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?L.Councillor Bill Karsten, Chair, Audit and Finance Standing Committee
DATE: September 19, 2013
SUBJECT: Commercial Taxation-Moving toward a Three-Year Average Assessment
ORIGIN

A motion approved by the Audit and Finance Standing Committee at the meeting held on
September 18, 2013.

LEGISLATIVE AUTHORITY

The Terms of Reference of the Audit and Finance Standing Committee Section 3.2 — Finance
and Risk Management.

RECOMMENDATION
The Audit and Finance Standing Committee recommend;
That Halifax Regional Council add to the proposed legislative changes a request to work with

Service Nova Scotia and the Property Valuation Services Corporation (PVSC) to change the
commercial tax assessment so it is based on three past years of assessment rather than one year.
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BACKGROUND

This matter was referred to the Audit and Finance Standing Committee from the August 6, 2013
meeting of Halifax Regional Council for further consideration and recommendation.

At its September 18, 2013 meeting, the Audit and Finance Standing Committee received a staff
presentation outlining staff’s proposal for commercial taxation based on a three year average
assessment,

DISCUSSION

The committee, agreeing with the staff proposal as a first step in stabilizing commercial taxation,
approved the recommendation contained in the July 26, 2013 staff report relative to seeking
legislation to allow for three year averaging.

Seeking further information regarding a means to smooth commercial taxation, the Committee
also approved two additional motions requesting staff reports as follows:

MOVED by Councillor Adams, seconded by Councillor Mosher that the Audit and Finance
Standing Committee request staff to prepare a report outlining the implications of eliminating
assessment as the basis for taxation and using the existing year’s total revenue from taxes as the
basis for future years taxes for both residential and commercial properties.

MOVED by Councillor Outhit, seconded by Councillor McCluskey that the Audit and Finance
Standing Committee request staff to provide a report outlining the following:

* What programs/initiatives other municipalities have to assist small business with the tax
burden

* Would the Province be willing to share the required data to identify small businesses in
HRM

® How can the averaging proposal be focused on small business
FINANCIAL IMPLICATIONS
Financial implications are as outlined in the attached J uly 26, 2013 staff report

COMMUNITY ENGAGEMENT

Audit and Finance Standing Committee meetings are open to public and all agendas, reports and
minutes are available on the web in advance of meetings.

ENVIRONMENTAL IMPLICATIONS
= o N R NAL IMEPLICATIONS

There are no environmental implications associated with this report.
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ALTERNATIVES

The Committee provided no alternatives.

ATTACHMENTS

1. Staff presentation entitled Commercial Assessment Averaging
2. Staff report dated July 26, 2013

A copy of this report can be obtained online at http://www.halifax.ca/council/agendasc/cagenda.html then choose the appropriate
meeting date, or by contacting the Office of the Municipal Clerk at 490-4210, or Fax 490-4208.

Report Prepared by: Sherryll Murphy, Deputy Municipal Clerk (490-421 b
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® Purpose
* Examples




* Standing Committee on Audit & Finance

® On December 19, 2012,

“...investigate possible commercial tax changes
including ...basing commercial taxes on a moving
average of assessed values.”

* April 24, 2013 - update/discussion

* Regional Council
* Legislative Requests, August 6, 2013
* Referred to Audit & Finance

To increase predictability of commercial taxation.
Important for businesses with sudden “spikes” in
assessment.

* Spikes caused by data weaknesses but also may just be the
result of a hot real estate market. Council can still seek
improvements to quality of assessment roll.

* Vancouver uses assessment averaging for land portion.

* “averaging” does not reduce overall commercial revenues.

* Taxrate would change. Avg tax bill stays the same.
*  Averaging temporarily shifts taxes from high growth properties
to low growth properties. Allows firms time to adjust.

* Purpose of August 6" report was to seek legislative
changes that Council “could” use.
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Halifax Regional Council
August 6, 2013

TO: Mayor Savage and Members of Hgh egional Council

O . - 1 . : ,. »
SUBMITTED BY: riginal signed by ﬁ) f

Richard Butts, Chief Administrattve-Officer

Original Signed by

Mike Labrecque';/f)eputy Chief Administrative Officer

DATE: July 26, 2013
SUBJECT: Legislative Requests Review
ORIGIN

March 19, 2013, Council Report “Legislative Requests — 2012 Update”
February 2012 report to all Standing Committees “HRM Legislative Requests Strategy”

LEGISLATIVE AUTHORITY

The relevant HRM Charter sections and authority are outlined for each amendment request in the
attached Legislative Amendments tracking sheet.

