment limit as issued annually by the Ministry of 
Municipal Affairs and Housing and is calculated as prescribed 

under Ontario Regulation 403/02 of Section 401 of the Municipal 

Act. 

• The 2012 Annual Repayment Limit for the City of Mississauga 
respecting long-term debt and financial obligations is $137.0 

million which equates to $1,058 million in additional borrowing 
capacity. 

• Long-term debt funding contained in the proposed 2013 capital 
program is well within the Annual Repayment Limit. 
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BACKGROUND: 

COMMENTS: 

- 2 - November 20, 2012 

On an annual basis, the Ministry of Municipal Affairs and Housing 

(MMAH) issues municipalities their Annual Repayment Limits. This 

amount establishes the maximum amount annually that a municipality 

may commit to payments relating to debt and other financial 

obligations. Other financial obligations include liabilities and 

contractual commitments extending beyond the term of Council, 

including leases and financial commitments to universities and 

hospitals. 

The 2012 Annual Repayment Limit is calculated based on 25% of 

municipal own source net revenues for 2010 reduced by debt charges 

in relation to any outstanding debt. Own source net revenue includes 

tax levies, fees and other income but does not include federal or 

provincial grants, or funding received from other municipalities. 

The 2012 Annual Repayment Limit, as provided by MMAH, is based 

on Mississauga's 2010 Financial Information Return and is calculated 

as follows: 

Total Revenue Fund Revenues $782,389,734 

Less: 
From Fed., Provo & Other 

Municipal Govt's 
($213,935,5202 

Municipal Own Source Net Revenues $568,454,214 

25% of Municipal Own Net Revenues $142,113,554 

The annual repayment limit represents the maximum amount a 

municipality can commit on an annual basis to pay for long term 

borrowing and other financial obligations, including leases extending 

beyond the term of Council, without first seeking Ontario Municipal 

Board (OMB) approval. 

The City has annual lease commitments beyond the existing term of 

Council totalling approximately $2.7 million which primarily relates 

to leasing of facilities or office space such as 201 City Centre Drive or 

Meadowvale Library. This amount also includes any leases associated 

with land such as parking lots, open space or park facilities on hydro 

corridors. These lease payments must be deducted from the annual 

repayment limit. 
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Also required to be deducted from the annual repayment limit is the 

estimated annual amount payable for any long-term debt or financial 

obligation approved or assumed or discharged since the last day of the 

past fiscal year for which the limit was calculated. 

The City approved $21.0 million in long-term debt for the funding of 

Street Lighting LED Project ($18.0 million), and Dundas Street East 

over Cooksville Creek ($3.0 million). Annual debt repayment 

associated with these projects is estimated at $2.4 million. 

The net amount available to support additional long-term debt and 

financial obligations after deducting long-term lease commitments and 

estimated debt servicing costs on approved debt is $137.0 million as 

outlined below: 

25% of Own Municipal Own Source Revenue $142,113,554 

Less: 2012 Lease Payments ($ 2,669,803) 

Estimated Debt Servicing of 2012 
($ 2,445,091) 

Debt Approval 

2012 Updated Annual Debt Repayment Limit $136,998,660 

The 2012 updated annual debt repayment limit of $137.0 million 

translates into additional borrowing capacity for the City of $1,057.9 

million (assuming debt issued at 5% over a period of 10 years). 

Within the proposed 2013-2022 Capital Budget forecast the total 
borrowing needs are estimated to be $375.2 million ($29.5 million 

proposed in 2013) to finance the capital program. 

The estimated annual payable debt repayment amount based on the 

proposed 2013 capital borrowing needs is $2.8 million, well within the 

updated limit of $137.0 million. 

Based on issuing debt in April 2013, the City's estimated debt 

servicing costs in 2013 are 0.65% of the City's projected Net Own 

Source Revenues and are well within the City's Debt Policy limit of 

10% and significantly below the 25% Provincial limit. 
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FINANCIAL IMPACT: Not applicable. 

CONCLUSION: Mississauga's 2012 Annual Debt Repayment Limit, as calculated 
pursuant to Ontario Regulation 403/02, is $137.0 million. The 

estimated annual amount payable based on the proposed 2013 capital 

borrowing needs is $2.8 million, well within the debt repayment limit. 

Brenda R. Breault, CMA, MBA 

Commissioner of Corporate Services and Treasurer 

Prepared By: Susan Cunningham, Senior Policy Analyst 
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November 01,2012 

Mayor Hazel McCallion 
Office of the Mayor 
City of Mississauga 
300 City Centre Drive 
Mississauga, ON L5B 3Cl 

Dear Mayor McCallion, 

~)~_"'ilJe 
0 DirectIOn Required 

o Communlty Services. 

o Corporate Services '.J:ta 
~aJ<(Bn~ 

o Plannin4 & Building 
o Transporcation & Works 

BUDGET COMMITIEE 

DEC 03 2012 

0 Resolution 

0 Reso\ut\on I 8y-\ .~':J 

~ p,ppropristB Act\on 

0 Iniorl112tion 

o Rep~ 
0 Report 

I am writing to inform you of the views of the Mississauga Real Estate Board (MREB) with regard to 
a Mississauga City Council potential request to the provincial govemment for addITional taxing authority, 
specifically a municipal Land Transfer Tax. 

Our City's economic competitiveness is a priority for MREB. Representing 1500 Board Members 
and 4000 REAL TOR® colleagues in Mississauga, MREB Members have helped to create jobs and stimulate 
Mississauga's economic growth for 58 years; MREB Members and healthy real estate markets are 
fundamental to Mississauga's economic vibrancy. 

The- Board, its members and home owners understand taxation is necessary for quality service but 
when poorly designed, it can have detrimental and unintended conse-quences and be unduly bUrd.ensome. 
Such is the case with a municipal land transfer tax, which we believe will create a drag on economic activity, 
impact real estate markets and reduce Mississauga's competitiveness. For this reason, MREB will not be 
supportive and will advocate against legislation or proposals that would allow for a municipal land 
transfer tax in Mississauga. 

Public is Opposed to Land Transfer Taxes 

Recent polling conducted by Ipsos Reid, for the Toronto Real Estate Seerd, shows that the public 
in Toronto and across the GTA is overwhe-Imingly opposed to municipal land transfer taxes. Accordingto 
this poll, 77 per cent of "905" residents planning to purchase a home, in the next two years, indicated that 
they are more likely to purchase a home in the "905" to avoid paying the Toronto Land Transfer Tax. 
Interestingly, 74 per cent ofToronto residents planning to purchase a home, in the next two years, indicated 
that they are more likely to purchase a home in the '905" to avoid paying the Toronto Land Transfer Tax, 
Clearly, not having a municipal land transfer tax gives the CitY of Mississauga a competitive advantage in 
the GTA. 

Economic Analysis Shows Negative Impact of Municipal LIT 

For your infomnation, I have attached a copy of a recent study by the C.O, Howe Institute, which 
analyzed the impact of the Toronto Land Transfer Taxon Toronto's real estate market According to their 
analysis, Toronto's Land Transfer Tax has dampened home sales by an average of 16 percent, with 

T-I 
~ 
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the greatest impact felt by homes below the median price, meaning lower income households are 
impacted the most. 

Every Lost HDusing Sale Costs Jobs 

Research conducted by the Mus Group, found that every resale housing transaction in Ontario 
generates $40,350.00 in spin-off spending on things like moving expenses, renovations, furniture and 
appliances. A necent poll conducted by Ipsos Reid found that 51 percent of those who recently purchased a 
home in Toronto said if they had not had to pay the L n, they would. have spent that money on home 
renovations or to purchase furnishings or appliances for their home. This type of spending is critical for 
Mississauga's economy and it creates thousands of jobs. In fact, according to this research, approximately 
4,000 Mississauga jobs rely on spending from re-s~le housing transactions. 

Lack of Public Consultation 

Unfortunately, MREB was not consulted prior to Mississauga City Council's recent consideration of 
this issue. This is a critically important issue for Mississauga and as such, MREB respectfully requests that 
City Council consutt with REAL TORS® and the public prior to any potential future consideration of this issue. 
Mississauga residents and businesses should have an opportunity to comment on such an unprecedented 
issue for our mUnicipality. 

We hope you find our views helpful. We would welcome an opportunity to discuss the issue with 
you further. 

Sincerely, 
'YJD'~AUGA REAL ESTATE BOARD 

Cc: Mississauga Council 
City Manager, Janice Baker 
City Clerk, Laura Wilson 
MREB Board of Directors 
MREB PAC Chair, Linda Pinizzotto 
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THE STUDY IN BRIEF 

-\ ~~ -' --, - - 1- - - - . _L' f, r 1 .f'~ Ll. .i 15 a rharge palO. to a mU.IiJ:Clpauty or pro";.'ll10al gc1<-err.......mEIl'4 upon tue sale or- 'i:r'=.ill~er 01- re"=- estate 

or sw';lar :;7nrTiov-able object. ITI5 can b:; expeili~¥"e;, md. ma}..E up a signi:fiL'~t P0Z---OOIl of 'b.\e expenses 

2.5socitied -ff.ib. ordi.nsoy h.ousiD.g tnQJ.s:1CtiQIl5~ ill? hng mDving more cortIy. 

This Commentary bclds On previoD...5 sr-illlies rllit Es6rnate the short-term cITe.::t GfITis byes&lating the 
long-tern eITect ofToWIlto's LTI~ Tn s-~eking to isolzIe the Errect ofTo.:ronto's LIT oIlhDUSehOJd. mobility) 
.Gum tr.lat Df o'U.\er potential dete.L.udrtmts of Lreilds in: the city's real estate .market~ this mal}--sls u..ses a 

urq1.ldy detailed dataset of re~ale hcnlling tr~!Sactions covering thE yeaIS Ir-om2G05 to 2012. 

The Ll 1 resulted irk on ;rYETaEe.. a 16 'Dercent ctea:-EQ.!>e in S'"".Jes ~I"Uh1T7l:P- The cued of the LIT on. trans:ac.tioru 
, '-' ' .I-
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'-' ,/ ... 
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replace th e IT 1.. with a. .1. E Ycnue-eqr.L.7zleilt prapE.!: ~J tax Ie-vy. Pm~...iJ.cial go-v=-..r-lliD-ent5 fob .... imposE an LTT 
should replace their LTT"s with. I"E"!e:nlle ITO-ill V-due-2?d ... {l rn;Es_ 
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~iX: pr0171TlClill governments !l.L"'1U some ffiillllclDzlities 

~ 
col1ectlmd 

tr-;:;nsfertaxes (LTTs) OfVariOliS rates 2.l.-:id riesigns. The City of 
7 ' 7'1',....1· 1 1 4 1 - 1>' '1 
. J.. or:onto s L-1. IS rae newest ann perbaps tne most po..JTIcauy 

. , 
conten-uO-L1S eXQmple, ~rr "d 1... ,-,-,-and. alTers a ,,;y-,n IO",,)! tIl.TOugn Willw~ to 

p, n ITT is;; b:y broa.ct defnir-IO!1: a ch.a.c--gE paid to 

a m11.IJ.icipili!y or pro"l<-i.ci-c:Gl goveIT:1Ileilt upon the 
p-,G".!.s!er of real estate or 1mrnQV'"",::.bIE object. '{ihE.i."C 

all LTT is levied~ t-~e b~;ye:r is eqT6 ~d. to p:~-y G1J. 

amO!JIlt that is ~ll",iiy proportional to the value­
of the purc..b.ase . .:-4..n LTT is 17k-~iy more politically 

appec; 1~1"l'::- to politio::;"';:; thm is a broad-based 

property t::rx: bEcause ff:w Letid.Errts are clli-ectL'y 
subject to aD. ITT in a gr-l{~ }'E'"'::S) ccmpared 
with. the populatioIl ofho-me0'!."ITlErs gener-~y. 

HOWBt-e.r; bec~u.se it is <! transactiDn tax! ill I..:rT 
is economicilly distorth""1g iD. a !lli1Ilber of WR)'t:.1'"l 

pE...!.-tl.cnh" bec.ause t:h.e rrmsfcr tIT ilises tb.E costs 

of ITlDv-lng or reio/'"'"at;"'g~ it is.lilily to redu.ce a 

homeowners propenrity ~o relocate. St-D.dies show 
that, Wi"'"Lhirr the f.rst e;ght months orits existEIlce, 

ToronLo's ITT reduced sIDgk-f;rr;~ly-chveTI.i.:.lg 

r:r--<ill5a.$OllS by 16 per.:errt7 with a disproportionate 
effect Drr tro:.1l5acnCllE un'DITillg homes priced 
below the a:-"c~ge l::u:},]IsE sale pri~ ~nd rrcluced 
th:e c.VG.ra.ge sale pri::-e ill T :JIOllto by 1.5 perrent 

(Dachis, Dm-;;nto-rr,. a!id lllilJ.er 2006, 2(12) .. 

Th='s G~m1Tt.erttary build.s OIl previollS sD.dies 
that est-Irn~te the elIcIT of 2.1l LIT ill i13 ili-st eight 

iI"!orrths of erist=,.nce by Esrimatillg the lo.o..g-teIIIi 

effecr ofT6wIitO'S LTyl The 2>1"lysis shows i-h-::tt, 

from 2008 6-ough June 2012 (that is~ EyTIl tTh."""Dugh 
the most recent real estate boOJIl), the IllliIlber of 

rE"cl estatEl:raJ."'1s:a,r---fi.".il5 was reduced by about 16 

percent i,.-.. TOront:D rd2trTE to sales elsew"h::re iL"'"l the 

Greater'Toronto .. lllea; that The most pronollilced 

effect on the made!::t ,"'"las Tn areas wt-:..h relatively low 
s:;;!ps V"".Jues; '£.rid that homeow.!....!.eIS chose to reuOV"'"de 

their homes rather wan to reloC2!E-.. 

