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May 7, 2013 

Ms. Kathryn Lockyer, Clerk 
Region of Peel 
10 Peel Centre Drive 
Brampton, Ontario BRAMPTON CITY COUNCIL 

L6T 4B9 nA-rc. NW 22,20(3 

Dear Ms. Lockyer: 

RE:	 Assessment Appeals on Gravel Pit Properties 

At the regular meeting of Council held on April 30, 2013, Council passed 
a resolution regarding Assessment Appeals on Gravel Pit Properties. The 
following resolution was adopted: 

That Report CS-2013-034 regarding assessment appeals on gravel pit 
properties be received; and 

That the Municipal Tax Equity (MTE) Paralegal Professional Corporation 
be engaged to represent the Town in defense of gravel pit appeals at 
the Assessment Review Board, at an estimated cost of $200,000, 
funded from the Contingency Reserve Fund; and 

That the Mayor be requested to approach the Association of 
Municipalities Ontario (AMO), the Top Aggregate Producing 
Municipalities of Ontario (TAPMO), and other associations to obtain their 
support and/or interest in participation; and 

That Report CS-2013-034 be forwarded to the Region of Peel, Cities of 
Brampton and Mississauga, upper and lower tier municipalities within 

. the Region of Halton and Region of Durham. 

Attached please find a copy of Report CS-2013-034 for your information. 

Thank you. 

Yours truly, 

i^l0&^ij^^/^

Barbara Karrandjas 
Council/Committee Co-ordinator 

e-mail: barbara.karrandias@caledon.ca 
End. 

cc:	 Hillary Bryers, Manager of Revenue 
City of Brampton, Peter Fay 
City of Mississauga, Crystal Greer 

mailto:barbara.karrandias@caledon.ca
http:www.caledon.ca


Ll-Z 

Region of Halton, Susan Lathan 
City of Burlington, Kim Phillips 
Town of Halton Hills, Suzanne Jones 
Town of Milton, Troy McHarg 
Town of Oakville, Cathie Best 
Region of Durham, Patricia Madill 
Town of Ajax, Martin de Rond 
Township of Brock, Thorn Gettinby 
Municipality of Clarington, Patti Barrie 
City of Oshawa, Sandra Kranc 
City of Pickering, Debbie Shields 
Township of Scugog, Kim Coates 
Township of Uxbridge, Debbie Laroux 
Town of Whitby, Debi Wilcox 



CS-2013-034	 *- * 

To: Mayor and Members of Council 

From: Corporate Services Department 

Meeting: 2013-04-30 

Subject: Assessment Appeals on Gravel Pit Properties 

RECOMMENDATIONS 

That Report CS-2013-027 regarding assessment appeals on gravel pit properties be 
received; and 

That the Municipal Tax Equity (MTE) Paralegal Professional Corporation be engaged to 
represent the Town in defense of gravel pit appeals at the Assessment Review Board, at 
an estimated cost of $200,000, funded from the Contingency Reserve Fund; and 

That the Mayor be requested to approach the Association of Municipalities Ontario 
(AMO), the Top Aggregate Producing Municipalities of Ontario (TAPMO), and other 
associations to obtain their support and/or interest in participation. 

EXECUTIVE SUMMARY 

•	 The property assessments of fourteen of the twenty-five Gravel pits in the Town 
of Caledon are currently under appeal at the Assessment Review Board (ARB) 
for the taxation years ranging from 2006 to 2012 and 2009 to 2012. 

•	 The Town's gravel pit appeals have been combined with other gravel pit appeals 
across the province and are being supported by the Ontario Stone, Sand and 
Gravel Association (OSSGA). 

•	 The OSSGA has requested that the land valuation for all gravel pit properties 
across the province be based on one of two rates: 

•	 $8,000 per acre; or
 
$12,000 per acre
 

•	 The Assessment Review Board is conducting ten test cases from across the 
province which may determine the assessment methodology for all gravel pits 
under appeal. 

•	 Two of the ten ARB test cases are gravel pit properties located in the Town of 
Caledon. 

•	 The Town of Caledon's test cases will be presented first to the ARB. 
•	 Based on the OSSGA's valuation proposal, the Town's financial exposure is 

projected to be: 
•	 $270,000 on-going tax revenue loss from gravel pits (Town portion only) 
•	 $1,400,000 one-time refunds for gravel pits under appeal from 2006 to 

2012 

•	 The Town has retained the services of Municipal Tax Equity (MTE) Paralegal 
Professional Corporation in defense of gravel pit appeals at the Assessment 
Review Board. 
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DISCUSSION 

Purpose(background) 

There are 25 gravel pit properties in the Town of Caledon as assessed by the Municipal 
Property Assessment Corporation (MPAC). Gravel pit properties are complex properties 
to value and are generally assessed as follows: 

•	 Industrial assessment: the area actively being used as a pit, including any
 
buildings located on the gravel pit site.
 

•	 Residential assessment: buffer lands surrounding the pit site. 

In 2012, property tax revenues from gravel pit properties totaled $583,835 (Town portion 
of property taxes only). 

