
  

CITY OF MOOSE JAW 
  
   
TO: MEMBERS OF THE EXECUTIVE COMMITTEE     

            
 Mayor Tolmie    Councillor Swanson 
 Councillor Froese   Councillor Warren, Chairperson 

Councillor McMann   Councillor Luhning 
 Councillor Mitchell 
 
Please be advised that Chairperson, Councillor Warren, has called an Executive Committee 
meeting on Monday, May 1, 2017 at 6:30 p.m., in the Scoop Lewry Room, 2nd Floor, City Hall, 
in order to deal with the following: 
 
 

AGENDA 
 
 
1. Report dated April 24, 2017, from the Department of Financial Services, re: 2017 

Proposed Tax Policy. 
 

2. Confidential Third Party Contractual Matter (Verbal Update). 
 
3. Confidential Procedural Matter. 

 
 
 
 
 
 
 

The Next Standing Committee Meeting is Scheduled for 
Monday, May 15, 2017 (Provided there are items to consider) 



 CITY OF MOOSE JAW 

 
 

April 24, 2017  

  

 

 

TO:  Executive Committee 

 

FROM: Department of Financial Services 

 

SUBJECT: 2017 Proposed Tax Policy 

 

PURPOSE: 

 

The purpose of this report is to provide City Council with an analysis of the 2017 reassessment 

changes and subsequent impact on taxation in order to obtain Council’s direction with respect to 

Tax Policy. 

 

BACKGROUND: 

 

All Saskatchewan properties are required by legislation to be reassessed for 2017.  Reassessment 

will update all property assessments from 2011 to 2015 values following the rules and regulations 

outlined under provincial legislation. The impact of the assessment changes have been received 

from the Saskatchewan Assessment Management Agency and it is now possible to start to identify 

and define the Tax Policy issues that will be facing the City of Moose Jaw in 2017. 

 

The Provincial Government sets the rules and regulations for reassessment; as well, they establish 

the provincial percentages of value for asset classes. The legislation also provides for a number of 

tax tools that municipalities can utilize to develop Tax Policy. City Council is responsible for 

establishing Tax Policies within the options provided by the legislation.  The other taxing 

authorities, the School Boards, no longer have a role with respect to Tax Policy in that they cannot 

adopt the City’s Tax Policy since their mill rates are set at the provincial level. The only exception 

to this is phase-in which is still allowed on the education portion of property taxes if the school 

division is agreeable.   Therefore, the calculation for the total taxes, including schools, is as 

illustrated below.   

 

Property taxes are calculated as follows: 

 

   Property Taxes =  

  
 (Assessed Values x Provincial Percentage x Mill Rate Factor x Municipal Mill Rate/1000)  

      +     

 (Assessed Values x Provincial Percentage x Education Mill Rate/1000) 
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Provincial Percentage of Value and Property Classes: 
 

The province establishes through regulation, the property classes and provincial percentages of 

value (POV). Provincial property classes provide the basic classes for assessment and ultimately 

taxation.  Provincial property classes and percentages of value were first established in 1997.   

 

The impact of the provincial percentage of value is to reduce the taxable portion of the assessment 

for a given asset category.  For example, if a house has an assessment of $100,000, only 80% or 

$80,000 would be taxable in 2017.   

 

The table below lists the provincial factors to be used in 2017.   

 

Category/Class               2013 Factor       2017 Factor 

 

Agriculture (non-arable)          40%      45% 

Agricultural land & improvements         55%     55% 

Residential land & improvements         70%     80% 

Commercial and Industrial      100%              100% 

Elevator          100%             100% 

Railway/Pipeline         100%            100% 

Resource Industry       100%             100% 

Multi-Unit Residential          70%     80% 

  

The provincial percentages of value were changed for Residential and Multi-Residential properties 

as well as non-arable Agricultural properties. The residential POV changed from 70% to 80% in 

an attempt to move residential closer to being taxed on its full assessment values. Non-Arable 

lands had their POV increased from 40% to 45% in part to move them back to previous values that 

were in place before the Bovine spongiform encephalopathy crisis. 

 

Mill Rate Factors & Sub-classes: 

 

The application of mill rate factors to property classes or sub-classes is a powerful Tax Policy tool 

available to City Council.  The mill rate factors shift the tax burden between classes of properties; 

as well, City Council can establish sub-classes of property with distinctive mill rate factors. The 

use of a mill rate factor and/or sub-classes gives City Council the ability to determine the amount 

of taxes to be collected from a class of properties. The determination of which class or sub-class a 

property belongs to must be made on the basis of characteristics of the property and not the 

ownership of the property.  
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The table below summarizes the current City of Moose Jaw’s Mill Rate Factors, Classes and Sub-

classes. 

 

Category/Class               Current Factor  
 

Residential        0.7512   

Multi-Unit Residential       0.7512   

Multi-Unit Residential – Condominium    0.7512   

Other Agricultural and Improvements    0.4425   

Non-Arable Agricultural Land and Improvements   0.4425   

Commercial and Industrial      1.4320   

Railway/Pipeline       1.3240   

Elevators        1.3240  

Commercial and Industrial – Golf Courses    0.4304 

Resource Industry Properties      1.3240 

Commercial and Industrial – Vacant     3.5800 

 
 

The Tax Policy tools outlined above provide City Council with the ability to determine the amount 

of taxes to be collected from a group of properties and as such, economically influence that 

class/sub-class of properties. This can be a powerful tool in not only ensuring the fairness of the 

tax system, but also in influencing or stimulating certain types of economic activity. For example: 

A low mill rate factor in one class or sub-class of properties may encourage economic development 

in that sector. 