RECOMMENDATION

It is recommended that Halifax Regional Council:
1. Approve the list of seven legislative amendment requests to keep, as set out in Items 1 to
7 of section I of the revised legislation request chart attached to this report;

2. Include the request, if approved by Council on July 23, 2013, to legislate the Halifax
International Airport Authority (HIAA) Development Grant Agreement as a Tax
Agreement and include it in the HRM Charter;

3. Add arequest to work with Service Nova Scotia and the Property Valuation Services
Corporation (PVSC) to change the commercial tax assessment so it is based on 3 past

years of assessment rather than one year;

Recommendations continued on pg. 2............
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4. Approve removal of Item 10 (Salary Disclosure) and Item11 (Community Council
Powers) in section I, as these matters can be addressed outside the current legislative
review process;

5. Approve retention of Item 12 (NS Utility & Review Board to conduct Municipal
Boundary Review) in section II, as a continued priority of Regional Council in the
interest of good governance;

6. Approve the removal of the 23 remaining amendment requests, as set out in numbers 13
to 35 of section III of the revised legislation request tracking sheet attached hereto; and

7. Direct staff to forward the revised list of legislative requests to the Minister of Service
Nova Scotia & Municipal Relations.

BACKGROUND

Given the number of amendment requests HRM has on the books and the length of time some
have been there, Council directed staff on March 19, 2013, to review all amendments for their
ongoing relevance and necessity. Previously there was no mechanism to remove legislative
requests, once made, and they stayed on the status sheet indefinitely. Government Relations &
External Affairs (GREA) worked with Legal Services and business units to review all existing
amendment requests, and recommendations have been made on which should be kept and which
should be removed. In addition, there are three requests which originated from Council
discussion rather than a staff report (Salary Disclosure, Community Council Powers and
Municipal Boundary Review). Staff have provided their recommendation on these three items
and are seeking Council direction.

Finally Council directed staff to begin work around a comprehensive review of the HRM
Charter, with a goal of working with Service Nova Scotia & Municipal Relations to develop a
more flexible and autonomous legislative framework for Halifax. Preliminary work has begun
on this and will be outlined in a separate Council report when project scope and goals are clearly
developed.

DISCUSSION

Government Relations and Legal Services staff have completed a review of all 33 outstanding
legislative requests made to the Province, dating back to 2006. Government Relations has
worked with business units to understand the rationale for each request and determine whether
the proposed amendment is still relevant. The legislative request tracking chart (Appendix II)
sets out which amendments staff recommend keeping and removing.

There are six substantive requests recommended to keep:

e Capital Cost Contributions - HRM currently has the ability to implement CCCs for
wastewater and solid waste, and is asking the Province to expand that ability to include
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the growth-related portion of capital costs related to Fire Services, Recreation Facilities,
Libraries and growth-related studies. This request is still relevant in terms of Regional
Plan goals of promoting density, discouraging sprawl and reducing municipal service
costs.

Heritage Property Act sunset clause for clerical errors impacting heritage status.
Retain this request as there is a high possibility of other properties being impacted
and the matter is under review with NS Communities Culture & Heritage.

Notice of Claims, adding a 21 day limitation period in the HRM Charter for transit
and snow and ice claims to allow gathering and preservation of the necessary
evidence. The HRM Charter currently allows 12 months to initiate a claim, which
prejudices HRM’s ability to gather evidence, interview witnesses and examine the
location where damage has occurred in a timely way. Transit, snow and ice claims
form the majority of claims HRM receives; however should Council wish to expand
the request to include all claims HRM receives, it could consider doing so.