I F'T'IT t-"he :m.a1J'b~ 1"fi this Commoztary tD 

estL."'D..3..ti.o..g ~ consequEIlces ofToTOUto's LIT 
h - i - ~, ..-1 - - - -' OIl.u.OtL<::J.D.g s~s~ but m.e l" .... !-LITcr--....0Il ill- sales mTght 

:reduce househoiri mabiliL} -in Toronto, In tu . .l~ the 
cristiJlg economics llte:ratlli--e suggests t.~at redm:ed. 

mobili..t.j ~ght -increase uneIIlploY.l2.J.eIlt in places 
w~th. an LT l.~ sw h .... lli-ms elsi.....",,,,heD:: of emplD)'l.....es,. 

deter workers from S"',.-'Vitch:'ng to mOIE prod~'"E 

jobs, and. :result in homeowneTI; keeping homes 

thEy no longer desire (HiIbw a...'1.ci Lyytr"kii1TlE:n 

2012) .. Further; I a....rgu.e mat 211 LTT also might 

:t +.cl. B"..8-hbie E-7doufor n....wb""1.E liu.~r.n?i-on.:from the Cro51.l5 Public Use 1-ficrod:a:.."'"a File on. IIlO\'t.....S in O"n--n.e:r-
•• ..L ..... 

oo:::r:r.pi!:"d J;;.o3i!i.g~ and Gilles Dur:w.toD.., C"hr.l5D.m Hit"ber, iJ~ Lat.......~, Finn Posc:h.,.-r:r.ailil, Rohbie B:rydon.,. mel. illi!.!l.Y 
"aI1'j!J.]'illous revi.. .. w ....... :> for lIS=-fUl CD"l7"tTTIe2.ts on '"7-:-1i: __ dr<e.L"'l:s. I rena;"" res:pordole for ~y e:rron .in this an.aljSE. 

1 n",,,:f;.S. Drr-AntOrl, ard TfTT'rP7" (200:8,,2012) :lIDo. that the LIT led to a. deGE-~ iD. property pnr-s cl aDout the ~ 
magniro..d.e ES the l:E::.. 'lhe LiT W'""~ thus ~1y capiMfi7~d. in Tbronto house ""dues.. 
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mar'LEts. Secon.ci7 lik-.z retrul sales tz:et; an LTT 
mib~t cascade thrDugh the CDIl5t:ructiO:o.. md sale 
of recl estate projects, re2..llting L.-"l higher costs 

fDr homebliJ-ers a....Tld fevler tr:msactions. ~=-ci, the 
reYerrUeS from m LTT are highly v-ola.tile. Fill;: i1y, 
an LIT is a WE:8...-Z tool v--nth wHc:h to cili-b voh-tile 
h0ili1-'0g IT; 3TkEts, ?."rt poliLym.aker:s sho;;-l,..:J rely 
~~ rl OIl broader };.Dusing market tools to curb 
b.oU5,~ price fluctuations. 

For the :;:am.e reasDns t'hat7Ii,::myprovlIlces hav-""E 

replaced distortioD.8J ret'"'clI sales m;:es -~!!h. broader 

based 'Value-added taIes; so too shO-uld provinces 

fe-<f.L:;-"":; their LIT's cODfig-\lP.J:lons along the lines of 
v-alue-added 1E:es STIch as the HST.lyiucicipruties 
l1l-e To.ronto and IVlontre"d should co&-iGer IEpbci"s 
their LITs y;ri:--h brow.er based Fmpe;.l-y taxes. 

L/d·.,J·D T.Rl\ .. ~SFER LA.XES IN CANADA. 

NumL-oUS proT.lI1ceS and mrmiripilities :::1CIDSS 

C!:'<rta,ia leV:-f LTTs, among them Toronto and 
1'f1oIltIE:21, -wt-ich na:-",-e .i..,-,-wtly iTrtrD-rrnced mn"~' ~l·al 
"'"~' - 1 • T • ..J r"""'T' i\ L""'- .l-S tn.at apply '2.lO-I:.gElue pro-""ilce-w:lO,t; ...... l .LS •• ,,'1_[ 

i'he pmYinc:ialle-;rd,. Britiili CohTIlhi~M::rnitob2.;, 
Ne:w Brt.:.Il?~ I~C'i~1'ou.nAhnd IDd. Lzbrdoi~ 
and Orrtaric, arrd P~ill.c: Ed-vi.r.,rd Island. all levy an 

LTT~ British Col''lmbia.,.1vIarritob'a:, and. On.r-:.....rio 
ha:vc prrt"g:ressivE ra..tes on. transU.tiOIl val'Ues~ with. 
t-he lo~st r~es of 0.5 or 1 percerrt ~pl:ing 0:0. 

the L.""L.~ V"'",JUE of r-'he Lrd.IlS2L-tiOD. and w ~th a tGp 

:m.~E:;D::,J rate OI2 percEnt (see Table 1)_ ThesE: 

fu-ee prowces collected aD._ estimated $2.4 billion 
ill LIT .L""Vcn'Qes ill fiscal year 2011/12_ New 
BriliLSWick, N r;wloundh.rul and Labrador, and 
Pmce MI"r"::l..L'd Is1o::nA each levies a Hat rate LIT 
~ll"lg from 025 pEJ.-r:Ent to 1 percerrt of the value 

ofahome.2 

Toronto, under the a.u.thD~I.ty of Ontario's Ciry 
o/'"TDT(J:??..it; Act, 20{j6~ is the OD..L)r rrmJ."'licipality 

ill. On.tmo tim has the authority to impose its 
own. LIT. Nevertb.ekss; mJuly 2007, Toronto 
r.........., -, ~, ~.J.. r! ' _..:I L.lty \.......OT'n["1; na...TID'Wlya.E'.J.-_....LE..1. me proposc;u 

implementaticIl. of zn LTI and. instead. voted tD 

d.efEr a decision ill'"!..til October 2007_ In !eSDOn:s.e, 

rhe ITL:.J'VI annoIlIlced eme..rgency cuts to municip8 
serV=ill'"-S_ CiLY COllilcil did approve the LIT scheme 
in. OctobE!':; hO'We"'r.:r .. ~md the tAX took meet on ill. 
sales errectiv,- FebIT!.a..ry 1~ 200.B_3 The top m:.....~ill2.l 
rate is 2 percent Df tbl: value Df a hDuse above 
·'~n Oo~ V""C ' '_I ' ", ::b4uv, 'Vv .. "oj!'""w. a top p.!.o ... ·'f'!craJ. md IIlT1m""'pal 

combined ill2.!.-g:fnal ITte of 4 peD:ent~ Toronto's LIT 
, ., ~ '.'." rp~'" 1}" "'"'- C'_h !5 we, ...... w"lill t......:..zt or .ulJ..,=,r;F r ,"a as Uie ~4ESt top" 
Etat'"utol.J F.ite: In No::rth .,'l.meri.c:a (Dac.his, Dlli-aIlL""on, 

and '11lL-ner,2G'08).4 In 2011, Toronto collected. $319 
'n' r .' T:IT tino 3 -mVIQIl ITOm LIle.Li_ , repr-....serr....r:g percent 01 

r-ha! yeals GpeI,,-ting budget. 
ill ~ebec~ municipali:h,cs Zl.-e req-cired to collect 

d:u,ties OD. The mn~ of pIDperS1'r mm ,R top 
• .~. T., _. r15 

proV"r.,..,::<lly m~nl"\ateQ m::rrg:u::Lal rate 01 yJCen.t 
iT. ' ' , 1 r to-o Ii"" 0 , • .... _I nODes w.LUl. a Y&.TIE Dr over ~L.) ~ JV'J. b'tal.-tIng 1Il 

J aD.TIZIJ 2010, r,,:iorrtre:al intrDd:uc~ two additional 

2 iJDerta. <md. Saskzr-~"'WEil kry-land title t::r-azd'er f:::e:s inste:--~ of ~ t:z::... At an errecti'9'e ~ ofO.D2 pcra:ut; the Albem. 
l!1Il.Oillit E econo~ny m~"5~C1m:t; ho~"Er,. the 5-aS"kztrh~ rate is 030 y_ ....... d of the p~--chzse cost of a hcrrse.. Far 

±:trils. OD. pwTh""!.cizl nu:es., :;ee h.ttp:!l"'w .... ...!'"'"'...re:hu.h..ca!1a:t.d.-t:ra..'"!Sfer-rnx. 
3 Some saks. iu d::r.e S-st month of the e:ri:,.-teD""' of the LIT we...-e not o=<..rbjecr to i:he tn::; S'ee Dqrh;:::, Dli!""~ and Tume;r 

(2008) fur der.cils. R~b~ of fu.e cir..7's ITT 2re gF-...rl tv fu-st-t:i::l:ll~ homelJ~!c.J.:> if the va..'\ue of me ~....h.Ee is ~ 
~40Q7000; rebsLes of me p~ LTT' are gin:n to fut-tim~ homebLty""l.s if !:be '?"'",J:ue of the PlI.:.-mase is IDloer ii227,500_ 

4 Benjo;::mm, C:rci.scm, z".d Yang (1993) fuJd tharproperries bOl."'d. withID P!-ill:a.&l.p~ sci s;"~ject to thai:: city's L,i 1 
dechted. m clue reh:ri-,,-e lD properties ou~r1~ Hild th<rr the d.ec.1.IDe 'W'"'..s mm:h hwx' than the t::2:1:: ~ h~ th~ 

5tIl,J.} does rr0t' ,.,.......".~ the ettecr on trBs-~-tiDIl ~lnmes or I!lDhiL.'ry: A Eu:rope2I!. stili±; of a tz:: i..'"1 me N~~ds s::i:mil.err 
to the LTT (if ~ Omm.::?"'...D 2:I"..d. V~ 'Le:r"",-venste.;u. 2005) S"1lg,g ... _tEi that 'is ITT -:CfJ..,.-<vzleJ:l.[ ta::r wr-..h. the S-6iDe rate wo-cld. 
aecr=-:1.5e mob.~'rrty by g tD 19 pe...-::eut. 

-L-lC+) 
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Dam not ~le 

bra .. kets; vvith a big1::..er rm EPP1y1..ng at 1-'~ces &..i;ove or ect'.lCatioIL The DO-r.ong F'YpEIiSe ded.uction 
~500,o-OO ~nri ;:m. RcH~tiorral bracket far traTISactlOTIS illc"¥-fb federal t2X -H1e!'s to dedrrct L"""-CS paid for 
ab-GY~ $1,000,000. Montreafs total 2011 revenue ,he registra."~::iGrr or ~-fer of title as"rr-.rt ;-'herr 
from the LIT was $100 ;n~iFo.Il1 repre3t;~'-'~ 2.7 ~wle 1ncome. By r~:d-'7~nE the 2L[er-t2X cost to 

pe.c--c.EIlt of .,'hE dL/S tct-al.re"',cDUES That YLL:. homebuJEE of AIl LIT - alm::.g-wit'h wyother 
Ot-her cities; su.cir as some milT1ir.paL'ties ~n Nova COEt of pcr'h2~~'"'lg a home - this t2:::;[ d.ed.u.ction 

Scotiz" tiso lery a special LTT~ W1nn~~Eg, w-h~r'h creates t2:x rDom for pro-y--ill.ces and. m1.l..Ilic:ip?Tities 

has ,: ,e legishtiYc rut-haITi! to :r"'pO-se an L'T'L has to irrrpos:- m LTT,. as some of the cost of an LTT 
chosen nDt to do so. -wo-cld reduCE feckral t2X receipts. ThE Dep&--t:r:l:leIlt 

PJ;--hough the fe~tCL--al go-Ver-.um.E'Dt GDeS not DfF;,,~nce estiT"1-~te5 th.at the- tar-J. tax revenue 
levy all LTT~ its trr policies dD- £rnre all effect cost assoc::iRL"'-ed wit-h ded:uLLible illOV~ expenses -
orr The i.rrcentives Df p.ID"Y--T'rlces and cities to le-vJ tax fCVEIlUe:S th2t :-he f.:.Mprci goV'EI1:H"'~!1.t fDrgoes 

4-

OD.E:.. -n-:t:: fecicral gov-e:rnmeIlt provides m mcome- becruse Df the ded.u.ction - resulted In. $135 minion 

t::r;;: deduction for mcfuridr;~1.;: who move a.t le-4St less fed.e.ral !-Eve:rrllC in. 2011 (C;narla 2012).5 
40 kilometres clOSET to a new place of WOL.k 

5 Tn the 2009 b-udgtt, 'Lhe fr:c1I::::C.J gc-'v!:.;.-:;:::El2ent im ... wduced. the ~L.""'St-Tim.e Home B\ly~ ... s'Ta:;: Cred.:.~ w....ill:h gives fedrnl 
tupa:,rCl:;, a. [93: cr=4i-t of IIp OJ PSi}; es i: applies to ro:.P"-}'cs no """'c,..,......,..w}.-ic;" Dry- they 1Fe ill, it dOE:.s nor met the results 
:ill. this Ccnr",tuF" .. tor:y. 
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LAND TRANSFER TAXES, HOUSEHOLD 
lv10BIUTY, AND LABOUR MARKET 

ADJUSTMENTS 

• ' "th h ., , ' .l'in lIDpo-rt"'-::iIlt p::L.'""t or e J'potlles1S presPi1teo. liJ. 

this Commr::n:tiZTJI is that Lra.."lsaction costs mea 
residErrtial ITlob111ty; accordinglYI using the rm.I!"!ber 

ofho1.1s!-ng transactioIls as a proxy for household 
mobility", one carr EKEt"'1J.ine the err.-::ct ofToffiilto's 

LIT 011 ID.obilit:: It rrn.lst be adrrrtttd, hO..-i"C:vcr, 
that house sales are ED. imperfect pro1:J ID:;:- mobility 

because sales could be t:mdErt'"'aken by i, j ;,cS"'"LOIS 

or l--<Z1ldlords,. rather .,han D:-t oWTIrr-occ\.lpie"G. 