Gravel Pit Appeals in Caledon 

A total of 14 of the 25 Town of Caledon gravel pit properties are under appeal by the 
property owners with the Assessment Review Board (ARB): 

• 12 of these gravel pits are under appeal for the 2009 to 2012 tax years (4 years); 
• 2 of these properties are under appeal for the 2006 to 2012 tax years (7 years). 

Status of the ARB Appeals 

The Town's gravel pit appeals have been combined with other gravel pit appeals across 
the province and are being supported by the Ontario Stone, Sand and Gravel 
Association. The central issue to these appeals is the valuation of gravel pit properties. 
The OSSGA proposes to determine the assessment value for all gravel pit properties 
across the province by using one of two values: 

1. S8,000 per acre; or 

2. $12,000 per acre. 

Based on the Halton & Peel Region Industrial Land Table for the per acre value of 
industrial land, the per acre values range from: 

• $58,311 per acre for a 400.00 acre industrial property; to 
• $180,000 per acre for a 1.00 acre industrial property. 

At a pre-hearing before the Assessment Review Board in September 2012, the 
appellants and MPAC decided to have 10 of the appealed gravel pit properties become 
test cases to resolve the gravel pit appeals province-wide. Once a determination has 

been made by the ARB, those decisions will then be applied to all other gravel pit 
properties under appeal. 

Two of these ten test cases are located in the Town of Caledon and will be proceeding 
first through the appeal resolution process. The Town of Caledon has retained the 

services of Municipal Tax Equity Paralegal Professional Corporation (MTE) to represent 
the Town in these proceedings. MPAC has retained legal counsel to assist them in 
these proceedings. 
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Statement of issues was provided by the Ontario Aggregate Association on December 4, 
2012 to MPAC and MTE. If the Association is successful with their proposed 
assessment methodology: 

•	 MPAC would change the way they assess gravel pit properties; 
•	 There would be a reduction in the Town's industrial assessment base due to the 

reduction in the assessed value of gravel pits; 
•	 There would be an on-going loss of property tax revenue to the Town from gravel 

pit properties; 

•	 There would be a one-time payment to the owners of the 14 Town of Caledon 
gravel pit properties under appeal for the refund of property taxes related to the 
2006 to 2012 taxation years. 

The two test cases are proceeding through the appeal process at the Assessment 
Review Board this year with the discovery phase of the appeal process starting on May 
15, 2013. Following the conclusion of these test cases, the remaining appeals will 
proceed. 

2013 Reduction In Gravel Pit Assessments By MPAC 

In 2012, MPAC re-assessed all properties in Ontario as part of the scheduled property 
assessment cycle. In returning the assessments of the appealed gravel pit properties in 
Caledon, MPAC reduced the assessments for the majority of Caledon's gravel pit 
properties. In 2012, the assessed value of all 25 gravel pit properties in Caledon was 
$134,487,000. In 2013, the total taxable assessed value of these properties was 
$108,770,849, which is a total reduction to the assessment base of $25,716,151. 

Financial Implications 

Based on the proposed assessment methodology and proposed per acre valuation rates 
from the Ontario Stone, Sand and Gravel Association, it is projected that the Town's 
financial impact will be: 

• $270,000 on-going tax revenue loss from gravel pits (Town portion only) 

• $1,400,000 one-time refunds for gravel pits under appeal from 2006 to 2012 

The Town has engaged the services of MTE to represent the Town at the Assessment 
Review Board at an estimated cost of $200,000. It is recommended that this cost be 
funded from the Town's Contingency Reserve Fund, account 08-00-900-35005-000
25000, which has a December 31, 2012 unaudited balance of $2.1 M. 

Staff will provide updates to Council as the appeals progress through the ARB and as 
additional funding is required. 

It is recommended that the support from other organizations, such as the Association of 
Municipalities Ontario (AMO) and the Top Aggregate Producing Municipalities of Ontario 
(TAPMO), be sought to participate and/or to provide optimal resources for the Town and 
other municipalities to mount a successful defense at the test cases to be heard at the 
Assessment Review Board. A win for the aggregate association and aggregate owners 
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at the ARB would likely impact the assessments of all gravel pits across the province. 
Similarly, if the Town and other municipalities are successful in the test cases to be 
heard by the ARB, the assessment base and property tax revenues would be protected 
for municipalities across the province. 

Applicable Legislation and Requirements 

Assessment Review Board Rules of Practice and Procedure 

COMMUNITY BASED STRATEGIC PLAN 

Strategic Objective 6D- Improve and Strengthen Long-term Financial Health. 

NEXT STEPS 

MTE to represent the Town of Caledon at the discovery phase of the ARB appeals to 
start on May 15, 2013. 

The support from organizations, such as the Association of Municipalities Ontario (AMO) 
and the Top Aggregate Producing Municipalities of Ontario (TAPMO), will be sought. 

ATTACHMENTS 

None. 

Prepared by: Hillary Bryers 

Approver (L1): Peggy Tollett 

Approver (L2): Fuwing Wong 

Approver (L3): Ron Kaufman 

Approver (L4): Douglas Barnes 

Approver (L5): 
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