Search Warrants, allowing a Justice of the Peace to issue a search warrant under the
HRM Charter mirroring provision in Summary Proceedings Act. Currently there are
two different processes. The Summary Proceedings Act allows a Justice of the Peace
to issue a search warrant to a peace officer investigating a probable offence under the
HRM Charter. However the HRM Charter specifically requires an investigator,
inspector or administrator to apply to a Justice of the Supreme Court for a search
warrant, rather than a Justice of the Peace. This request is to bring the HRM Charter
in line with the Summary Proceedings Act.

Fine Collections, asking to enhance the ability to collect municipally-issued fines, by
amending the HRM Charter to make fines imposed by a Provincial Court collectible
in the same manner as property taxes. Currently HRM issues fines for infractions of
bylaws, land use bylaws, and motor vehicles. These fines are collected by the
Province, which manages all collections. However these municipal fines are not
classified as taxes, so they cannot be collected by tax sale provisions and are more
difficult to collect. This amendment request would allow municipal fines to be made
liens against real property and collected in the same manner as property taxes.

Charges for Future Use, so that Council has the ability to impose charges against
persons who will benefit, in the future, from a service (i.e., water & sewer) — keep
this because of its alignment with development and growth strategies in RP+5.

There is one housekeeping amendment recommended to keep:

Surveys for Expropriation — keep request to ensure the Expropriation Act and HRM
Charter are consistent in making surveys optional (currently mandatory for HRM
expropriation).
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There are also three amendment requests which originated with Council rather than staff
operational requirements. Staff have included their recommendations in regard to these three
requests and are seeking confirmation from Council. The requests are:

e Salary Disclosure, whereby HRM would be required to disclose the compensation it pays
to any employee whose yearly income exceeds $100,000. —Retain as a Council priority
but remove from legislative requests as no changes to the Charter are required for the
Province to proceed by Order in Council as recommended by Regional Council.

e Request for the NSUARB to conduct Municipal Boundary Reviews — Retain, as the
current process for Boundary Reviews does not serve the interest of good governance.

e Expanded Community Council Powers — Remove pending specificity of requests coming
from further HRM governance reviews

There are 23 amendment requests recommended for removal. The rationale for each one is
included in the tracking chart. Reasons for removal include requests related to one-time
scenarios which have been resolved, requests not related to HRM’s mandate, and requests that
are no longer relevant due to changes in Council focus or policy.

Lastly, there are two potential new requests to add to the list. One is the request to legislate the
HIAA Development Grant Agreement as a Tax Agreement (versus a Development Grant
Agreement), as approved by Council on July 23, 2013. Currently all Provincially-endorsed tax
agreements are enshrined in legislation (e.g., the Imperial Oil tax agreement). Tax agreements
provide clarity and certainty for both parties about the level of tax to be paid/received, and can be
tools to enhance economic activity. However municipalities are not currently able to establish
their own tax agreements. A Development Grant Agreement is a way to achieve the same
outcomes as a Tax Agreement (by making a grant), but they lack the same certainty and
transparency as a piece of legislation and can be more complex to administer. Establishing the
HIAA Tax Agreement in legislation would provide that transparency.

The other new request is to work with the Property Valuation Services Corporation (PVSC) to
change the method of calculating commercial property tax. Although PVSC monitors
commercial property sales on an ongoing basis, in some cases there may be a limited number of
commercial sales in a neighbourhood. Hence, it can take several years before a clear trend
emerges and PVSC makes a change in assessment. In such cases it means that when PVSC does
change the commercial assessment, it represents increases built up over several years that are put
into the assessment roll in one single year. Hence, there is a sudden and significant increase for
businesses as well as difficulty planning and adjusting. Some provinces use a rolling average to
calculate taxes, rather than just the current year, to mitigate dramatic increases and lessen the
financial impact on businesses. This concept of a “moving average assessment” was presented
to Council during the April 30, 2013 Operating Budget presentation. Staff would like direction
to pursue this change with PVSC. This request would enable Council to use the average of the
three most recent years of assessed value for a particular property and then apply the tax rate to
that average. Presently, the tax rate is applied to only the most recent assessed value.
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Going forward, a strategic approach to submitting legislative amendment requests is being
emphasized. Developed with input from Legal Services and GREA, legislative requests should
focus on achieving outcomes related to strategic Council Focus Areas and the Regional Plan.
Amendments which support economic and social benefits to the municipality and, by extension,
the province, are likely to have a higher profile with the Provincial government and a great
chance of success. Reviews of outstanding amendments such as this one will be undertaken on a
semi-regular basis to ensure requests continue to address current Council priorities. In addition, it
is hoped that a renewed Charter would lead to a more streamlined process and greater success in
achieving legislative requests. As noted above, an update on the Charter Review project will
come to Council outlining project scope and objectives.