I'v:ioIToyer~ nomtffJVTIers could ci.t.-ru.m"ent the LIT 
by renrin,::- out their p:rc.r.w-us hCIDE rather IDm 

selling it (pDlber md Lyyf";-kii'nen 2012) .. A.E ;.~.~ 
p¥~min1"g tra:o.sacD.OIlS ofholiS~ sales also limTS 

the ~n?iy""Sis to m..easu.!.-1n;:r- the Dote:atizl eKcct on the 
_", ..... J. • 

mobility ofhomEown.ers;J arrQ not IeIlLeJ."'"S. 

~Ih - . ...:1 L'T"""'" ~1~= .• ,.. - . f ....... .LU Sal....., _ 15 m.~ up a Slgn.TIlcmt portiOn 0_ 

hDID.f:O""7IleIS~ IIl0TIrrg expEDSes. The OrgacisatiOIl 

for Economic CD-operation m.d DBJC.lDpst!nt 

(DEeD) e:>Gr~a.te5 t:hat, in 2007~ before the 

~ntrodrrctiOil oIToronto's LIT~ a-ver-;:;.ge total hGui~ 
t::ransacL.10lJ. com - re-d estate %-~:rrts-' fe::s~ lzwycrs' 

fe.-es~ EIisti"r!g transfc.±.. t2XE:S, and so on - arrroU1J:.te-d. 
to 7.8 percent of the Z"Y""ET'~ propel. i.y value in 
C~n?H9 (Pilld.c-e~""'"S, S::in!""hez,. arrdJohanssoD 2011). 
Th e addTtio1J. ofTo:rcmtds LIT" \=ffiirh had 3.Il 

a.v'Er".ge rate of 1.1 p""'::Tceilt for the ~~EgC sak: priCE 

of all resale tr"aIlS>'1!""""floDS of $46 9 7000 ill mat city 

frOD 2008 tb...-oughJurrE 2012, in1....l-cas.e:a .n---e:r9.z;'"'"E' 

tr"'cllS2-.<tlon costs in Toronto ~[ all estim;:rted 

14 -pe..n:errt. G 

MobilityElldT~EE 

In the United Ylngdom, a "stamp dut/' levies a 

progressr-ve transfer ~ cfbet"ween 1 and 5 VeIcent.. 

.lJ.J- study of the stamp duty (Pillber md L}p1.r.a1-rell 

2012) finds that the main effect ofits economic cost 
is to restr=.iCt 1:!.\e clJility ofho!J.Seholds to f;nd the 
most suitable horne in a parti01i:;r;-labour market, 
f:=J"her maIl on mobi1~ty betvvCEIllabour markets_; 

The S1:amp duty is sjT'lTb-r to an LIT in all but one 

important respect: ins-'-LE~·.-t of applying progressively 
high'=-T rates to the portion of a sale price above 

5:ucceeding ,hreW.olds the en.th-e V-dUE of tb..e 
trmsaction is S'J.bject to the hlgh::r rate. 'Th i s results 
, " h . 1 -,..,.. • h ill a ver:v mg_ mart. ,no, errect..rve ta:r ratE on Ollies 

2.t£250,DOO, r-he t:lu.-emold betw"een a.1 percent LEX 
?,r-d a 3 p-~-ce!lt tax.. By comp'i!L-ing the !IlDbT}~tT 

Tates of households w ~th self-assessed hOilSe V"Jlles 
1-' -[. 1i-..·'··· ld,T"j' . &Jgllu.y 2..DOV·E ana L-'"elow tbJ.s tbrrshQ- r.!..1l..ber 

and Ly-yrik;:;ne:n (2012) fud that a£5 10(}-O ~~e 

in. me mTnp duty reduces hOtEenold. mobility by 
~"'"DT.ill.d 30 percent. They also £no, 10 r/c:¥...r;o- that this 

re,:,-ult is almost entirely dri\!en by moves of less than 
10 km - j~"k-F'-ly those househc-.kis that move 1.t.tD 
,.!'~ .r-1 ' <, " - -u1IIercct typ-es oj. IlO:nes mrM-m me s~e .laborr:r 
m;;-,ket. 

ESTIlvt .. A..TING··THE EFFECT OF 
TORONTO'S ITT 

In s;..cFng tv isolate tbe E.rrect oIToro:oto's 

LIT on household. mobility from that of Dther 

pOIen-riaT determin-cmts Df trends in the city's real· 

esta:re ffi&---1ret,. I USE a TI.I!iquely 2.>eta:iled dataset of 

6 'I:Elli es,:t-i-mw:-~es chat ot:.'1.e= !TI!:!S2,-ri'-',n COSG a:s z. m:a:re: of prop~value are the sa!I1!: in Torrn:rro zs in the rest of 

C;r,.. .. '..,l~ However,. bea.UE.e. prope...\:,{ values !n Toronto ~ ~-r-Jly WOF-: the :mttiCJ:!l.El. ~ the: rotE:l of other- tnl:z:sar::tion. 

com- 2S a share of the- tD-tal properryv-.J:ue is likely lm-r...l i:::n Toronto mall rur:tIDD.aTIy be'"""'aT''''e SOIZIe tram-2.Ctlon com: 'aR 

fu::ed" not a percentage of the rue y--.J.r-..u:..1hrs ~-S13 that the ITT ~--u1ted. in ~--actioil COSTS zs a. share .of the l:r<8BartiOil 

inweE~n~ by more tl:um. 14 per-~t. 
7 W"b.ether nch ~-clG of a d.iffcr;:nti:;:1 effect b:iSed DD the type of BDVe is- also trile ofT'oml1to-'s Lli is au !sue tbt lllt5L 

~?;:n for ro.'tl::L.-:: ~iil.-ch 6at is abl:: to cr:>...c:k i..-rd.:.=vi-+la1 mGVmleI:i~ M[ just ho~ sale c...'"'U!lts_ 
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res-~e: h-CH15Tr.g 1T".s~~,~Ons:: sales- or s1ngie--f&.-cily' 
r 'h' i ~ . -t _.J .c.3_ ~'-,,­rrc:e 010. nouses - .t'.il1IlIT.tly compo-sc:u 0.1 uetacL.eo.., 

sEmi-detache~ aDd IO"\.'if toW-.u.hOLL~S - listed in 
the Multiple Listing Service (rJ:LS) ad sold 
betw-een J aTIlJ2.I J 2005 2TI.d J1lt""1.e 2012. TheSE datt 
COv"E::r a lz..,./5,E ffirre or the ove~alI housm.g 'T< .. ; ic=t 

in. the Greater TOr-DITtO .F,sea (GT~-i.), g I EXclude 

cOlJ.cio7T11'~TIr:i:l sales from the analysis because S'""tlct. 

lli-Uts ~"""E after,. sold diro---ctIy by develcpe..:--s and 
not ~T1clu.d.ed. in the LvlLS daD:l_ FtLrthe:r, it seems 

reasonable tq expect that COruio7T'-i";:IlD:l sales 

- ~w}.rich hz.v"E a lo1f¥'IT av-e.rage V"""due rna:!]; sh-:;.gle­
f::",;ly homes - are more ill'"?!y thm ~I~le--f!::'Trily 

Gwelli..l"J.gs to be bOilght by sst-t:ir:DE hcmebuJCf5, 
"\mo recer-v-e a i~Tnlted reb:2.Lc of their tax paid., 
although to my kno'i-'<'1edge tb.~l.e a.:.--e no data 

aV8:;1?;1--le to confirm this.9 

To assess t-he effect of b.~e LIT OIl househo!rf 
mob11~t;1!, OIle must dis+Tnf""ili.sh it from o;'EraIi 
ffirrk.et tit-Dds aIld local re"'.J estate m-::;,k=t effect:3~ 

For FX::I"'T!ple." theIT"W'Ere slgrrificant w,,,t"S in the 

eCOIlOTn;C: cycle, prr-ticuhrly ill the hou.sDg mill-=t,. 

behveen 2DGS and 2012. HmlS=sg price5 md ;-hE 

level of lran58.L-tl0D5 ill the orQ:;:;H mrrket rDSe 

bCG'¥eEn 2005 and 2007~ ady to faIl {[cicHy ill 
2008, fullowed by a.!l~"EJJ. :&ster rise st~uIlg ill 
2009. AccO-rri:;ngly} I.Ecla.Ie the fu"'lc1ysis to n&--row 

• ., r ___ J'" • ,. . , 
reglOIlS :.lla:t raccu S"1m1~:li eco:o:.OIL.LlC coIlm1J.ons ana. 

local :real estate- r-J-,zr-acterisrics-: but where SOme \-veze 
subject to ~he TTT 21lc1 others 1vere not T,., practice, 

~lli means bo'i<ing at h01l.'iillg s21es in small regions 
_1 .... '1' 1 't £"7 __ .L .....,...." test ~L .!I . rm' 
3J.o~g lTIZ Domer O,L .l.O~G.!.!.[(L ~O L U,1e E,i..i.eCI OJ. ;-.e 

LTI: I com.prre the .G~s:...S ill. the rrm-,-,her of real 

esta.te trulsactiOD5 in sT.1.burban mUJJ..icipalities clong 

the border with Toronto with thDse in othen·vise 

similar areas ofTororrto thz.t rn--ddle me bDrder of 
su.burb21J. m1lIlic:ipalities. By cOTIlpar.LIJ.g the ch~"ges 

in ear.ll area before and me:r the introduc--Lion 

of the LTI; I estirr:.a.te how the pa.t:tem. of ITcl 
estzte tramac7.i01::::S ch?~ged ill rnz"k.o.ts thzt cou.ld 

be expected to show patterns STm=lar to IDOse of 
D:eighbD~.w:rg :o:mr}~tB but for t"he ~!..troductioD. of 

the LIT 
More sp-=ci:fically;. I isolate the a:na...lysis t-o 3 D 

"'forw-ard 50:r--..a.tiOIl a.c~cl>T-' (FSF--5) - postal dElivery 
ZIT'a.5 tha! dEscribe an a...act area of a city - mat 

dit-ectIy tourh Toronto's border (see F1g-ili-e 1 
fDr details, o:n.d the P"_FpeT'd1x for !=he r-::asorrs for 
selec:t1T'g these pa.;.U.cruE FS...A...s).11, lS approach is 
sTm~l~;- to IT~t of D';lrhi.::, Dur~:;mtDn; and Tili!2ET 

(20087 2012)1' ~G TIS;: a finer level of geograpHcal 
~nril to icl.eui7ry pre-::ise;ly the distanCE of each 

real E5T~te ~"saCtiGil from The Toronto Docie-r 

£rum 2005 Lh,.--olli:~ .<.f)..ug-UEt 2008.10 T,"ev find that 
Q - ~ 

ne-irh-' the lEI"-:ei of spatial ~.:.eg:'~on nor di..<=tance 

th.:.--eshDlds S:=iZ""~C".....ntlv ch~ the res-citr_ll 
'--' -' '-' 

B~'Zd OIl theSE finriTngs, I USe th~ uLrr'..Der Df real 

g The oeihodolo1:J' I m:e is mown as a sp<-tiilly Ie:::w..:d ~w-c~m--di.ITereD..ce e;tis.zre... 
9 Irrvesto3= o:r hn.-ilorrls who pun:hase condDminiu:ms md. do not oc:-upy th.e:r:Li Z5 their principal ~sid~CE withID .;::llne 

mon:tts of plli ... h;!Se 2IE nDt elig-'JJle fur a re:bare. The ~:m.&""eS: of r:he share of cOV...ciO",TWlliIl urr.its plli-ci>zsed by mTI:itt:rs 
~ , .,;- '!-';"+'''O . b -,.l:' r-J "'-nUl T ___ 1.; ,. ra.rrges :rrom as: 2:.::-w 2.E J,..;J pe:rce:J.! 1:0 ~ ~ ...... 2.5 'J! pe:rcrnt ill SOID-e.!h--w" till·,.r-;::y- v . .!.og"'"...e ..::.u ,. ~ W"'~ iillaD.,t: to a5cem 

fro~ the ·-!ate ~,l...e-J:t.er 2. co!!.cb ...... !mum W'2.5 pur-J:msed bym T-IT'\!estor or s p-:in.cip'2l!eS-.!.Clem_ 
10 Tn.=.~"O ~or m.e6od.c-lfJ~;.C;d dlif~!oCeS be~ this (Am.tr>_"7f.iary arrQ D;;;-1-6s, Dur<L"'lroL!:, ar:td Tu..rne::r (2008,. 2012) lh-e,. 