 

Tax Policy Parameters: 

 

Over the years, City Administration has developed some basic Tax Policy parameters which 

provide a framework within which Tax Policy and ultimately taxation is carried out. The following 

is a brief overview of these parameters. The parameters outlined below are existing practices.  

 

a) Tax Policy Matches Four Year Assessment Cycle – City Administration has always 

attempted to match Tax Policy with the assessment cycle, thus providing a more consistent 

application of taxation over the entire assessment period. This parameter results in longer term 

planning and provides a more stable basis for taxation and is especially beneficial to 

commercial entities which must budget and plan for the future. A stable Tax Policy over the 

reassessment cycle helps facilitate long-term planning. 

 

b) Revenue Neutrality – The City has maintained the policy that any reassessment is revenue 

neutral in that it does not generate any additional tax dollars for the City. This does not preclude 

that normal assessment growth is omitted; rather, after the revenue neutral calculation has been 

made, any normal assessment growth, expiring tax exemptions and budget related mill rate 

increases are then accounted for separately. There are really three potential scenarios of 

revenue neutrality. The first is to remain revenue neutral over all classes. The second is to be 

revenue neutral by class/sub-class and the final option is to be revenue neutral by the broad 

groupings of residential and commercial properties. 
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c) Appeal Losses – The City of Moose Jaw establishes an allowance to offset losses in tax 

revenue as a result of successful assessment appeals. Since budgets have been established for 

the year based on initial revenue estimates, it is important that this amount of revenue be 

received in the current budget year. All subsequent losses of revenue due to successful appeals 

will be permanent losses of revenue. These permanent revenue losses need to be made up either 

by adjusting the mill rate factor for that class or increasing the mill rate for all properties to 

generate the revenues lost due to appeals.  

 

d) Tax Treatment of Exemptions – Tax Exemptions are provided by the City of Moose Jaw to 

stimulate economic development in a particular area. In determining revenue neutrality, no 

special treatment of tax exemptions will occur and the revenue from taxation derived from 

expiring tax exemptions will flow to the City of Moose Jaw in a normal manner and be 

additional revenues in the year that the exemption expires. 

 

e)  Tax Treatment of Sub-classes – The City of Moose Jaw from time-to-time establishes a 

property sub-class for the purpose of affecting the level of taxation for a particular group of 

properties. Currently, there exists a sub-class for Golf Courses, Vacant Commercial land and 

Condominiums.  Any change in revenue due to the establishment of a sub-class should be 

compensated for in the form of a mill rate or mill rate factor adjustment spread over all classes 

of property. 

 

DISCUSSION: 

 

The combined impact of reassessment and Tax Policy is revenue neutrality in that the overall tax 

levy does not change.  However, reassessment may result in changes to the taxes for a particular 

property or group of properties.  The result would be a shift in taxation from one particular property 

or group of properties to another. 

 

The Existing Situation: 

 

Below is a comparative analysis of 2016 municipal property taxes in the major urban 

municipalities of Saskatchewan. The taxes are based on taxable assessed value of $100,000.  

Moose Jaw has the third lowest residential rate of the communities. It is 23.8% lower than the 

average. 

 

Likewise, Moose Jaw has the sixth lowest commercial rate which is 12.6% below the average. 
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Tax Policy Considerations: 

 

The following guiding principles are proposed for considering Tax Policy decisions for 2017: 

 

1. Tax Policy decisions should be sustainable in the longer term.  The vision should be a 

minimum of the four-year reassessment cycle. 

 

2. There should be stability in the property tax system without huge shifts every four years. 

 

3. The City of Moose Jaw taxation level by asset category should reflect the relative position 

with other cities in the province. 

 

Analysis: 

 

The aforementioned guiding principles emphasize sustainability, stability, and competitive 

position in determining Tax Policy. Most of the focus contained herein assumes that the City of 

Moose Jaw’s taxes will be stable and therefore, sustainable if the City avoids significant Tax Policy 

shifts. However, the City of Moose Jaw’s competitive position relative to other Saskatchewan 

cities must be considered. It is recognized that many other factors influence Tax Policy decisions. 

Nevertheless, the City of Moose Jaw’s relative position still is a yard-stick for decision making.  