FINANCIAL IMPLICATIONS

There are no financial implications associated with this report.

COMMUNITY ENGAGEMENT

No community engagement was undertaken in relation to this report.

ENVIRONMENTAL IMPLICATIONS

There are no environmental implications associated with this report.

ALTERNATIVES

Council could retain some or all of the amendments staff are recommending be removed. This is
not recommended. Staff have reviewed the outstanding amendments and determined which are
still needed from an operational point of view. In addition, the lack of progress on the
outstanding requests over a period of several years, indicates that achieving their passage through
the Legislature is unlikely.

ATTACHMENTS

Appendix I: Legislative Request Tracking Chart Spring 2013

A copy of this report can be obtained online at http://www.halifax. ca/council/agendaséﬁ&géenda.html then choose the appropriate

meeting date, or by contacting the Office of the Municipal Clerk at 490-4210, or Fai‘{g‘, 208.
Report Prepared by: Anne Totten, Corporate Policy Analyst,49(L ’\-
Report Approved by: Jennifer Church, Managmgm?s‘.or Govemment Relations & External Affairs, 490-3677
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Report Approved by: Mart{n‘“%ﬂ\?‘ﬂ “Adting Director, Legal Services, 490-6532




Revised Legislative Amendment Requests
Spring 2013

I) REQUESTS RECOMMENDED TO KEEP

Number | Year Requested Particulars of Request Section(s) and Updated Status
1. 2011 Capital Cost Charges for recreation, libraries and growth studies HRM Charter - s. 104 and s. 284
Request that the HRM Charter be amended to allow Capital Cost This request is still relevant in terms of
Contributions to be collected from developers for the growth related Regional Plan goals of promoting density,
portion of capital costs related to Fire Services, Recreation Facilities, discouraging sprawl and reducing municipal
Libraries and growth-related studies. Currently HRM has the ability to service costs.
collect Capital Cost Charges related to wastewater and solid waste only.
2. 2008 Heritage Property Act Heritage Property Act —s.17, 18
Requesting sunset clause of 90 days for impact clerical errors have on June 2012 — Minister of Communities, Culture
heritage registration & Heritage (CCH) agreed to consider request
and the implications it might have on broader
policy around procedural errors in heritage
property registration.
HRM Heritage staff indicates this amendment
is still needed as there is a high possibility of
many other properties being impacted.
UNSM President has sent a letter to the
Minister requesting an update (May 2013).
Response received in June 2013 saying CCH
is still considering impacts of request.
3. 2007 Notice of Claims HRM Charter - s. 376(4)(a), 376(4)(b)
Add a 21 day limitation period in the Charter for transit and snow and ice | Thjs is an ongoing issue with HRM’s ability to
claims to allow gathering and preservation of the necessary evidence. collect evidence.
4, 2008 Search Warrants SS. 27(4), 352(3), 367(3)(c)

Allow a Justice of the Peace to issue a search warrant under the Charter
mirroring provision in Summary Proceedings Act.

Keep amendment, to improve consistency and
ease of process.
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2008 Fine Collections Summary Proceeding Act - S. 4(2)

Amend the Summary Proceedings Act so a fine imposed by a court is HRM Charter - 369A, 369B

deemed a judgment of the Nova Scotia Supreme Court - avoids an This was originally a 2-part request asking for

application to the Supreme Court which is effectively an administrative (a) the ability to collect fines in the same way

rather than judicial exercise. as taxes, and (b) the ability to impose a lien
against properties with multiple noise

Enhance HRM’s ability to collect fines by amending the Charter to make | convictions.

fines imposed by a Provincial Court: Keep the first part as an amendment related to
fine collection, in order to increase HRM’s

(1) relating to specific properties, first liens against real property and ability to collect these monies.

collectable in the same manner as taxes; .
Recommend removing the second part, related
to imposing a lien against properties. This
was primarily a problem around universities,
which now take a more active role in
encouraging good neighbourhoods. (This is
included among the recommendations for
withdrawal).