Et, instead of~..ng me ::oU!lt of the !1lliIlhe:r o-f ~aa:iDns pel" mouth per p0SDli rock,. <3 they do, I use me cmm.t of me 
rmlIl.h .. ..4 of 'tI';;DSad:iarrs per FSA per Illon:;:h; secorrd., they c:~kul~ the p.'-- . -<:e- dist:iott of the cenrre of ~c±. posr-.J rode 
Em the Toronto border TJ.2ng Gee-graphical b...far"""RDOI! SYSTI::2 SO:-L .... <1..!...., while I ci.efTne the d.k.-ta.~ ttl tb:e'Ioro:w.to 
berder b~ :.oldy oa "'i'hether :i ¥SA abut:; me bD-!d.ec 

11 A £ncr b-ci of ge~pbcal d~ rueD. as P~~g onIj- pod cod5 thar clli--ectly~ w.1:!,g the Tororrw bomerwocld provide 

"ll ~a~ ocgr::" of cerr<lli:!.ty_ HOWEVer, d:lli: ~!D-a± world proTId.e f=w r::;:d e>;i:aL""e t::ra:asacrions to CO!!i.p-a;.-e.. 
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C:S"'""12te tr'2..D.5actios per FS}~ per mG-n'Lh; as tb...iE :s 
~ • 1 '.:J r- 1 1". ~ ~ • ~ tb.e Sl1I!.p..ces-t metr.L:w...1 or QEi]rmg mE lOca.tJ.on &.lD 

+-;m.in.g of sales. 

The methodology rests OIl ;-he a£3"UmptioIB ilia!: 

there ~<:e DO other i.r!pc-rtzD.t md illlobsened. 
ch~_D.ge5 iD real es.tac.-e dern7"d m Tamuto :reh~'E 
to ot"h r:.r .i:IlIlT.Jcipalities ill the G'L6.:..; 

ill mnrr}MpWtie.S rn me sLlldy arc:c. e:xperi=-""",pd 
si.!IJ..ilir trends ill hOEing derrrznd;. 

:all m~m;ripilitle-5 in t.\e GTA face the sam-e 
se2SOl::'ci re-:>..l WLZtt pa:r-c.e.:.-rrs:; arl1i 

±e in traduction of the LIT ~ sudde-rr md 20t 

anticipat=~ by buy~ 

Let me e:Di'l7l1"lE these assumptions-in some detail.. 

?;Lai estate dem(;:rd iiZ- TtrTcmta a:nd oIiJer GTd 
ff>Y.:nidpal;;;Zs: Fillm2005 fu..-oub~ 2012~resid.eIlti21 
property tax rates n l"2..I,:;e 1IF~n1CyJities v;f"mn 
, "~A· . J,"" . 1l~1 . me -..J L have ta...~n ulttcreIlt paL.'l.s." 0 control 

for ,..~., e parenTI::' 1 E:ITecr of sum dbrergerrc~ I a?rrif'-Q 

a pIDJSV ror the Z"1E~-e total residerrtial property 
t?,""C,,"-S due on detachF¥i nODes sold in an FSP~ in 
each y--ea:r from 2005 through 2012 to t.~e aD.ILlysis. 

Ho-w,=v-er,.IT oilier gc-I''eID2E:Dt poLicies tha.t illect 
real eITaL"-e ciemaIld ch-ar..ged in some milllicipalities 

but IlGt OIDo.""'E - s.D.,h as mcreases in service 

quality,. czpir-.J. ID-vestl:nents, Dr ch~~s ill thE: 
demob.l.ap~"1C rh-z;-acteristics of rreighbD~l:rhr:-ods­

the effect of these w~TIlges 7Tl1,::-h.t be COnfQUIlded 
Wi:til the esf"rmzte of t-he effect of the LTT p __ 

might na"io"E r-h mged in some ma.l1ner because or a 

change 1n lor-....al conditions; such as the location of 
IlEW schools, p2..!.-ks~ or other public f~cihties. Some 

neighbmrrhaods m,zy be more desirable than otherb 

by V1.l.-t'<lE of their locati~ but for reaso:o..s r'hat 8"e 

location-specific ~d forwn'ch the "'r'?iy~iS cmnot 

cOiltro-L 11Fhere these arnecities do not change 

DYEr tim.e - such :as the loca.tioIl of s-I.lb-~ay 5"""L2::tio!lSr­

h ~ gl"n;vays) or 0 mer fud am.cr.l.=.~es - OlY-: CB..!..""l control 

f.'Jr the ffiherent desirability of a n.eighbourhood by 
comp?nng ctr-~es ill sal::s per FSP:.. over tiJ:ne.ll 

Trerdls in IxrdSingaem.{l:1Jd" A .related ,-lv'nge tha.t 

might hB'E ororrred OD. one side of the border 

bu.t nD-t the o'--her is ;:m illc:rease in lle1"f.Te...Qd.cr:rtial 

I"e--d estate irr~'estm.ent;; potentially rcsl.utillg iTI 
households: b-'-!.ying D.E¥iT "nTis - {O~ vvh~cb I do 
not h;:r.,.--e sales data - :instead of resale units~ If 

h01lSeholds Ere better ilik to. buy !leW housir~ 

nnits OIl one side of the border man on me other; 

this ~'l!ould. affect the !es-al.ts.lu zeaIiry; howe..,-.... !, 
new COiL..~"'£IiOIl oflow-rise hDFoz1~g has folloWEd. 
SIT.r1f2T trends iw. outer Tbronto and suburb£.IJ.. 
m7rr;;~paliries; mOreD"VeI...rre"W COJ:iS"tri.lctl.OTI. of low­

lise hODs-Ing - inclFd;ng; by d.efuitio~ siIlgle-f.::mi1y 
dwr1i1Tlgs - is 2. S<T1?H fraction of the amotm"t of 

resale low-rise D1J.its alo:o.g bOTh sides of the border 

(see Figure 2)Y· These fy--tor:s TIu-+'er bolster the 
p<::e ['_,I not c..rral:J'Zllg coruios-inr.1m. s.aks m.d. fur 
isolaring the study i::O law-rise dwe111ngs.. 

12 B"2..::i--ed on pFioj;shed :o:r",;dpl tu ra!ES, ber~ 2005 sci. 2Q12 the am.OUlJ.t of ffi""""c::ip"J pl.Vp,-,-""tJ ~ due per hous:­
~g a.,. ....... agE salE pria, ):lot assessed. Friu.e- In the Fs.?"s bo?!. . ::-rgTO' ... Oll!.. ... i:nc:re--.::.sd. by 34.4 pe:rcenr ill Vaughan, 3'.5 

~"'""'Cent in :\biss-~c-a., 29 .. 7 pe...~t ill TCfl."iXtto, 36_1 pe:r-, ... nt D."'l Pid:.e;:=.ng. -.u:td 4-5 .. 6 pe:cCEut in. ~i~L~ 1J:ri.; is ouly <I. 

p.<. ......... }" of pID~rty ~s due,. gs dJ.e act"ill<l aDO'ULl.': paid WIJl de:prod O!l the assess.....""Cl value of E.. hOIISe. 

13 T.'-,;:<:. is !m.vw:u. as 2.;;pzrial £xed effi.:L.""13 model p.Jl. rer-:Lits I F2.,-",.....:..!.t m the mlriu tE::rt lISe FS"i. f--...:! &....~. ~ the Appen.k 
fc,.r 2. disca:ssian of diEererrt ¥cifi..I'-~rio'J..S..ln. the A..ppeu~ I shaw thzt the porerrtial e.ff=ct rh.:at the col:lStrTI.cion of a 
~ sub \if a.: e:;crer-...csio~ to AO.r± TOD-rIca would tm,.-e Or:! sales is Qegllgi..Dle. He # ....... cr, if de::r';t"nr! fur locarioIl","",",,"'"Pedfi.-C 
ch.ZI"""aLl-"';'~"'"'ti:;::s. h.as +pged O~ ti:me :.ince the mtroG.".l.cD.on of the LT!, this .IIIig""ht meet the ~}rsis: .. 

14 Da.tt. D4 :w.eW" OOuci.,...: d-~-bpment ~ De ps,:4.. level wt. ........ ITot ZF"".,ilab.le at aD. zifon:h.ble pria: to L~ arr.ilior, but th..~ is IiO 

B. 'pI ~fffi ~";50I'"i. to believ~ tbu: nEW" hon~",,~ devElopmen.t in S'I..iliu...-bcc r~mm7Jities is s:p"1~2ffy concr:n:ca.ted on ~ boro.e::r 
in any iliffu...rlt~ .. H-t~ m tb.e City o...-""TGw-..,m., f$le1fds of d.evelDp!Il~t on eri side of the border Ee roughly ::im;\"-
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Ch&'"1g1n& IEal esta.te tE.:."'tts and restrl\..-ucms Grr 

the devel?prnerrt Df ~~.!..~ccitIlr',J and grem sy-a..ce 
r~ sFhurban GTA. rri'acicipgiities seem to hT¥'"E 
con.t:ri...buted to a booD in cc·ncio"T!1orlu..rn d.em~':1r1 

in d-:rwn;"oWll ToroIlto~perhaps at the EXpEDSe 

of o.ern::.nd fOI suburban., si"o-lc-f;:;rrrHv hOTI5in~. 
-~ .. '-' 

But ny potential real esta.te shock thzt :;;+Fected. 
;; , '1- - - _. V"", '.' _. r ".ie-mana. eq-ilwJ Tn OOIo..cr ~:;:,.L.~ OIl bo-IIi. Sld.es Dr 

the T o:raIlto border - s-uch. 2.5 a ETtrrge of demand 
for cr.LD..g ctoW1ltovV1J. z.t me expeIl5e of r-he s0wbs 
- would. hT¥c no effect on +e results presented 

here. Havvtvc..Lr the estimates f'j-ight be :<TFected by 
r"hmges ill the .k1:rrds ofbwj"E'L3 w"ho ps,;, ~E: homes 
OIl oue sick of me Dorder as opposed to the other -in 

. response to. the ITT - t"ha! is, those who knaw they 

-". 1 ,." • L zre more llk.ery to .:rel.oc.ate m Lt!.~ 1'ltcrre- mig.ilt ,a.,:..'"7e 

IDOV"F'".n. to S'J.bm-b2!' cities ill <NGid PzT.1llg the tax: 
IIlilltiple times. 

SprrrOT:.ai 'Teal ~-tafe pattf:fTtS: Re---J e:o.L'a.te sales 
FTh:::'it a p!LLw..Jzr se-".,.ron.a.l ~ with as~LLifiryry~ 
Upsw1....IJf In sales clili-ing STIm:-mer mon:thE. I account 
fer tllis SE:ESOn.al. pat'""LE.!..~ w ~ ,~rh holds ;:" all GTA. 
mD.Ilicipilities, by using Se--db-oil or II!:orrth-of-}'eiIT 
cO;:ltrois ¥¥h~""C appropn~+=. 

'Ibe ~"7.£nti-ripated EFT: .P-Jthough ~.51z.tiOrl 
gLdlted To!"lliltD the power to enact an LTT1 it 
Vt'"a.S- TI.rrcert';rrn if The _city wucld choose to do 50 

• ~,. '- ' -'~ , T'T"T" f?trl =r lim 1IIlpa-se ower tues... l.D.~ the .I...r.i. 1 S 
, .. ,j' r + "C'~"" c:il ""h ,0 m~TIfu aEIea .. i-L hI GOl!Il iIilollL ' ve mau..e 

its Z!lD.ounc:emerrt m OCL:Ok Lr)(J7 ~n the more 
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unexpette~ ad res7rte:GtE had ocly a ~lmfted 

window ;" which to adjust their berutviour in 
-. . rth h -I' ,-, 1- • antlClpatlO!l Dr ~ ,E- C,,-,-2.i"!.ge. _t!..S lln>iKE1J that mmy 

household.s chose to b~.iI1& forv.rard to kte 2007 

hous;ng purchases they had lilterrded to "Tak-p: IIiaTIY 
ye:3.L""""S later.; sur}, as ill 2011 or 2012. 

me 22.!y.--sis <:r.OV';B~ in sho~ thzt the LIT h,;,c cwsed 
a permaIle!lt .redu.ction ofhoUEIT-.t.g t:ra.n.sactloTIS 

in Tororrro, and f-hat the eifect has been most 

sig-cl£ic8lt on h0usenolds in ~as ".,.vith. The lowest 

S:Ue prices.. 