 

2016 Single Family Residential Property($100,000 taxable assessed value) 2016 Commercial Property($100,000 taxable assessed value)
Municipal Municipal

Municipality Taxes Rank Municipality Taxes Rank
Saskatoon 823.76              1 Saskatoon 1,017.25           1
Regina 927.26              2 Weyburn 1,170.82           2
Moose Jaw 944.72              3 Regina 1,402.29           3
Swift Current 1,063.80           4 Warman 1,600.87           4
Weyburn 1,112.46           5 Swift Current 1,661.99           5
Warman 1,120.00           6 Moose Jaw 1,713.90           6
Prince Albert 1,283.73           7 Martensville 1,761.00           7
Yorkton 1,335.31           8 Humboldt 2,115.50           8
Humboldt 1,411.90           9 Melfort 2,384.24           9
North Battleford 1,446.14           10 Meadow Lake 2,419.95           10
Martensville 1,496.00           11 North Battleford 2,455.85           11
Melfort 1,567.28           12 Yorkton 2,520.00           12
Meadow Lake 1,597.15           13 Prince Albert 3,272.91           13
Average 1,240.73           Average 1,961.27           
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Assessment/Taxation Shifts: 

 

 
 

 
 

An overview of the City of Moose Jaw’s assessment and effective tax position is important in 

understanding how assessment shifts should be handled. The following is an overview of the 

classes and sub-classes of property. 

 

The table above shows what the shift in taxation would be if the City of Moose Jaw was revenue 

neutral overall, revenue neutral by class or revenue neutral by the major groupings of Residential 

and Commercial. The method chosen will impact the amount of taxation paid by each class of 

property.  

 

Single Family Residential: 

 

This is the City of Moose Jaw’s largest single property category accounting for 67% of the taxable 

assessment and 56% of the tax revenue.  A comparison of other cities shows that single family 

residential receive a lower tax rate than do other non-residential properties in general. 

 

 

 
 

  

 
2016 ADJUSTED 

FOR CHANGES

2016 TAX 

REVENUE BY 

CLASS 

2017 

ASSESSMENT 

BY CLASS

PERCENTAGE 

INCREASE

(DECREASE) 

IN 

ASSESSMENT

2017 REVENUE 

NEUTRAL 

OVERALL

TAX REVENUE 

REVENUE 

NEUTRAL BY 

CLASS

TAX REVENUE

  REVENUE 

NEUTRAL BY 

GROUP

COMMERCIAL AND INDUSTRIAL 484,576,500 7,777,446$          689,170,180        42.22% 7,662,991$          7,777,463$          7,732,690$          
COMMERCIAL AND INDUSTRIAL-VACANT 8,004,300 323,754$              27,432,600          242.72% 768,699$              323,755$              323,755$              
COMMERICIAL AND INDUSTRIAL-GOLF 689,900 3,355$                   861,700                24.90% 2,903$                   3,355$                  3,355$                  
RESIDENTIAL 1,626,041,900 13,800,556$        2,303,891,990    41.69% 13,546,407$        13,800,673$        13,838,542$        
MULTI-RESIDENTIAL 157,415,300 1,336,016$          224,298,080        42.49% 1,318,826$          1,336,031$          1,347,267$          
MULTI-RESIDENTIAL-CONDOMINIUM 130,663,750 1,108,970$          176,401,200        35.00% 1,037,202$          1,109,000$          1,059,570$          
NON-ARABLE AGRICULTURAL 107,400 537$                      281,080                161.71% 974$                      547$                      547$                      
OTHER AGRIULTURAL AND IMPROVEMENTS 4,118,310 20,589$                4,419,660            7.32% 15,308$                21,002$                21,002$                
ELEVATOR 17,450,220 261,035$              27,356,240          56.77% 283,499$              261,037$              306,945$              
RESOURCE INDUSTRY 379,200 5,672$                   606,600                59.97% 6,286$                   5,672$                  6,806$                  
RAILWAY/PIPELINE 2,446,700 36,600$                3,041,000            24.29% 31,515$                36,601$                34,121$                

2,431,893,480      24,674,530$        3,457,760,330$  42.18% 24,674,610$        24,675,136$        24,674,600$        

* Commercial Group * Residential Group

No of 
Properties

Percentage of 
Total 

Residential 
Assessment

AVERAGE INCREASE RESIDENTIAL SUBCLASS 41.69%
NUMBER AND VALUE <= 41.69% 5,025      50.32%
NUMBER AND VALUE >41.69 < 60% 5,238      40.82%
NUMBER AND VALUE >60% <100% 1,173      8.14%
NUMBER AND VALUE >100% <150% 59           0.41%
NUMBER AND VALUE >150% <250% 19           0.12%
NUMBER AND VALUE >250% 31           0.20%

11,545    

RESIDENTIAL REASSESSMENT ANALYSIS
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The City of Moose had the third lowest municipal tax municipal rate for the single family 

residential property class in 2016 and ranked 23.8% below the average of the cities surveyed. The 

taxable assessment on single family residential increased by 41.69% as a result of the 2017 

reassessment and percentage of value change, this is very close to the overall increase of 42.2% 

for all classes/sub-classes. It should be noted that an increase in assessment above the average 

increase of 42.2% does not result in a proportionate increase in taxes payable.  Some detailed 

examples are included as an attachment. 

 

Commercial and Industrial: 
 

This is the City of Moose Jaw’s second largest property category accounting for 20% of the taxable 

assessment and 32% of the tax revenue. 

 

The 2017 reassessment data for the commercial class shows an overall increase in assessment of 

approximately 42% which is almost identical to the overall increase in assessments.  

 

 
 

Based on the 2016 tax data from other cities, the municipal tax rate for commercial properties in 

Moose Jaw is 12.6% below the average of those cities surveyed.  