2008 Charges for Future Use HRM Charter - ss. 96(1), 102, s.104(3)(f)
Clarify the HRM Charter so that Council has the ability to impose charges | Thjs differs from the capital cost charge
against persons who will benefit, in the future, from a service (i.e. water | request in the timing of the money collection.
and sewer). Charges for future use accommodate

development far into the future (e.g., 20

Regional Council may impose charges (LIC) for the provision of services years+). The alternative is to fund upfront
for persons who use or benefit from the service. Regional Council and recover the cost later when development
approves the services and spends the money providing the service. The actually occurs. Recommend keeping the
cost of the improvement is then charged back to the benefited property request.
owners. At times, there are properties whose future access to services,
typically, water and sewer, is facilitated by the project, but those
properties cannot connect until the infrastructure is further extended.

2009 Surveys for Expropriation HRM Charter - s. 65(2)(a)

Ensuring Expropriation Act and HRM Charter are consistent making
surveys optional (currently mandatory for HRM expropriation).

Expropriation Act - s. 11(1)

Keep as a housekeeping amendment so that
Charter and Expropriation Act say the same
thing. Currently the Charter requires a survey
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whereas Expropriation Act does not.

2013 HIAA Development Grant Agreement HRM Charter — addition as there is no current
Request to legislate the Halifax International Airport Authority (HIAA) authority/section.
Development Grant Agreement as a Tax Agreement and include it in the
HRM Charter

2013 Commercial Tax Assessment Assessment Act and/or HRM Charter

Request to work with Service Nova Scotia and the Property Valuation
Services Corporation (PVSC) to change the commercial tax assessment
so it is based on 3 past years of assessment rather than one year
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II) SEEKING COUNCIL DIRECTION

Number | Year Requested Particulars of Request Section(s) and Updated Status

10. 2012 Salary Disclosure Compensation Disclosure Act
Halifax Regional Council requested that the provincial government Retain as a Council priority but remove from
designate HRM, including all agencies, boards and commissions as a legislative requests as no changes to the
public sector body for the purposes of the public sector Compensation Charter are required for the Province to
Disclosure Act. This would mean that HRM would be required to proceed by Order in Council as recommended
disclose the compensation it pays to any employee whose yearly income | by Regional Council.
exceeds $100,000.

11. 2009, 2010 Community Council power to (1) set area rates, (2) have authority HRM Charter -s.25, 29, 30
over local matters, (3) to amend MPS. Community Council composition has changed
a) 2009 request: since these requests were made. The original
an amendment to the HRM Charter to allow Regional Council to delegate | 2009 request came about in response to
to Community Councils their authority to make decisions concerning discussions on how to improve planning
amendments to the various Municipal Planning Strategies when they are application processes. Since then, other steps
of a local, site-specific nature. have been taken to streamline the process.
b) 2010 request: Regional Council culjrently has_ the power to

; . . i delegate to Community Councils the adoption
(1) amendments to the HRM Charter that will allow Halifax Regional of land use bylaw amendments.
Council to delegate general authority to Community Councils for local R d : g g
g . . . . ecommend removing this request pending

rpatters, with the intent that the delegation of this authority evolve over more specific asks that may come from further
time; and HRM governance reviews.
(i1) Approve in principle the vesting of authority to Community Councils
for the establishment of area rates for enhanced services deemed by
Halifax Regional Council to be local, if the necessary amendments to
permit this are made to the HRM Charter.

12. 2010 Power for UARB to conduct Municipal Boundary Review MGA -5.354

Discussions with the Province indicated that
the UARB would not have resources to
undertake 54 boundary reviews
simultaneously. A possible alternative put
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forward proposed that municipalities provide
funding for UARB to hire independent
consultant to conduct review.

Direction is sought on whether this request
continues to be a Council priority. Staff
recommend retaining the request, in keeping
with Council’s decision in 2010 that the
current process for Boundary Reviews does
not serve the interest of good governance.
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IIT) REQUESTS RECOMMENDED TO REMOVE

Year Requested | Particulars of Request Section(s) and Updated Status
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