.lCeauced svles:: By iso12:ring the dIed of the LIT 
2nd adding additioIl'""J. controls for t-ne nan.LiBl 
seasonality of the housing m2riret1 ;:n---er~e house 
c.ha.racte~stiGs Tn ea,}; FR.~ property ttx~ and 
the over-;;lI treD..d ~n the lJ.ll.IIlDer of soaks m Toronto 
(see the Pl.ppeIlctIT f:>I details)} I £nd T1;~t th.: LIT 
r-es-ulted m, GIl a¥-erag-e~ roUI fC'YYeT sales per month 
per FS .... f,.L, amOlln:hn~ tv al6 per-cerrt d.ec-ease in 
s'2les vollliDE (see Table 2).15 Based OIl the nTl~he:r 
of sales of :i<Tl,:-1=-fp-;-n;ry'" hDlL..-q:'S ~" all ofTorDILto in 

2011, I esrimate that sOOut 3,500 su.ch sales h<LVE 
been fargone'per ye'""::e because or the LTTYi 

10 

Th ;5 effect snocl.d logieJ!y extEnd. to other 
,,~ 'c1 "1 __ A1' , p...-:rt:5 Ol ! Drollto s ~ estrte illE~L .!u.tcwugn my 

- b..l: - 1 r -." . , c-trffiates 21C' aseu orr 51.n.gle-r::>m'!y nOlsIDg Sales 

along the border DfToronto and its sub-TIIbs~ this 
ru-induced gaD beLW"e:n what sellers are "\-~i11rp;- to 

~ ~ 0 -

accept 8lQ wnat DI.!7e.r.--=; Ere wi111ng to pay applies 
equally to sales throughout 'ToTOIlto, not only to 
tn.ose along the border- The COncllli-lO-Il that the 

LTT rduces Lr~£CtiOD5 zpplies eq-!liliy IO '!he 
homer orToIDnto and to du\-:nlto--wn Tm:"OIlto~ 

hD"-'YEVEI";. it is impossible for S-:.lrh an -analysis to 

~rrr2I1gle the etre.ct of the ITT fro-m 1lI.!.derlying 
market tJ:'eIl,.:j":: in-a market 1;12 QO'WIltm-'V!l Yoronto's: 

-CQ-!2do-;n~",;:UJJJ. market;. -~;r-:h.Ere there is no compfu.-able 

real esLs.<-e ma:-ket thE! is DDt subject to LTT 

Th e dIect of the LTT on traIl5a...'iio~ also "\-""2.-ie.s 
by average rreighbournood sale priCE_ In sepzra.t1r1'::: 
the FSP..s mto- tb.o.se where the <rvera.:,o,:: v-d.-lE of 
homes sold is eit-hez abOVE or belD-w the .median 
pr.LCe for hDmes 11< the G-'IP .... in the }'E"""~ they WEre 
suld, 17 I fud th';11 ,he Zl;'pnDer of i::r".ill.Sa....~DTIS in 

FS.As where the EVerage sale pi.u:e W'"'c.5 below the 
,- rl" -- ['7"'hi ':ll"""" • 

IIlem~-n rell by,Lj Pe7....Erl.t ,see .l::LL.-.l.E: .J;. lransac-LlDIlS 

ill FSP~ "'f.mere tb..-e zv-e...--a.ge sale price WEE ihove me 
me'-1l~n ~:) ?1i;. Dll-t by G,,1y 6 perceIJ..'ty a r-t:dUc:tiOil 

so small That it is statistically iDdi.o;tD."""IgT,:;,;-h?hle from 

15 'This G tr..e perrE:::ctage .-t,~ ~.2g the p-'-__ ;c.!. ... ~ ~gre.siO!2 :;:pec::ilicatioJ:i of Eafes per FSA PI::[ mozth m a ~-d Effects 

o.c--rtiTl8}'" ~q: i>!f~ re~""SiQIL. I caL.rvl"""'d me per-'-.!'rlmgc ch?7"'ge ill sales by drvidir:!g the wumaterl crwf}"';f:!lr o-f me 
.red:~ctiD!::' 0-£ szles of -3.9 sales per mo!1t1:: p~ FS.."\ by 25, thE me"".:1l rlumber Gf sEles r-..z FS.-\ per- moIitb. i:D. the G'L'\. 
be~ 2005 ~d 2D12. See the .. !l..p?er-~ fa):' G.eruk 

15 Dac.bis, Dtl.!.-ri.!.:.!DLl, :md Tfu"7~er (2(rJ8, 2012) s:i771'1..,..,-1):fuId. &~aI szles per postal code pe:T 'ffioDt.b_ fell by If }-o::r~r iD ilie fuse 

eight lllO!:J.!hs of the exi::-re.llce of the fIT,.n:sulting S wDur 3,500 L w ...... siagk-fzrr,:;ty ~HiT>~ sales pcr JeaI" in Tororrto_ 

B~\l5e t.'1e co~d.o7ili-ITu.I:Ii. m£Iket hl.:d.y ~$ very differe:I.t ma2.~ ch'.i!-~~ I om::o,o[ esbm'6re the r".-d.uctiD-D m 
the Il~'::n-her- of CO~..0;n;"71-s:rr sales- EFjudirz..g mESe s-des- rn:a.kf:s the e..ctim.ate Df aDom 3.,500 few ...... s.ale:s- in Tom:o.m E..ld.y 

17 U:f.illg a CD!D.p2SO!1 of s--.J.e p-riC5 ~ zn.d belc-,;r me me4:"'v price,. "rf-,...,. than. a. fixed price- cutoff; ~~-ols for the 
potcr:rtial p-rD-bl~ aflooking at r..~e number of tGiD..s:2CtIDllS of no-uses !cld t;:t pri..-es bdow- or ab~ a,c; ~ price,. i0ce 

a gene.:nli tLend ofhoU5e5 inG::~n~ in ~ 7T'j~ refiecr ;,-Wb hOille5 sold bd.a-w or above the 'fixed cnronlirze due iD 

the pcice t::r"e:I1d. U::-i-n-:: hD~ above or below ~ ;uI;:lU~me+e::r; ths con!:rO-ls for this !1~al p"--'" +mge.. Tn 2009~ the 
twe:D....7-fu.~ fifM..Et:..~ ;;:,.-d seYEm:y-fi...fi:h perce:c.tiles ofhmse prices s the G'L4. ","uC $35~1147 .$417,053, a::ad $48~,227, 
re..o;pel...-u.¥Jy, ~zs ill che ~:;r two qua;:i.w.~ 0£2012, the eCf;.h~'"alel:it perct:utiles \.~ $433,855, £543,315, md ~525,687. 
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11 

Rednaion in ntnal= of detached dwclling ~ns. 2Q11 

Awragemnes of sales in FSA ~ ~ GTA median 

zero, T,"'j~ sugg:"'-St5 that sdle.o.-s ofhom~s in areaS 
"\rith ID~'Rtt ..r.rerage rdues are less w,11lng or able 

1 . -I- ...... - ~ 'h " Tl"""""'V"":' 
to accept 5?-e pr.!CES 't...Lrt are aII-ECIed..J] the .L...<ll 

th81 ~-e seIlEL-S in are:<iS wiTh bi5~er-mlif: homes. 
l~ otably; tb-.is effect is present evEil though the tzx is 

progrcssr.re with respect to nOli5e price. 
Substitutirtg rmo:omorl5..Jfbr mcltli:ng: In arlch=-tiOIl 

to a ,- .... .J. estzre tI<illEL'"i:iOil boom D. the GT~tl...., tr.~ere 
has Elsa been a srrbstan.w ~pe .in hDushLg 
rencr;;-atio!lS., both in. Toronto and ill s-uburbm 
m:urricipilities.. Some of tills bODm might be due 

-6" 

to COIT!rrIOD. :&'rtOr5T mm. as the 2009 federal 
Home RenoVRtIDll Tax Crofu: (see CI'lf'l;3ria 2(09). 
Ho-wevCJ.; as th.e ITT reduces the incentIve to TnOv"E, 

Town to :IT:sid::rrts instead mi~t hz.1'e decided to 

reZlOVa:Le t.~e;:ti CUIICTIt hOmE to upgrade thEir li:v-kg 
Ep2Ce.. To test thl~, I use ckt?iled riat? 011 renovztioll 

peIT"""'~ts is:rn,~ in the outer boroughs of the City of 
Toronto - Etobico~ NOr-8 Ym::k mel Sc-dIborough 

..:f' ~1 • 1.,' • ; h -., .. 
- ?";;<!. "in I...I2.E ,Ue1&o0lli-m.g ST..!D1lr_aIl. D::nl.IllOpa11tle.s 

from J ;::rrTIE.! J 2006 tb....-ough .l1.pri120 12.!£ I lISE the 
·1 L· ··boh~· total va....UE Q.L perrII.1IS per montn :m L lororrto 

18 TomIlID p~r.des mrorrnmon on cb.e typE. of sttuct',m; bcing built,. the type of p\....!.cit issued,. the FSA in. wh.ic:h the wD±. is 

be=:,r:.g· do-ne,. ~ me estimre4. CD~u dct:i.or, tDS1: Df the prt'~lect. The p ..... mit-isstring proc:5S aIlaw-::-, but does nDr I..!..!.ll¥"""'l:>aliy 
req"~ perm i:r 9P1jc;-ry", to report the esTI~aIed COD5t:n:r:=tIDD. cost of ib~T D:!lov-dio!l... The: vilidiry of the ma!.JBs: here 

is .::o~~ O~ perr:r.i!: ~p!icm,,;' rillt ,-l-,-wc~ the likeli:;,ood of Lepcu:ing crJ~-truC!iou. ccSi3 2l.~ the introduction. or 
me LIT 
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.J 'h:k .• iF. 1(>Tr . .1.' " 
all!l 51lDtIruW mllillcrF'::w..l.tIes_-~ 1. fu!.U mat Ine 

average total reverted v-due ofhousmg ~D.oyation 
penr.J..ts per month in outer TOroI".l.LO lr.!.creased. 
from ~636,OOO before the 7T1tToduc'""tioD. Dfllie LTT 
to. $1,420,00.0 ~-1:e.!. wm.w HOWEver, total permit' 

v--jues also increased in suburb-m mU1Jicipalities. 

U::-iny the. same methodoloEV as move to. 
<=r '-'~ 

diserr:-wgle the effect of thE LIT OIl permits .z;.vill 

QVEI"ill m':::'lket trerrciE1 1 End thEt total pEL-mit va1:ues 

per month 71'1 S!,h1lrD-2..ll Toronto bOTOUg:h.s illcre-.sed 

by- iliout 58 perCEnt ;~ respome to thE LIT (see 
A .. ~_u_· or '~_"_)21"'· . ... _ppeTIiJ.IX 12lJ.J.e ..:..~-.) roT deLLllS.. l.S5 repreSEIlIS 

;., - t... 1 ~ r -!. .. _. .' 
2.o.J.OlII J...!.a.Lt or TIle IDCIE..:iS-E ill rrported pe.!..1..i.!.It mlles: 

per month in s-uburbarr boroughs ofTororrto, 'W~, ~, 
other potential fErtOIS aphiii'I"g thE rESt of t-'he 
incre---~e. in Ienordia-Il v-.Jues. 

I hzvc con:ip~--ed. othen-'¥ise iciEr hcal .b:oTISe sales 

:a..i:ld rcnovarioIlE in Zl---e-ciS gr;1--j-ect and not sn~ect 

to Tor-alito's LTI: to b-olzre ~e economic 
CODScqllt:xes of the LIT on thE: TOID12tO hou.;:-1n~ 

lllarket. I find tb.eL ;-he LIT :redu.ced. the DT.l!D.be:o:-

of single--farrily homE sales per FS-,-l'i. p~ Dlo.ll,h 

by 16 perr::e.~.t} thD.5likely r...An,~;j1g bD~~hold 
T'Ttob~)~ty. The hTgesI effect has been orr ho?'TIE sales 

1 n FS-,--4..s with 21 s'"eragc sale pricE below the F:;t,dy 
me-ii?-T"f price. Mo-.recrv'"E:r~ Toronto Tesiderrt:s appErr 

to be SUDSt::itu.ting he-me renOV"2..D:.orr for reloca:tio'IlS. 

Tt,ese economic CDDEeuu.eIlCES of 6e LIT are 

12 

l1k-Fiy to k 8''-;;1i:ar in or-her jurisdictions t"h'Zt lw"E 
ill::rposecl surh a ta:::x:, e~eri::.i]y mnnicipalties such 
~ Ivlont:re'"ci that levy a speci.al LIT on top of a 
proYiIlri~ fty mandated LTT. 

THE POTENTIAL EFFECTS OF AN ITT 
ON lvtA_RKETS }d";{D BEHAVIOUR 

'The d...s1Eg empird li~L;1.L-e suggests a reQuctio:o. 

in household mobility as a consequEnCE cfhigher 
t:r-ansamon costs has two ma-rn ettects': on ThE 

ecoIlDmy. FITst~ peOple "'ight be detErred from 

Taking Up jobs far froID their phce of ~dence 

or from ~ VI' :tCh ~ n g to more prod:-!.lctrrr. jobs to 
"Vihirh t"hey c::;nno-t reasoD..ioly commute from. their 

exishvg home.. Second., higheT Lra.r.."15&.tion costs 

rn1V:r.t ca1L~, som.e households tD tolerate L~';rog in 
:;~l-suited haDES fo:: long""J -t-hzn they ~yvu1d hZ'v""e 

othe...r-wise desired (Hilber and Lyytjk~1neIl2012). 

Other F10terLLial erred5 irrclu.d.e gove~ent revenue 
m h -h1TtJ; comrr;O=-Lcizl re--d estate ffiFk-et dh,-Wrti~I?-Sf 
and higher COILq:ructiorr CD-~U:.. 

l¥i~"y individuals end Vrn1J.if"S II1O"'I''e in order to be 
closer to 2. job opportnl"iTty. In 2OG/} for example, 
6 pt:..-'Lent of t"he populatio!l of 0 ECD cotmmes 
moved 1T1 the previa-us year (OEeD 2011). Canada 

hzs a high o¥E!""ill ute of :lILGb1trry dative to rhe 

OEeD 2'!'Er~o-e7 -wIth 14 percerrt ofCarrwans 
IEpodn c ill. the 2006 CeilSJ.s that they had mO"red 

19 I 'USe the total vali1.e of ~rmits per month iE aU SUDu..rhan m:aill.cipiliti~ :0.5 St:zti,.-tiCE Ca:r-~ does ::Jot p.c-o-vide spzti2:lIy 
disaggregated permit :illfOrm.cio:u.. 1:2 <ddition LO cDmpai"J..O..g the ,,~ or p~"'1Ilitt in suD-l2!.-bliIl1D:n:-;:;....,Fditi .. s to the 'value of 
pen:nit5" i:w. To!CJ:Q.to bcrough:=., I ilio teST Ihe weer o-f the ITT OIl. penI"!iG by zg~",-eg.....:i.rlg pe~ .ill.. suburbm blliu'~~ to 

'ihe city GuarD-uta as a wno"k:- See ri1:e App=u.cfu: fur d.eruIs. 
20 I ilia COrltIcl fur th.e. n~er of pe..s..., L~i3, mel per:!I!.it ~ues.., iss:Ied (b~"g the rw:ioo of c'b.e To...v:o:tD lIlimirpaI worker5 

strike in J ciy 2009. 
21 To:each;;his estiI:u:2.""e., I take che expDDent of the p,,-,-c...L<erer of the erreCl of se LTT Dn p=rnritv-ciu::s fro:m. rotuiIlil 1 of 

Append..i:x'T"oilile A-3. 
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41.. the previous yE~ n In ... -i..Iberta, the pruvince-with 

the pighcst cleyee of labour n"lDbility; 19 percED-tof 

the populatiDn mo-y·ed in the ye-or prior- to the CEWlE. 
'"[Tne mi6 .!-atioI! of wm:kcrs :Eros areas offew 

to <L'""e'"'::;5 of grcatFJ employment opportunitil!5 
, ,- d ~-, h " - 1 " 1.5 ISl 8Iler:u.L.i to he process or iabour mFT DEl. 