 

Analysis of Residential/Commercial Classes: 

 

Since the changes in overall assessment of the commercial and residential property classes are 

almost equal whether one is revenue neutral overall by class or by group, there is not a significant 

shift in taxation amongst the two major classes regardless of the method of revenue neutrality one 

chooses. The same applies to the major groupings of Commercial & Industrial (Commercial, 

Elevator, Resource and Railway & Pipelines) as well as Residential (Single Family Residential, 

Multi-Family, Condominiums). 

 

In 2013, the City chose to be revenue neutral by the major groupings of Commercial and 

Residential. City Administration would recommend that the same basis of revenue neutrality be 

maintained for the 2017 to 2020 period.  This will see the same amount of taxation generated over 

these two broad groupings of residential and commercial as was generated in 2016. The argument 

for pursuing this type of revenue neutrality is that a similar tax treatment will then occur for all 

residential and all commercial properties.  

 

Commercial Reassessment Analysis
No. of 

Properties 
in the 

Category

Percentage 
of Total 

Asessment

AVERAGE INCREASE 42.22%
NUMBER AND VALUE <=42.22% 271           51.06%
NUMBER AND VALUE > 42.22% <=75% 147           15.26%
NUMBER AND VALUE >75% <=100% 119           15.90%
NUMBER AND VALUE >100% <=150% 85             1.73%
NUMBER AND VALUE >150% <=175% 18             9.73%
NUMBER AND VALUE >175% 129           6.32%

769           
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The adoption of a revenue neutral by the major groupings of residential and commercial policy 

will result in the same amount of taxes being collected for each of these broad groupings and also 

bring a similar tax treatment to all properties within these classes.  In past years, the City has 

adopted a revenue neutral by class, revenue neutral overall, or a revenue neutral by major 

groupings policy. There has not been one consistent policy used for all reassessments as the 

percentage changes in assessment amongst classes often dictates the most appropriate method to 

use. 

 

The residential grouping would consist of single family residential, multi-family residential and 

condominiums. The commercial grouping would consist of the commercial, railway pipeline, 

elevator and resource property classes.  The other classes of golf courses, vacant commercial land 

and agricultural properties will be dealt with separately. 

 

Recommendation: THAT the City of Moose Jaw be revenue neutral by the major groupings of 

Residential and Commercial property classes. 

  

Golf Course Sub-class: 

 

The City introduced a separate sub-class for golf courses after the 1997 reassessment to mitigate 

the increase in taxes that otherwise would have occurred.  The assessment for the one privately 

owned golf course shows an increase of approximately 25%.  The table below outlines the various 

tax treatments available for this sub-class. 

 

Property 2016 Taxes 

2017 Taxes if Sub-
class Maintained & 
Revenue Neutral by 

Class 

2017 Taxes if 
Assessment 

Increase Allowed 
to Occur 

2017 Taxes if Sub-
class Eliminated 

Deer Ridge Golf Course 3,355 3,355 2,903 9,668 

     

*   Note:  Taxes shown are City portion only    

 

In past reassessments, the increase in assessment of this property has been significantly more than 

that of other commercial properties. This is not the case for this reassessment with an increase of 

25% which is significantly below the overall increase of 42%. 

 

Council has visited the issue of taxation of privately held golf courses on a number of occasions 

and based upon those decisions, City Administration would recommend the continuation of the 

sub-class. 

 

Recommendation: The Golf Course sub-class be maintained and that a mill rate factor 

adjustment be made to maintain the level of taxation at 2016 levels for the 

municipal portion of taxes prior to any tax increase. 
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Vacant Commercial Land Sub-Class: 

 

The Vacant Commercial Land sub-class of properties was established in 2014 in an attempt to 

stimulate the development on these properties. The table below illustrates the significant changes 

in assessment that have occurred to these properties in 2017. 

 

 
 

The table below is a history of the changes to properties in this sub-class since its establishment in 

2014. 

 

 
 

The establishment of the vacant commercial land sub-class was an attempt to utilize tax policy to 

encourage development of commercial land. As one can see from the analysis above, there is really 

no definitive evidence that this has occurred. In addition, issues have arisen with taxation related 

to the period a building is demolished and a new building is erected. 

 

A potential option to deal with this issue would be the management of vacant land properties by 

use (Puse).  The assessment system has the ability to track land types by Puse code.  Our Planning 

Department could monitor all properties under development and provide for a one-year period 

where the property would be taxed at the regular commercial and industrial rate.  If development 

hasn’t occurred after that one-year period, the Puse code could be adjusted so it was taxed at the 

vacant land rate. 

 

Given that the 2017 reassessment has seen a marked increase in the valuation of these properties 

(242.72%), the tax revenue generated from these properties, if treated as regular commercial 

properties, will be very similar to the amounts of revenue generated from the previous sub-class 

with the 2.5 times higher mill rate factor. 