&iju.,'1:me:Ilt to StroctllT"d econo,.-,jr ,-.."hz..u:ge, and. reduces 
t 1.. ., """':'h1 ~ r 1 
!...Lle eCOIlOilllC 2...."'LU. SOLL2...1..rurrm OI lh"1empl.OYll..!.E:nt 

(see Bkrrcha.r.--d w.d K~tt 1992; BeiD.e, Coulomb~ 
and Vermeclen 2012).l'-... t the same ti.!:ne;hlgh 

tra...""lsac:tion 'and rriovillg costs are assor-i~ted -mm 
low~ mob; }Ttyo- of workers (Rupert md. Wasmer 
2D09); th~)' also reau . ..:e the ability ofhDmeo-~rs 

. to 1D.ov--e to 2-e2.S -whe.r..-e 1oC'"'J. am.eillties berrer suit 

household D!"E!feIEDCE:s. which.. bv COlb-ua inm,.7 
..:. " "' '--' 

In the. case ofTamnto's LIT, the ecOWmlC cost­
the excess burden.. or d.~d:wEi,gh.t loss - of the tID:: is 

, -
exacerba:ted by i..he existence of an LIT lm.p-----sed by 
the province of O~~nor which will b.~¥e resulted in. 

fOIgO!3.e ples by bOTTleownerE close....ct IO tb..e margin. 

of indl:ITerence ber-ween mov~ and 5tB.yillg :irr th,..~ 
CUrrent home. In Lili.L!.,- these forgone sales w1Jl Ls:rve 
reduc:e:d the trr...211e base Df the pro\rincial LTI~ 6.m; 
rectncing the LIT rey'"erme 1hz"!" might oth~~se 
have a.c.o:u.ea to the pIrJ1,--ince. z; 

Part of the re""o:.SOn why the LIT is an !n.emMPnt 

tZK is becausE it is applied to a relz.tively Ilarrow 
'- R -d . 1 1-' -!...--a;:E:. _ es~ -EntIal property i3rres7 2pp~eG to the 

broad base of 911 properties in a mT1r"11ripility ill 

a j"e'":O.!"7 do DDt have tb.e dirtortiOIIa.!. y erre.....o-tE on 

mcbiliLJ or the economic costs of an LIT, wt.j~h 
applies only D-n the Sllbset of prop-f.t.-ties sold in a 
. 2-=-U "\.. ---. • .• grven Fa:::· ",;:!{F- pIDp-E.Lt.-J ta."'r.lIlCr'E'""c.SeS., W"!!J..C.h 

are big:hly V=ilible and ~-e paid directly by most 

homeowners - 67.6 percent ofG'L~ residents 
, ,- , , - 20106 d h ,-" ' , O\-VIlea. ttlEli re&lo.ence ill .' an wliE .wre:q pZlo. 

pwperty ta?S - ~l.. contT?.st, Dnly 72 percent of 

GTA_ resir-l"'!lts moved i-nto a hDme plli-chzsed 
that ye'"t.!". :c 

Since Ontario t2Ies the value of the rrmsfer of 

p:mperty from ODE pa..---ry- to afrOther; corporate 

ID-....;.gers and. ~tiDns ty-pically result in an 
LTT liEbility, m;;;1ring CDiT'mr;:rcial trmsartiOlli 

more costly. A fuJrcr compliC"'dion is t:h.a:t, in SlIm 

tra:.D.SactioItS, thEre is ;ao market traIL..t:action of the 
r, . '...l.. by , 

IT2T1S,clicQ propertles ana t.L!..eIe DO CLe'""d 2.S5et 
i ~. ! ... :1.._.....,..., • • 

"V-aLi.le 012 WDlCfl to ass~-s Lile :...2I. t' 1'""~ property 
tax &5'5.eS~i"c.!Tf";: might be mIT of dzte or tncorrectIy 

reflect the ir,.le ms:ket "V"""du.e. of ~n ~-set, re.qnjnng 

&.~ illdependerrt v--dllatioTI of th P pmpe..Ly. 
T ' 'T......-r"··.c -mE eJG.stErrce oI an ......,1. .1 alED !ID.7'.....JIE. .!lIIIl 

resttrrc.tuIiTIgE. In Ontarior --w:t.e::o. a fum tr~TlS-FeIs 
assets betweE::rr corporate p-ntities - so t.h.Et nn? r 
()"'VD.E.i.~~ does !lot ,-h-;rnge - it .!Iill5t post a bond 

of the equr'1-aIentv-drre of the ITT dae on. t-""he 
r..- --'--_ - r - - ~ , , --'--
..L~ mfu~7a1.L'C or t+~-e tr:::m;:;te:r.: £...verr ttlDug:.n i.J.iE 

fum EYentnilly gets the band back,. the carr )'~:.g 
cost of posting t:k bond. increases corpcm::te 

IeSUl-lctUTag costs. -'-~ LTT ilio 2ifects minor 

22 'The 0 FeD does not «po" the cs~'~;"" mobiliry n'" as de~ed h S~-ti£o; C,""da m in; irrternriona! w~= 
o-f mob;:hry;. which. 5t!&g,-:,~ thzt the s..tati..~ Cw.m !lle-~~ might ditter fro.!il irrttr::rui:!iOIlal dm. 

23 See Dart,:;'s D!l::r'a::i:lmn. ;.nd Tu,--:ae:r (2OOg) fur all!.On:; det7v .. ri dScussion of 6e e:o.rrocic cost Df a s.irr.g:le ~ dualLIT· 

1=vied on the 5~e raJ:: base. 
24 Prvperry ~:; are !lOt c:omple"""[y D.e:u.u-d if a 'i:i:lilf"!icipality rrisei p.."'"Operty ineS, people -will p'~! .. -,--h;::!"- less ho.1!Sing md. more 

of ot.her fo!JI2S of ~.!Z1g wd c01::srr-!TI,rcioIL" -which m..'Vkes oth~ types of economic ilisto.cioos . .As ~ Duntt!.too., md 
T!!ITIf:I" (2008") a...-go.e, hCtW ... 'i....., the ~IlO"iI""~C lo~ ~cim:d. with 2 rim t10mi. prop=:rt}rtax L.1'ezille applied on a broader ~ 
ba.e ~~ los than tbDse ;uroc:iacedwi±.1iZ!. ITT ~plied. 0::. a,~1D.a.!.!.owl...!. t:z::: b~e. 

25 These estirrrnt;o:s E:e frvz:u the CeI!5lli Public U:;e 2\'llcrodzta Flk.. The fu:re:.""t bd of geogr:=phic detzllltV"".Jhbk is to:! the GT.-\.. 

I-7CpJ 
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b~.lm·$s trans2..,-Uo:o.s - for exam.p;Le, the ~-fe:r of 
an O!1ta.,.--io proDertv is taJ"..2ble if the identity of a 

" _..l. ~ ~ 

i;m1ted. partner holdillg 5 percent or moze of the 

property Ci\<i.t.igeS_2f 

'1" C ... - r~l~' •. _.!le asC'.;!J,,1TIg of"E1l.-..z 1 trL""<""DTIg.h tile 

COn.st:rG.ctiOE Supply C"htin 

'\Vhen. £ piec.e of land or real. estate IT"";i"f"lges hands­
multiple times; the Ll"l can end TIp being applied 
mOrE thaIl on.ce on the SZIIle project - or OD. 7.:....L-r~GD:S 

of it - d.~ll!.5 its con:;tru.c'"uon process. ~d fu"1.a 
sale.?7 For EXaIDp1F-,:a. d.C'ieloperwho F.rr-illases 
vacant l.ancl fum a land.ow:w.er would pay the LIT' 
on the L.-lltial pnrd.'a~-e. If ma.t dE.reioper then chose 
to resdl the v-a..cant prop~-ty to :::not"her devdoper 
'?i'ho t.'-J.en bn11cLs homES .on it, the LiT "\r:7Quld. apply 
at t"hIee d..iffereI1.t s-tages in me CDiliw. u.d...J..OTI. and sale 

of j! heme a=iG. woukl either be e.!Iibedd.ed. in the 
finai pu..rrh?se price for the bUJn Dr r~-ult 1"r1 a loWe.!. 

1 . r ~ l .... ~' :zg 5ale pnce Ior we anaown.er.. 

.J.4.n IT l" has a. higher deo-ree of ~I-oE.r-yezr 
T.::u.-iability" t-~s;:'l oti-:.:r m2Jor :rE'i-'"E!lUE SOill"ces of 

"fT'nn1cp d;ries - g=.....D.eral pIOpe.,.-ty tges~ lEer fecs7 

md transfe.rs from gmle.r.-rrmerrt (see Table 4}_1his 
high ~-mabiliry- reve:cru.e is ct1.!Z to the cy'"""Jic~ n.a.r-UIT 
of real estzte marh"G, wh-ir-h IIJ?...kes bT!.riget phnn~!lg 

dtfficdt for cities "\.'Yith. 'W LTI1 as E"iiden.ced by 
reCEn.t mncifa.Ih in Tore-Eto due to higb.E:i:-t-haT"'-
apected I"e'"""d estate sales (Church 2012). Such 

14 

-~i-."""- • • ~ ~ , 1"2 . . v"E"!.ll.illity 15 evment IIDm t..r:te 0 percent :u::tere'"'"pe 111 

tat;l Canad.a-wid.~ municipcl revenUes from LfTs 
betvveen1991 82d 1992 (the la...-gest mnual irrcre"~E 

since 1988), while LTT reY~[mes fell by17 pe...rcent 
the previous yeas m.d. by 14 percmt three years Mer. 

Effec.ts orr :ReaI E~Uite Specu:iE:tio!l 

One Tea50rl pOlll..jJ..LJ..akee cite for wanting to­

f.,. trvdu.ce an LIT is to DEb rE"'"""d es:Z-:..e mmet 

spec dation., ami mus reO.u..ce the ;.'Ol.z.tility of house 

prices. Ho-:;.~-e.r~ although highEr transaction costs 
.)..' ,. 1 .,. '- ,. "L 

m1g.l..iL reG.uce 5'";J£:.D. pnce voatll..!.-t:y" wI reclD"ang tue 

;li7TI! heI oI specillRtrv"e tra.ns2.rtions.., this rnect is 
IElatrrely SEw.. co!:C.pac.-eG Y'f 2th that of other factors .. 
S"""llch. as ban kjng supcrVsion {}illdre-:~ Smme"Z;. 
:iDri }:J~aj1.~so:o. 2011)_ ... 4.n.cL~'iTS (2010) comp::L."""es 

the errect of the equr-valent or a three-p.."TceD.ra.ge­
point inwease :in Z""ffra..ge tra:o.sa.ctiOIl costs"~ 

approrimfteiy tb...."'""ee times the o::ize ofToronto1s LIT 
- aD. n.OliSs price ¥u-lc-hEty in. 0 ECD COilIJ.tries~ 
r-elcive to the effects of othf! policv tools.29 He 
fi.,.Gt:" m"dt 51lcb. an. ;n. ,,-~-e was about t'Ho-th-rrds 

r:- .. ,. •. 
as EI[e .... ilic lil rem.lrng yea:r-over-Tc-~ house pnce 

yoh:ril~ty:u; -r"Gcreasirrg the OEeDs me'""6J.lTe of 
b~nl-1'ig supe.!. ".;.sion stricme5S from the OEeD 
average in the mid-199G5 to the DEeD average in 
2005. Furtb.er~ a. three--percentage pamt-inu.-ezse iII 
transaction. WEts W'""::S less e:Efectrve at C"U.!..--bi;-;g house 

price vo1o;;ril;ry-than. a sim~b:ry siz;;;d ill.c:re'"".:..Se in. 
the IespDIl::.m:o.ess of hC"r"!s"ing supply to incre~ed 
&"l"n;;;'ld o:r a o.e>-.LeaSe m the !J]:zx;m.um."loarr-to-

• . ~ TL. ~,. 
V-.,1UE ratlo or mortg%--s:s_ .'...l-I.E:5E .,nt!jT""..gs. s-uggest 

26 14ndT:~r, Tiz:::'&,z, BoSO 199Q, c L6~ secticms 2(1) wd 3" 2d rcla~ Oltz..-io Regr;l?fi"'n 70/91-
27 Ib.E E a csr:e or the rypG. ti:!;: oscach""fg drect enCDtm.~ "%i±. old.cr ~ sales 'i:2:res, DOW r.::p1.aced by TILire-added. ~ 

such as OD.C'a.!..-io's hao."""!I.lDT"~ed. sales ~ (H..ST)" The EST e1jminres this ~d:;""'g t-"hm~o-h mp...:rctz::;: credits. Section 92 of 
the O.!l~!'o Ltzr....d T7"<:rr4fCl T:v:. A~ pro;.~ ;:.lim.iteci. re.:."'Und. Df up to ~2.,.orJO o.n the LTT d:ue O::J.. n.ewIy COn:s:t:rllcreci. own.::r­
occupied h.oP~"""g_ 

28 See Dahlby; S:;:uart" md Da-h7s (2009) for 2. d!sc-~O!l Dr the !D.~ commias thatwould r=s-d! i:::J. hCiiIieb~ aT 

bmdo-,,~ beai=-illg the economic illcid.~Cf: ill l!.. transac-=i..!.OiJ. tzx.. 

29 A .. ,,~"ff5 (2010) !I!.e.z:"~ hOIlS:e price volcl-cy zs the SG.cr.dE....-d deviztion of iU:.n:a.ru. re'""d hDuse price grow±. aver fure-yea:r 
blocks. 
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Larui 'l::rimS:fer T:ll:Xes 

Busi:m:ss t::o.:t:s 

S ales of goods m:J.d services 

Tr.msfe:r revenue-

, P IOpaty t;t:D::S 

P .... ECOlvlNtENDATIONS AND 
CONCLUSION 

OS 

0_6 

16_0 

15-B 

30_0 

P.....esidential property taxes provide a more reliable 
rEven.ue SOu:r:e for rr:n."'..nicip;r 1.;tie.;- arrd liIe less 

b~nrLP.ll than LITs to the :6:mc:tion;ng of labour 

IIl?-rb=,t? 'Ihe::refo:r~ Toronto should j~m.rt itself to 
., ",.. .. ls ~ 1 ' lG tradlrronai.rE¥eD:u.e-r:<:sm..g too aDi..1 rep-J.aCe ttl.E 

LTI -with 2.. l~VCLLlle-eqU . .l.VJ.eIr[ pmpe.r.-ry- tz..~ ie-v]. 
.t.I;.Jso~ provm:cial gov"""ErrDIiill"G t"h a.t @p"ase an LTT 
sn..ould. find -wRYS to reduce t"he c:asC!"'Amg errect of 
th.e tax, SDrh a£ tbrriiT::~ n.·rhring the LTT "\.'¥ith 
Lev-errrres from a broadEr -y-Bile-added tax. 

COMMENLt.....tcl364 

0_17 

0_15 

0_03 

0_11 

[LEIS 

- - M -. 'L ,~ r ~. ~< ¥"""'7ace <.tnnH:rp-2.i. 2'",-, l.r;.--..:n.S!er 1. a::res WTIll a 

Propc'iJT~ 

To:ror;t"Q sha-uld ~d its LTT md. replace icst 

!.eh.D.ile by m!"Teasing it.B ~?,.."tirl p.rDptli..}' t:n, for 

which it has fisc.al room. Ind.~ 2E Ei.rrL Sla~ and. 
T assOTIyi (20ll) shew, Toronto. has the strDngest 
_L T r G'T'~ .. 1-· . 2..lhlty OJ. my ....... '"1. IDIIIl1?-pal.iIY to mcrease 

~siderrtial trr NL"""es -while in.cre:'-£~ .!.eyt""w.ues.3.e 
S-imib,lY11Y1ont:re'""J. o::hould. repe-al its ad±tioIl2..i 
'7'""' ".-en "no ("), b L.r. 1 On IlCi15E: Sales irDove ~.JUv-,-iP'-" :s '-<.l1E ec 

shonld. no 1oI:Jt,---er m::<nd.a.te that ffiL!.l:llcipaLities there 
coTIect an Ll i: and IDnn1)-1f'alities in Nova Scotra. 
also ::hol< lei repeal ~..tI IT"Ts_ 

J. n uro.r."LeS th~ stilllevv a.w.d col1...""tt revErrlIes 
"" ..; 

30 k iIt?:....rr.g dlli: ~CF'TTr',md"t1o~ oo .. '\Icv.....;., I am ootilll:L.ilf«..L~ of!he poren:~?i eCODO=llr hF~'" of~~ I aID. rr.-ly 
::m:r~rring the discn:","';O!l to l.ookir:~g at ? ~ !Il"'~ of reverr-\!e eh:,-;i:i"cyvritb.. respect tD re~ yroP'!! Lj tm: E~ 

1-7Cr} 
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U{£ CD. ROWE IrxSTTIUTE 

f'1 - . 1\."'-""" - k, i,-' r .-1"' , d 0J:1.l::a...:."'"1.0, l-i ew nrl1r.L5W1c..- .!. ,-EW.Lo-Un- I "f'!ICI all I 

LahracioTJ and Prnr-e Echvarcl Ish..i."1d - should 
eliTT)?;-<ate their LTIs as CUIh .. lltly d.esigP..ed.. Mmy of 

these prov-inces rephred their outdated retail sales: 

IZXes wit±!. an H 5}T beczu.se Th e fOZITler LEX r:;:rusea a 
t8:K,-c-;<;.Scading p~oblem sim:rlrjT to that of the DT~ 
"" "." hr-,·· . ~ .. '. ,. . ~ r.:..lmoug UnIar".LO pronde£. a J1'TTljIeQ re.b-a.:te: on me 

Ll "1" homebuilders pay, me rebate is DOt it"1.dexeci 
to marion. Dr to house prices and the £1Jlount is: 
nov¥" Dnly a :fraction of-Lb.::: I.TT p?id tfu.uUghOlit 

the homebuil.-t;"g process. A Ydue-addea tax" in 
contrast, 'l;vould el:;m1na"te the cascad.ing of taxes 

t"'hrough the pmch.k_-tion Ch2 in via inpm: tax credit; 
\.yhile: :-eta~nTng the full amoU1lt of ;-he tzy applied. to 

the eD£i buyer of rt.e TICVIi' b'rjL-img. 
~ ;~n'2) ,. .--b-TT:~;-t \20.1. L-gues -;'"her- an optrm::.! COf"01mprrCII 

t2I Oil hous~ng would levy a 57rnilm- "VallE added 
t2x GIl resale ZD.d D.E'""my constru.cteci housE:S, and 

T"h? t 81m a taX wO-llid [lot be E5 dis-to~Lio-!!.2.i J 23 

"T"~ -.... ."'i""' .-!. (1". \ 
all L.!. 1 IT It pwv!iled.. a rreu.lt I.Pl-S mterestj to 

sellers for t.~s previously paid OIl their origT7lal. 

purc'i-.:::fSe. L ... " J ;7lg 5Tl,~h a t2::::t Drr resale OOrrsES 'WOuld 
be i "'prRctic'"'al, .huYVever~ gIven the often decades­
lon.g gz.p be~Il sites 21lci the c1tr.cnlties of 
IFJo-O[rik-eepio.g \.;-v,-,.;. such a period-

.L~ ;"ore practical appmach vmuld be fo~ 

provinces to replace ,ThE IEVEnues theywu-uld lose 

16 

from e1~m;"z.ting their L1'1s with [Cv1:i:lD.eS :from 
... iiminating ilie ETh--ttTlg preferential HST treatment 

OIl a [rPm ber and other gODds and se:r.ricesJ such as 

E,.Lvceries, or sal~s: from public seC--tO.r bodies. 

Fin::1 HIs LX Ts Cl-C;-£Le ill incentI-~re for firm s to 
organize ttl-e:ir prape... l ... ¥ ownership 2...71d trffiS~G!iE 

so- as to z:void p2.yL."'""±g The tax, while a. more broadly 

based r.J.u.e-added tzx v;rould be neutral with respect 

"[0 these property reorg<3nT'7atiors, 

In s~~m'!Tla.t-y, Toronto's LIT o:Ef:::rs: a nn;q>l-e 

test case for Et. Gnla"t"-i n g the corrseqTI..EIlCE:S of a 

housb.""lg trarr5%""tion t'2.X GIl horrsehoids-' pTOpenci!...J 

to reloca~, Tne ?'i~fy""Sis I ha\TE presented. is tb.is 
Commmtary shows that rile LiT h.as rubstmtially 
redu.ced the volillIlE of hODSir.tg tra."1Sa.ctiom ;n 

Toronto,. v~ch likely reduces: the mobility of 
Toronto fumj1ies an:d. wo:rkE.:.-s~ 2J.d increased the 
propensity ofhomeow:n.en; to renove..te rheir hOiJEes 

r-4"her 71,an to moVE. The~ is re"",:.Son to jh.wk that, 

UIlQeL" sim~h;- conditions,. these resu1:ts wcmld FA lEr;.d 

w at-he!" regiOIlS of the COlliltry as v,reH i\ccordL:t.glY1 
~ h 1""J ~'-I"""""'" -;.iI". .' " 10-ronto S, CiliC!. repe"d 11:5 ,"-,.i 1 ZEQ O.!l.set tile lost 

TIscal.l.ev ... nues vvith less ecoilomica.Ily ri;:;magillf 

property TIlx a4juS'Hnents. Provinces that collect or 

mandztt TTT's shcn:t1:i consider n:strl1ctu .. ! .. -mg- their 

t~ along the ir7!ES of a v-alue-added tax Slieb. as 

meHST 
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ApPENDIX 

To cDnduct my z'n31ysis, I isDlated the for-ward 

sortatiOIl areas (FS~-1s) in Toronto and StL."TDUUdiug 

suburb 2.12 mw:ricipalicies where tr& geDgraphy of the 
FS.,A. that direcdy borders Toronto is pred0T'"171""lrntly 

"d . -. ,,"' 1) ,. 'F"" res! eIlU3.1 ~ see :c- l.gure _ ,aD:G. IgTIo.red : ;::;.l'iS 12 

'Which i.~dustri...al use or pzrklazid precioI'"'1'n';ltes in 
6"ie 2.J."""e23 direcb.j bo;d.ern2: TOTOZl.tO. Th.i.s le-a·vcs 30 
FS1...s: 16 ~T1 Toronto, 2 ~n Pi,...keT.i.L~ 3 i.rr ~lark-hzm< 

3 in Varrg:han, znd 6 D. NJississ-a:a,ga..}:...cr:ord1ng to 

the 2.006 CeDSUS-; Hoese FSiis h2rl -:an average of 

34500 TI:sid.errtS and 11,000 prilrate J.'VP1j lngs. 
I e1~Tnin2."'"Ed a t:!Il>;;1!l nlElDer of sale records with 

CO!lt:r:=-H~rto.ry informtlioTI, S""u.ch -as those with a 

reported posW. cod.e that did not correspond. w=-Llh 
the reported mlffiicipaliL), of the ~ wellir.tg that 
was sold.- I alsD drDpped reco:rO..s for Fuich the 
infrm:naticn GD. the postal cod~ sale da.~ cloS=J±6" 

darl"J or- listing date errtries was clearly D.com:ct 

I calculated the rrmnber of fr-e:hold J""'cTI1;-;g 
, " be ~ .,. . ," 1 < ..... - ~ .:l 'l 1 ' S2..!.es a:[ , ill tn.e l1lfu-vl.GUai P·OSLal. CO'...I.e !e'V""C! ane. 

t""he FS ... ~ level per cak..t-v-t:;,r IDorrth a.nd q-i.l9rter (see 
Table .P.:_ -1). _l;.rL~ the .; ntroduction of w'e LTI~ 
the Z.V"EI"age r.tF'rnbe:r of ~s in. Toronto FS.As in 
t"he ITLldy ~--ea fell from. 23 pEI month per FSA to 
"'0 1 .,,".... - 1 ...:I l' '-~'h 1.,/ S-fueB per- .t ;j..;.""1. per menLo. - 2. l..!.eCll.!."1e or <w-olli: 

18 pErCEnt, 'Z-L""1.d a steeper proportic-nzl f-dl 7TI sales 
volumes than in sublli-b-an FSAs (from 33 to 29 

per FSA per month)_ Conducting regressions of 
the D.lli..!.--ilief of sales per postal code per month .is 
cO"7"r";pu.ta:tion ;lly tim.e cODSl.J..I:IJ.ing:, ho'WCYe.r, du.e-
to the me of the r1~tset, so I do not reporr the 
reg:ressioIlS donE' at this lerd of detaiL 

The depende!rtv--~ahle in the rn~';n renesslons 
~ 

is tb.e nUiIloer of sales per FSA per mOD.:r-}\ The 

variable of h""1ter~ is m indicator rJi..Eble for the 
treat!:ilent med of t""he LTI: which takes the \'"allle 

of 1 for tla..n.sa.ctions that "".veIE subject to Toronto's 

Ll 1 and 0 f'Jr ali other sales_ I TIEe:1 an ord;na-ry 

least squc..:."Cs (OLS) :regression (see colmTn lof 
T" 'L. i ~ '"' :L 1,- . r • \ 31 ~ ... w ... c r .... -/.. as llie D3e.i1De spe-'-mratlDn;, allQ 

progressi-'r'!.ly added. spatial fu=...d Eifec:ts rt the FSlt 
level (cobrmn 2), and mG:;2!h~ hou.se1 ~ property 

trr COD.tIDI& to re--:<i.Ch the preferred. specification 
,., (' 0) -, 

reporteCllIl t:hE. ten CDl.'l"'""""'-n:; ./.= 

I also tested. a single time trend md a double 

time trEnd for"ilie Cit; of Toronto meL folkrwi...!lE 
.; ," ...... 