 

No. of 

Properties 

in the 

Category

Percentage 

of Total 

Asessment

AVERAGE INCREASE 242.72%

NUMBER AND VALUE <=242.72% 54 31.75%

NUMBER AND VALUE >242.72% <=375% 16 11.76%

NUMBER AND VALUE >375% <=475% 17 7.95%

NUMBER AND VALUE >475% <=575% 11 6.02%

NUMBER AND VALUE >475% 26 42.52%

124

2014 135 -15 30 150

2015 150 -17 6 139
2016 139 -9 1 131
2017 131 -11 6 126

# IN SUBCLASS ON TAX 
BILL

COMMERCIAL AND 
INDUSTRIAL-VACANT

PROPERTIES REMOVED 
DURING THE YEAR

PROPERTIES ADDED 
DURING THE YEAR

# IN SUBCLASS AT YEAR 
END
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The alternative would be to maintain the vacant land sub-class and set the mill rate factor at a lower 

multiple of the commercial mill rate factor possibly 1.5 times.  This would see these properties’ 

level of taxation increase over 2016 levels by about 50% and as well, the one-year development 

period could be managed as described above.  A further limitation is the Province’s 9x rule which 

limits your lowest to highest mill rate to be no more than 9x different.  This would limit the mill 

rate factor for this class to a maximum of about 1.5 times the commercial mill rate factor. 

 

Given that the average assessment for these properties has risen approximately 243% in the 2017 

revaluation, it would appear that many of the previous concerns around these properties has been 

addressed.  Those concerns included low assessment and resulting taxation which did not provide 

any impetus to develop the properties. 

 

Therefore, the recommendation would be that this sub-class is no longer required and commercial 

vacant land properties can be treated in the same manner as regular commercial properties going 

forward.  This will see these properties still be taxed at close to their 2016 levels which should 

continue to provide an incentive to develop.  Also, it should be noted that when development does 

occur, the improvements will be eligible for the City’s commercial tax phase-in program. 

 

Recommendation: THAT the Commercial and Industrial – Vacant sub-class be eliminated and 

the properties returned to the Commercial class of properties to be treated 

the same as all other commercial properties. 

 

Other Agricultural/Non-Arable: 

 

In 2002, the City of Moose Jaw entered into individual agreements with the Rural Municipality of 

Moose Jaw and six other owners of agricultural land within the City’s boundaries. The agreements, 

which have since expired, saw the City’s taxation levels adjusted each year to reflect a level of 

taxation that would have occurred had the property been taxed as part of the Rural Municipality. 

In any given year, the variance between the levels of taxation in each jurisdiction has been minimal. 

In an effort to reduce the amount of administrative costs involved in this process and ensure 

equitable treatment to all agricultural property, Administration replaced having individual property 

agreements with the Tax Policy of annually adjusting the mill rate factor for these classes such that 

the level of taxation revenues are equivalent to what they would have been in the R.M. of Moose 

Jaw.   

 

In addition, the 2016 annexation agreement contains a provision which requires agricultural 

properties annexed receive the same tax treatment as if they were in the R.M. of Moose Jaw. 

 

  

2017 2017

Taxes Taxes

2016 2017 2016 Revenue Part of

Assessment Assessment Taxes Neutral Overall Commercial Class

Vacant Commercial Land 8,004,300    27,432,600    323,754    768,699             308,403                  
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The City has historically set its mill rates well in advance of the time the Rural Municipality sets 

theirs. To avoid the need to perform manual adjustments to tax accounts each year, the annual mill 

rate factor adjustment will be based on the prior year’s level of taxation within the R.M. of Moose 

Jaw. As well, in a revaluation year, the change in assessed values is adjusted for such that these 

properties pay the same amount as if they were taxed at 2016 R.M. rates. 

 

 
 

Recommendation: THAT the mill rate factor for Other Agricultural and Non-Arable Land 

classes be set at a level which will result in the same level of taxation as if 

the property were located in the Rural Municipality of Moose Jaw. 

 

Reserves for Assessment Appeals: 

 

The City has the option of setting up a provision for tax losses arising from assessment appeals. 

For 1997, provisions were made equal to 2% for residential and 5% for commercial by adjusting 

the mill rate factors. The allowances were discontinued in 1999 when it was determined that the 

balances in the reserves were adequate for the remainder of the four-year reassessment cycle. In 

2001, a commercial assessment appeal reserve of 2% was established and this was phased out as 

assessment appeals diminished and was eliminated in 2004. There was no residential appeal 

reserve established in 2001 as the previous reserve from 1997 was sufficient to offset appeal losses 

for residential properties. In 2005, a one-time commercial appeal reserve of 3% was funded from 

the accumulated surplus and the revenue lost in subsequent years due to commercial appeal losses 

was made up through a mill rate increase.  In 2009, a 5% commercial appeal allowance was setup 

and that amount was fully used in 2009. As a consequence, the adjusted mill rate factor was left at 

the allowance adjusted level to compensate for the lost revenue due to commercial appeals. The 

appeal losses in 2010 and 2011 were minor and required no further adjustment to the commercial 

mill rate factor. Unfortunately in 2012, the commercial sector lost approximately $15 million in 

commercial assessment due to appeals. This equates to about 5% of total commercial assessment. 

In 2013, a provision of 5% was made for Commercial appeal losses. The table below summarizes 

the losses in the commercial sector over the last four year assessment period. 
 