DSI.h1s, Duranton, and TUTIler (2012),1 cre2.L~ e. 
mDIltbly time tren.d for Toron.to . .:.~ ci"gle tirrre trend 

for the e:n:tire time peric-d p~'""tS that me IlI1:mb~T 
ofhOD..~~ng 5~es per FS-".i~ in Tomrrto illC!:'e'"~e.d by 
0.3 percent per mm:rt:h.. "'"Vith S"":lcb. a cOiJ.:trol; the 

':i"i."'" .. ...L. ~ r.~. . "C'C:A· ..... '..L. '1,-.- B 'D- • ,-r~- c:: .... ;-;.,.. .. C' , _ _ ~C~P(:in. L;..Ce CZSE vI a. "'"""H~--smga ... -... ;'.LDC-<W..I.-u ~r Llle ~t.'-'- • .I.. ez...--son mpo~.., ",,~"'re vw.:w!:tcs maa.a repOITS crrry ~ 

.i"...og1e r.::side.D.ti-al d-:.1I"!:n~, iliE:;:-e a.c--e. :0.0 month;; w:n.en m; sale.=.- 0CD1I:red in my F'"'~4. alD2g the Torocto borda oe\....., ... ED. 2005 

2l:!.li 2012. The. di:;:i..:.ibu:tiG12 Df the ~USber ofhDuses sold is :opprori:rI!.-a.r."'l:ly D-or.::ntilly di..tLili-1:!ted, mrrking OLS a p-Ote.\2t:iilly­
approp::2.1.""e analyris mol I aL.:::o cOId:uc:tEct a regrtssic-D. u.:,.-mg a ?D~Ll ~,,&,-~iw:r; the re5lli~ "l!?"h..>ch a.:.-e very- ",illril-ar to 

those US=-~..g or-mm,C'; least ~--es, a..-e ,,"'r.ii?~ from Ihe 2U!:ho-r upDil r~tIErt. 

32 .. ~ concmls & hou.iwg qniliry;. I mclucL=-d. che fuTIo-W...ag V"'"...r-~ ~· .. ·~.ct~ri.:>"!:ics or
r1

LlOU5eS sold in. ea.ch. FSA in a giireD. 

monTh· r:!'[!Db~ ofbed:rooms, l:!.umber of p-arlcir.5~...co;, .D.~ Df moms, rmm:h-:::r ofb-rthroor:rrs:,!l1l!n:b::r of"kitchem,. 
wneth-er- th:: hOIb"!: hZ5 a den, ~ueth.e~ the house hE a n...-eplace. lot d~m (feet), bt front (:teet), sqm;;re fuotEge of the-let, 

the bg of ~ fuo~ of the lot, L.-0:;~B ofhe8'! 50u..rt:e (for ~ ek:ctt:is, g-~, 0=..1),. indica...'lJ~ ofh..."'1!t type (fur 
~le.. 02!>--e::ooc--d,.- fu.:.-;::d m, ~), ~ of ~~ we (fur ~pk, amcb.~ built-in; 1l!ld....~?oil!!d), imficators or 
~ill-r tJPE: (for cranp-le, 'brick. COI:l.Ci:eL""e, a1npir-.lliIl si,{;ng), mdica.tcrrE: ofb~~ent rype (for ~le, fin~sb .. d, sep~ 
eurrrn.ce), mdicitioI5 cfhos-e: style (fur .~mp-le,. b-~-alow7 nro-storey), jnM-irs:ro!:S of pmpe...-ry rype (fur -.qmp.k,. deWidred,_ 

ser:U-&t;ached.~ ;md the total and log of the e...<=timated zve!'""~ property ~ due per house =01::I:ill that FSol' .. that 8-OEltD. 
.. ~>-.!.'thoug:h not :rep~-ted ill the tcr4 for POlssOD. regressions I used a Err,ited ru.b~ of COIltwls of m;",be:r ofbd."Dr::;:G£; lot 

frDnt 1~gth..lot ~-e fuo~ 1l.ru::a.b;::rof rooms, and prop::!ty- ti:'iXes pm 

X-IC+) 
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; Total numbu of sales &4,278 

: Avcrage price S488J04-

: TDtal numhe:r of szI.es- 13,444 

~ A7eI"<oge price .367,802 

~ Sales per FSA per month 233 

-In F&''>s wh=~"" hou>e 
20.6 

p:;::itt abo~ median 

In FS&where =.geh= 
25.2 

: price below- medi:m 

i Sales pe:r FS.,.,\ per qmu---re::r 69.9 

. P=tt>! of t!wdImg; pcr F5A 
-057% 

'sold per 

£?" - .... r .... t... T~, T ( r 01' - ,n. ~ -coeIIlClen.\.. or !...lle .!-i._.!.. -O.O-O~ D.1:::L.-"'epOrIeQ) errea 

suggests that the LIT redD.cect sales per FSft per 
month by 30 perceIlt A double time trend ror 
Tc-ro~to, for the period from Jan.llS7 2005 th...-vugh 
Dece:mbe.z 2807 a.nd from Febr1.lli.} 200S t-1-;"...ugh 
June 20127 produces a coefficient n~<lr1y identic-..l 

to me prefe::rr-ed. sper-i.ficzrion (colqwn. 4). Results 
for sales io. FSP.~ where Lb.e czverage s2le price was 

below or wove the sedim j"eart{ GTr.>.. sale price 

PoP-LIT Pre-LIT 
(2OD8/]=£20J2) (200512007) (2008/]_ 2012) 

Llll FSkin G-'I& 

79.949 46~163 67,281 

0608,912 &400,626 S500,754 

FS.h S:t:raJdling Burm ifT anm:lrJ 

16,..'J/j 14,329 187&27 

$457,168 $4-13,395 ~524T979 

19.4- 33.1 29.0 

18.4 362 33.1 

20J. 28S 22.9 

55.0 993 82.6 

0.47% 0.82% 0.71% 

- ',.J~. , - -S'l ,-r;-....... A 
15 pIDVL.iEQ ill co.l"mnF= :r and, . Y.:UeS per .l.::J..<'-'i.. per 

'4, h ' . 'd' q".....ar.-ter, W1<--.l. IIlonW. a"""'m1'1'11.es .r"'1-'.!Ece. Dy qillITter 
dFrnTflies,:are .reported 7r, cobjiTj'TI 7. 

I also L~ted the Errect of the LIT byexclnr?TDg 
frow ihe preferred sper-r-h.-atioil sales ll\..'I:!J. 
N0vemDe.r 2007 thrcmgh P,,-pril200B, to eljm;nate 

sales that "",b.e most likely to t.;n;e DeeD. bTOI!gh:t 

[v~Jd by floe LTT~ not y";:,t f?rgone. The 
coefficieut (not reported.) is -359 1 suggestiug a 

1B 
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-8]43"" -3.969- -4.093- -3.915- -1549 -62"!s- -1130-

[S=dmi=or] [3.671] [0.938] [0.968] [0.7&1] [1233] [1313] [3A54] 

-35% -16% -16% 

!A~ofhonse 
ch~=i 

propen:y r:az pzid in No No Yes 
FSA and month ofyez:r 
controls 

j Dowie time tn:nd in 
No No No 

, Toronto (prefport-UT) 

Sp>cial fi=! effi= No Yes Yes 

Houses 'All All All 

~ Numbt=r o-f observations 2,516 2,516 2,516 

Numbr::r- of spzri:a:l3n2S 30 30 

: R-,qu...---.-ed 0.D-54 0.025 0.43$ 

,-,,-- =- - 1 T"'_._ . . ,-
S1.IIIl.J..,lQ e,Llccr as F.i!lerr .D0zmJ:g at the enlli"'"E 5TU~" 

pd.Dd ITt the }T"S ' 'I...d s:pe::iliG?..DIL To ~ 1£ ±e 
proposed ~...nSi6Il of the YDi¥'- USy'-.!..~~t::"y-Spari1'l'">Z 

subway 11" ... .might M1,.'C been spuriously related 
to a ch--~ lTI trmsactiO!l5; I ran a regresmn 

that excluded postal codes in rror-t.h ToroIlto and 
Vaughan whE-Lc the ne'\-v s-ciliwsy sht"tons wou.ld be 
locat."""ed. .!..&.I..&~, The results do nDt diEer substmti:a.Ily 
from t-he pr.efErred ~pecifica.tion. 

-16% -6% -25% -19% 

Yes Ycr Yo< Yes , 

Yes No -No No 

Yo< Yes Yes Yo; 

AboveJ=iy i Be1ow~' 
All moiWmS>le I "",ru.:,. ,,k All 

value I valne 

2,516 1,256 I 1260 843 

30 23 24 30 

0.441 O_~33- DA9l 0.489 

n - T • ~ " __ - T' 'T" ( 
Oil au reS1.G.f:!rb..al peI'ill1Ur-lE'S'ueQl1l .lOIDn.to see 

b.ttp:ll¥'l~;; ~~_ToIDIlto_calopen); except fur those fur 
. • . I ., - I 

n.E'~'\T res-.LCLenrra.L COILst:rucb.On. ma ITIe.Lg ..... d those: 

da.ta "-.J~, h Stabucs Cl<nada dzta OIl resickIltial 
pEztn-it values for the !IF7n1cip.alih f"e o-f~bi»mg",,-? 

Va:ugharr, M~rrt-hrtm, ~ Pick-... eIiIlg. I used 
mucic:ip~ f ~ Lx-wide data 0:1 rhe value of resideD-riru. 
~o!U>-t:ru.~wD-.i1 p~ tn the S[ID.e IIl1..'r.Iricipalities as 
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t Du=myindicatoI if suljecr to TorontO LIT 

[Stmdacd=nrJ 

l\l.omh oIT DIO.D.to strikr 

: [Standacd =or] 

Othcr c:Dntrols 

Observarions 

in ;-he resale h.D"!-;~:;"g maly-s1s abo"VC_ I :agg-Z"Egrted 
the v-.Jue of pe:GJJ.its in FS_t'\s Tn T;:;:ronto ::1,-,ug 

±e border a:Qd the boro'2ghs cfEtobicol.-p • Nor-ll 
York; and Sczrborrm.gb.. I used. a..D. e'LS [C!:' c;::s:lDIl 

Df the log of the total r.JUe ofho~.og perr;J~ts 
per morrth in e--£h r:mmicip<;>Tity 0:- boroug~ I also 
added cln;nmJITJiables to 171dicc:.te wheI! Toronto 
mi!1licipal YVDLkers 1ITre on strike ill July 2009 to 

. cOlltrDl for t-he ciry-~S.Ilot is:sn~,:..g pern;ts dlli~ 
o'-'J..- '- ..-,- ...;. 1\ .• f illaL mOrrill 2nD. pDten::i.LJ ex:penenr''''g a S'IL.-ge 0_ 

20 

OA51" 

[O.o61J 

.1 
-3250""" 

[Q630J [021.3J 

Monrlr, y=i; citj7 month before and a.."tt:r mih- In Toronto 

607 3&0 

p~-:r::rrits issued Tn ~ mo-~th before and ;:L.?J the 
st::r-.Jc.e~ as well as co-rrtrols for the mOilth.:- y'CZI, :lilQ 

city of pern<1t ls81.P1.r-P • .I-~ I used the log of pemllt 

v"'a.lUes, I took the aponent of th·= coefficiEnt of 
0.457; which. ITie---diS that the LIT led to an inG~::.Se 

in pe...~tva1.rres bT 58 percent (coh,mn.l of Table 
.'-::\.-3). I Obf-J;;17led S7TT'ThT results w.1o.en. I 2ggTegated 
the vclue of pen:r-!i13 7n border F5P."s in TDronto 
(COf;1mn 2) . 
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C.D. Rowe mscitute Com.mQtary 357. 

B..ou.sse~ll~ Stephme..A QueJtic:m; if Cre:cF..bility: Er.h£mci:ng the ACW'.fft-ftlbi.lit)' !lTd EffecZi:vcnw of 
frdit ,,-l?vztingAgmcia_ C.D. Howe ~Littrre Co.rn.mem:a.c-y 356 . 

.• ,:,. _1.. 1 _ -I ~-I· J"'" -'.r - D-- ~ D rr , r L ~ - - • ..,,-.-

1 "!lL.LlO ~--' zmes \...-Zve:t et e~n-n"E:,' u.Q..OS. rqorm.eT le j7;JU.i1t.cr:m.cJ!1- cf;;:s J.t:TVrr:eJ rk ~:.u La {UJ-

t:r:lim.ts au Quebec o-r..:i; mais {XutJnt7'f..t'? C.D. Ho~ Institute C017lrr>eui:aIy 355. 

Gross; Do0Ti7v;·1:J.e 1'-<1., mdJohzl Richards. B'l7aid:T!g the Sten?Gtyje.: Jf/by Urb-cmAboTigir..als SWTe 
Highly em ~Ha.ijil!-ess-" l'\;fe~~e.r. C.D. HDWE ilitir.rte Com:men~",. 354. 

SUPPORT THE IN5TJTUTE 

For :O::lDre TnFOIJIlZM:<: on 5l.lppoI"ii.!.!.g the C.D. Ho~ h-ti..t!.ltE's vitzl yoIicywor:k., thro1!.gTI :illcitible gITing D~ 
LIlerr--~eI'Shipl' please go to "~.'1?i'1i':.cdhoWE....org or cili 416-8-65-1904. Lea...."'Il more Dom the Tn~i.lte's a.ctivities. ad 
how ro make a .a.oo.acio.Q. =f 6-::: sirne time.. You ... .ill ~ei¥-c- a t2X re--..cip~ for JUur g=-ll~_ 

,.;. REPUTAT~DN fOR INDEPENDENT, NONPART{SAN RESEARCH 

T;"'e C.D. Ho-w-e lD..:,-ntrrte's reputE-tion for ;,.,ck:pendm4 rEE50llecl an:.cI rdevmt prrbiir policy resea:r-...h of me 
highest quality is lIS c:qef asset, and llTlderpiDs Be C2dibility and eEec~,,-,m::5s of itr work. Independence and 
n.orrp<rrtis~hip a..""e co~ L."1Stimte '7aiueS that ir£o-irrl its zpproa.ch to :re5e--a.l'"....b:~ gUide the aoion5 of its profe:ssion:al 
st&;,md 1;m1t the rypes of fina.::!ciai contri.butlons thu the I .. illtw..te will ~pt. 



9 - 27


	Agenda
	Item 1
	Item 2
	Item 3
	Item 4
	Item 5
	Item 6
	Item 9