 

Reassessment Year: REVENUE NEUTRAL MR 7.8272

2016 

ASSESS

2017 

ASSESS

RM 

MILL 

RATE 

2016

TAXES AT RM 2016 

RATE

Mill 

Rate 

2017

RM Taxes City Taxes

NON- ARABLE 

AGRICULTURAL
107,240    281,080    162.1% 5.1 547.00                           0.2486  546.92$      547.00$      

OTHER AGRIULTURAL 

AND IMPROVEMENTS
4,118,310 4,419,660 7.3% 5.1 21,003.00                       0.6071  21,003.38$ 21,003.00$ 

Reassessment Year Mill Rate = 2016 taxes in RM*1000/2017 Total Taxable Assessment/2017 Mill Rate

REVENUE NEUTRAL
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The loss of commercial assessment appeals has been a steady trend since the last reassessment in 

2013 with a total of $60,692,700 in lost commercial assessment due to appeals. This translates into 

a loss in revenue of $863,095 which was borne by the general commercial class as a whole. 

 

Based on discussions with the Saskatchewan Assessment Management Agency, and the City’s 

past history on residential appeals, it is expected that residential appeal losses will be minimal and 

something that can easily be absorbed by the growth in residential assessment that occurs each 

year. In reviewing the commercial property class, it is estimated that a commercial appeal 

allowance of 5% should be sufficient to cover potential appeal losses in 2017.  

 

If a commercial appeal allowance provision is not created, it could result in a significant loss in 

revenues estimated at about $385,000 depending on the overall tax treatment of the commercial 

class of properties. The City is unable to absorb such a loss in any given year and therefore must 

recoup the funds from the tax base. The concept of recouping the loss is sound and is reflective of 

a revenue neutral policy.  

 

This allowance can be raised in two ways. The first is that the allowance be generated from the 

commercial and industrial class. The rationale for this approach is that if the losses were known 

today, the City would adjust the mill rate factor so as to remain revenue neutral and generate the 

same amount of revenue. The second option is that the City’s mill rate be raised an amount 

equivalent to generate the 5% which spreads the cost over all property classes. The justification 

for this would be that all property classes should bear the commercial assessment losses. 

 

The City’s policy for the last several reassessments has been to apply the appeal allowance to the 

commercial and industrial class of properties only.  

 

Since it is difficult to predict accurately the appeal allowance needed each year for commercial, it 

has been past policy to adjust the commercial mill rate factors each year with the exception of a 

reassessment year for actual appeal losses. The 5% commercial appeal allowance and the practice 

of adjusting the mill rate factor of the commercial property class in the year following appeal losses 

is recommended.  

 

Recommendation: a) The allowance for assessment appeals for the Commercial and Industrial 

property class be set at a rate of 5% for 2017 and be revisited annually 

and adjusted for the expected appeal losses in each subsequent year. 

 

 b) The mill rate factors be adjusted to account for the lost revenue due to 

assessment appeals in the Commercial and Industrial property class 

each year. 
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Base Tax & Minimum Tax: 

 

City Council referred the concept of implementing a base tax to the 2009 reassessment 

deliberations. An analysis was done on the concept of implementing a base tax at that time and it 

did not receive the support of City Council. Likewise, in 2013 the concept of a base tax was 

considered during tax policy deliberations but was not implemented. 

 

The City has the option to establish a base tax which shifts the tax incidence within a property 

class or sub-class.  A base tax fixes the minimum level of taxation on a property.  The taxes are 

calculated by adding the base tax to the calculated tax levy using the property assessment, the 

municipal mill rate, and the relevant mill rate factors.  The base tax can only be applied to the 

municipal portion of the property tax levy. 

 
     Municipal  Base 

     Property =  +     [Taxable Assessment x Mill Rate Factor x Mill Rate/1000] 

     Tax   Tax 

 

The legislation also provides for a minimum tax where the greater of the fixed minimum or the 

calculated tax levy is used.  

 
     Municipal  

     Property      =      greater of   [Taxable Assessment x Mill Rate Factor x Mill Rate/1000] or Min. Tax 

     Tax  
 

 
 

The table below analyzes the implications of introducing a residential base tax ranging between 

$100 and $500.  The percentage increases for homes with a taxable assessment of $100,000 or less 

are substantial. 
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A base tax or minimum tax shifts the tax burden from higher assessed value properties to lower 

assessed value properties.  The logic of this shift is based upon the belief that all properties should 

pay a base or minimum amount of tax for the base services provided to all residents such as 

protective services, parks and recreation, etc. 

 

A base or minimum tax differs significantly from the ad valorem concept of municipal taxation 

which the City currently employs. That concept being that the assessed value reflects the owner’s 

ability to pay. While this system has its flaws, it does make the property taxation system 

progressive in that you pay more taxes based on your assessment and perceived ability to pay. 

 

Therefore based upon this analysis, City Administration would not recommend the implementation 

of a base tax or minimum tax at this point in time other than the $96 Hospital Levy base tax which 

already exists. 

 

Phase-in: 

 

The City has the ability to phase-in taxes for a class or sub-class of properties if it so chooses.  A 

phase-in is normally chosen to mitigate severe swings in assessment and hence taxation of 

individual properties.  A reduction in the rate of increase in assessment and taxation on the most 

severely affected properties is offset by a reduction in the decrease in assessment on those 

properties seeing a decrease. 

 

The changes in assessment for residential and commercial property classes have been shown 

earlier in this communication. Below are the changes for the other two major classes being multi-

residential and condominiums. 

 

 

 

 

 

 

 

 2017
ASSESSMENT 

 NUMBER 

OF 

PROPERTIES 

 TOTAL 

TAXABLE 

ASSESSMENT 

 2017

TAX LEVY 

 AVERAGE 

MUNICIPAL 

TAX LEVY  

 $100

BASE TAX 

 AVERAGE 

TAX LEVY 

 

PERCENT

AGE 

CHANGE 

 $500 

BASE TAX 

 

AVERAGE 

TAX LEVY 

 

PERCENT

AGE 

CHANGE 

LESS THAN 25,000 48                 968,160              5,815            121$             10,130$       211$         74.20% 27,390$       571$        370.99%

25,000-50,000 200               6,685,360          40,156          201$             56,807$       284$         41.47% 123,406$     617$        207.32%

50,001-75,000 280               18,197,920        109,308       390$             128,191$     458$         17.28% 203,713$     728$        86.37%

75,001-100,000 666               58,648,240        352,276       529$             389,497$     585$         10.57% 538,334$     808$        52.82%

100,001-125,000 863               97,709,120        586,899       680$             624,252$     723$         6.36% 773,590$     896$        31.81%

125,001-150,000 1,281           177,008,320     1,063,217    830$             1,102,646$ 861$         3.71% 1,260,225$ 984$        18.53%

150,001-175,000 1,481           240,560,880     1,444,951    976$             1,472,545$ 994$         1.91% 1,582,729$ 1,069$    9.54%

175,001-200,000 1,593           298,469,280     1,792,784    1,125$         1,802,568$ 1,132$      0.55% 1,841,473$ 1,156$    2.72%

Over 200,000 5,133           1,405,445,270  8,441,938    1,645$         8,251,193$ 1,607$      -2.26% 7,487,114$ 1,459$    -11.31%

11,545         2,303,692,550  13,837,344 1,199$         13,837,831 1,199$      13,837,973 1,198$    

RESIDENTIAL BASE TAX COMPARISION $100 BASE TAX AND $500 BASE TAX
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The commercial and industrial property class has been the subject of phase-in in a number of past 

reassessments.  The table below illustrates the changes this property class is facing in 2017. 

 

 
  

Multi-Residential

AVERAGE INCREASE
No of 

Properties

Percentage of 

Total Multi-

Residential 

Assessment

LESS THAN ZERO

NUMBER AND VALUE <= 42.90% 42                52.48%

NUMBER AND VALUE >42.90 < 60% 99                33.83%

NUMBER AND VALUE >60% <100% 15                8.50%

NUMBER AND VALUE >100% <150% 13                3.09%

NUMBER AND VALUE >150% <250% 7                  1.48%

NUMBER AND VALUE >250% 7                  0.64%

183              

AVERAGE INCREASE 35.00%

No of 

Properties

Percentage of 

Total CONDO 

Assessment

NUMBER AND VALUE <= 35.0% 497 51.68%

NUMBER AND VALUE >35.0 < 60% 414 34.66%

NUMBER AND VALUE >60% <100% 72 10.55%

NUMBER AND VALUE >100% <150% 18 2.11%

NUMBER AND VALUE >150% <250% 0 0.00%

NUMBER AND VALUE >250% 39 1.01%

1040

MULTI-RESIDENTIAL - CONDOMINIUM

Commercial and Industrial

 MINIMUM 

INCREASE IN 

TAXES 

2016-2017 

 PERCENTAGE 

OF THE TOTAL 

# OF COMM 

PROPERTIES 

 AVERAGE INCREASE IN ASSESSMENT 42.22% 3,000$        

 NUMBER OF PROPERTIES ELIGIBLE FOR COMMERCIAL 

PHASE IN 
770          

 # PROPERTIES LESS THAN 42% 273          35.45%

 # PROPERTIES GREATER THAN 42% 497          64.55%

 # PROPERTIES GREATER THAN 100% INC IN ASSESSMENT 

AND GREATER THAN $3,000 INC IN TAXES 
64            8.31%

 # PROPERTIES MORE THAN 20% ABOVE AVERAGE WITH 

AND INCREASE GREATER THAN $3,000 
92            11.95%
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As can be seen, there are a significant number of properties that have increased in assessment 

greater than the average of 42%.  However, when one looks at the properties with major increases 

in taxes (>$3,000), they range from 8.31% to 11.95%. 

 

Generally, phase-in would not be considered for such a small group of properties.  Some of these 

likely will be subject to assessment appeal which will remedy any errors in assessment.  Other 

major increases are likely the result of an increased valuation which would be an appropriate 

reason for more taxes to be paid. 

 

Any phase-in for these properties would need to be funded from those seeing assessment changes 

below the average increase.  In effect, limiting their decrease in assessment and taxation to fund 

the phased-in tax relief for the highest assessment increases.  The pool of properties with decreases 

is fairly small and the impact on them would be significant. 

 

Therefore, based upon this analysis, City Administration would not recommend any phase-in for 

any of the property classes in 2017. 

 

CONCLUSION: 
 

The purpose of this communication is to provide general direction to City Council with respect to 

Tax Policy decisions. Since Tax Policy options are extensive and free ranging, the 

recommendations attempt to isolate the issues.  This communication serves as a guide to City 

Council for the decisions that need to be made in respect to Tax Policy. 

 

ATTACHMENTS: 

 

1. Letter dated March 27, 2017 from Ministry of Government Relations; re: 2017 Potential 

Education Mill Rates. 

2. Government of Saskatchewan Press Release dated November 28, 2016 indicating changes in 

Percentages of Value. 

3. Residential Assessment and Taxation examples. 

 

FINANCIAL IMPLICATIONS: 

 

Since reassessment and the associated Tax Policy is considered to be revenue neutral, no direct 

financial implications exist.  However, shifts between property categories and within property 

categories are inevitable. 

 

RECOMMENDATION: 
 

1. THAT the City of Moose Jaw be revenue neutral by the major groupings of Residential and 

Commercial property classes. 

 

2. THAT the Golf Course sub-class be maintained and that a mill rate factor adjustment be made 

to maintain the level of taxation at 2016 levels for the municipal portion of taxes prior to any 

tax increases. 
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3. THAT the Vacant Commercial Land sub-class be eliminated and the properties returned to the 

Commercial and Industrial class of properties to be treated the same as all other commercial 

properties. 

 

4. THAT the mill rate factor for Other Agricultural and Non-Arable Land classes be set at a level 

which will result in the same level of taxation as if the property were located in the Rural 

Municipality of Moose Jaw. 

 

5. THAT the allowance for assessment appeals for the Commercial and Industrial property class 

be set at 5% for 2017 and be revisited annually and adjusted for the expected appeal losses in 

each subsequent year; and  

 

 THAT mill rate factors be adjusted to account for the lost revenue due to assessment appeal 

 losses in the Commercial and Industrial property class each year. 

 

 

Respectfully Submitted, 

 

 

 

 Brian Acker       Brenda Hendrickson                            

Brian Acker, B.Comm., CPA, CMA   Brenda Hendrickson, B.Comm. 

Director of Financial Services   City Treasurer 

 

BA/sp 

 

Attachments 

 

 

CITY MANAGER’S COMMENTS: 

 

Re: Page 10 – Vacant Commercial Land 

The City Manager believes we should maintain  

this sub-class but adjust to 150% of assessed 

value from 250%.  The City Manager also  

believes the City can apply Property use (Puse) 

to allow 24 months for development.  

        Matt Noble     

       City Manager 

 

MAYOR’S COMMENTS: 

 

 

        Fraser Tolmie    

       Mayor 
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Year

 

Assessed 

Value 

Increase in 

Assessment
Mill Rate

Mill Rate 

Factor

Education 

Mill Rate

 Municipal 

Taxes 

 Education 

Tax 

 Total 

Property 

Tax 

 Change 

in Taxes 

 TIPP 

Monthly 

Pmts 

 TIPPS 

Increase 

(Decrease) 

2016 167,114  41.69% 11.2982 0.7512 5.03 1,419$       841$          2,260$    188.29$  

2017 236,779  7.8272 0.7674 4.12 1,422$       976$          2,398$    139$        199.83$  11.54$         

2016 121,569  50% 11.2982 0.7512 5.03 1,032$       611$          1,643$    136.92$  

2017 182,354  7.8272 0.7674 4.12 1,095$       751$          1,846$    203$        153.83$  16.92$         

2016 93,674    75% 11.2982 0.7512 5.03 795$           471$          1,266$     105.50$  

2017 163,929  7.8272 0.7674 4.12 985$           675$          1,660$    394$        138.33$  32.83$         

2016 81,477    125% 11.2982 0.7512 5.03 692$           410$          1,102$    91.83$    

2017 183,322  7.8272 0.7674 4.12 1,101$       755$          1,856$    754$        154.67$  62.83$         

2016 55,495    200% 11.2982 0.7512 5.03 471$           279$          750$        62.50$    

2017 166,485  7.8272 0.7674 4.12 1,000$       686$          1,686$    936$        140.50$  78.00$         

2016 38,123    275% 11.2982 0.7512 5.03 324$           192$          516$        43.00$    

2017 142,960  7.8272 0.7674 4.12 859$           589$          1,448$    932$        120.67$  77.67$         

INCREASE IN RESIDENTIAL PROPERTY TAX USING REVENUE NEUTRAL BY GROUP:

AVERAGE INCREASE 41.690%
No of 

Properties
 2017 

Assessment

Average 2017 
Assessment 
in Category

Vacant Land 
Properties in 

Category

Vacant 
Residential 

Land 
Assessment

Average 2017 
Assessment 
Vacant Land 

Excluded

Percentage 
of Total RESI 
Assessment

5,025        1,159,115,830  230,670        175 4,854,400    237,992        50.32%

5,238        940,476,400     179,549        81 4,469,520    181,502        40.82%

NUMBER AND VALUE >60% <100% 1,173        187,498,880     159,846        71 6,449,520    164,292        8.14%

NUMBER AND VALUE >100% <150% 59              9,334,880          158,218        8 533,520       172,576        0.41%

NUMBER AND VALUE >150% <250% 19              2,720,240          143,171        6 439,760       175,422        0.12%

31              4,546,320          146,655        18 2,850,960    130,412        0.20%

11,545      2,303,692,550  359 19,597,680 204,192        

RESIDENTIAL REASSESSMENT ANALYSIS

NUMBER AND VALUE <= 41.69%

NUMBER AND VALUE >41.69 < 60%

NUMBER AND VALUE >250%
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