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2024 Tax Ratios  

BACKGROUND: 

Responsibility for establishing tax ratios rests with upper-tier and single tier 
municipalities. Tax ratios govern the tax rate of each property class in relation to the tax 
rate for the residential property class. The municipal tax burden is apportioned among 
and shared by each property class based on the municipality’s tax ratios. By changing 
tax ratios, the municipality can influence how much of the tax burdened shouldered by 
each class.  

Tax ratio changes approved by Council only affect the distribution of municipal levy; tax 
rates for education purposes, which are annually regulated by the Province, are not 
subject to municipal tax ratio decisions.  

Approved tax ratio decreases for any one class of property may result in additional 
requests for preferential tax ratio treatment from other classes of ratepayers.  

The Municipal Property Assessment Corporation (MPAC) is responsible for the 
valuation of all property in the Province of Ontario. Current Value Assessment (CVA) is 
based on the market value of property at a fixed point in time, which is defined as the 
valuation date. Market value is determined as the amount an arm’s length transaction 
(between a willing buyer and a willing seller) would produce for a property, as of the 
valuation date.  

The County, pursuant to the Municipal Act 2001, has a by-law in place to provide tax 
assistance to certain elderly and persons with disabilities who are owners of real 
property (section 319) and by-law for a tax rebate program for eligible charities (section 
361(4)1).  



 

Consistent with previous years, Municipal Tax Equity (MTE) Consultants Inc. completed 
a detailed review of the County’s current tax policies.  This report and existing tax 
policies and recommendations for 2024 were discussed with lower-tier Treasurers.  

ANALYSIS: 

Section One - Assessment and Revenue Growth: 

While 2021 should have been the first year of a new reassessment cycle, with all 
destination (Full CVA) values being updated to reflect January 1, 2020 market 
conditions, the Province put a pause on reassessment in the spring of 2020. This 
decision was made as part of a host of early measures in response to the ongoing 
public health crisis stemming from COVID-19. There has never been a year since 2008 
where municipalities did not experience some impacts resulting from market value 
changes.  

The assessed value of property can and does change for a number of reasons; for the 
purposes of the property tax system in Ontario, all valuation changes must be 
considered in one of only two categories: Real Growth in the Tax Base and market 
Value Updates (reassessment). Growth (positive or negative) reflects the value increase 
or decrease associated with a change to a property’s state, use or condition. 
Reassessment change is simply a matter of revaluating what a property’s market value 
would be at one point in time (2016) versus an earlier point in time (2012) in the 
absence of any other changes.  

While assessment growth and loss will have actual material impacts on the municipal 
revenue stream, reassessment changes do not.  

The County continues to be heavily weighted in the residential classes. The chart below 
illustrates the mix of assessment for 2024 by main tax classes. 

 

 
 



 

Maintaining tax ratios at the 2023 level keeps the share of the tax burden borne by each 
property class consistent. 

Revenue Growth Summary for Years 2019 to 2023 (rounded) 

2019 2020 2021 2022 2023 

$1,245,914 $577,049 $1,266,900 $1,212,342 $1,115,404 
 
The County’s assessment and revenue growth has slowed in 2023. This is in part driven 
by efforts to update/correct the assessment roll throughout the year.  This may also be 
impacted by the new Assessment Review Board (ARB) rules and scheduling protocols, 
which are putting appeal matters off further into the assessment cycle than in the past.  
 
In 2021, MTE was hired to conduct an assessment audit that included the County and 
local municipalities and provided a number of inquiries or request to review to MPAC in 
2021. The primary objective of the audit was to enhance the ability of the County and its 
local area municipalities to access all of the tax revenue to which they are entitled. 

Section Two - Setting Tax Ratios: 

County Council must pass a by-law each year to set the property class tax ratios. The 
tax ratio for the residential class is legislated at 1.0, while the farm and managed forest 
classes have a prescribed tax ratio of 0.25. Municipalities do have the flexibility to set a 
tax ratio for the farm class that is below 0.25, however, this reduction would only apply 
to the municipal portion of the property tax bill. In setting tax ratios for all other property 
classes, municipalities must do so within the guidelines prescribed by the Province. 

When setting Tax Ratios, consideration should be given to neighbouring and 
comparator municipalities to determine if adjustments are warranted. Tax ratios 
distribute the tax burden between property classes.  

In setting tax ratios for all other property classes, municipalities must do so within the 
guidelines prescribed by the Province. Council may choose to adopt:  

1. Either the current tax ratio for any class (2023 adopted or 2024 starting ratio 
where levy restriction and/or optional classes applied in 2023), or 

2. Establish a new tax ratio for the year that is closer to or within the Range of 
Fairness, as shown in Table 4 below. 
 

 

 

 



 

Table 4 - Tax Ratio Summary 

Realty Tax 
Class 

2023 
Ratios 

2024 
Start 

Ratios 

Range of 
Fairness Threshold Ratios 

Lower 
Limit 

Upper 
Limit Threshold 

Subject to 
Levy 

Restrictions 
Residential 1.000000 1.000000 1.00 1.00 - N/A 
Farm 0.250000 0.250000 0.00 0.25 - N/A 
Managed 
Forest 0.250000 0.250000 0.25 0.25 - N/A 

New Multi- 
Residential 1.000000 1.000000 1.00 1.10 - N/A 

Multi-
Residential 1.769700 1.769700 1.00 1.10 2.00 No 

Commercial 1.144900 1.144900 0.60 1.10 1.98 No 
Industrial 1.745100 1.745100 0.60 1.10 2.63 No 
Landfill 1.100000 1.100000 0.60 1.10 25.00 No 
Pipeline 1.055500 1.055500 0.60 0.70 - N/A 

 

The County of Middlesex is not subject to levy restrictions in any class.  

Section Three - Tax Tools:  

The Province establishes tax tools from time to time. These tax tools are reviewed and 
considered when setting the tax policy each year. 

Tax Ratios  

Prior to 2017, the Tax Ratios for the County of Middlesex had not changed since 2000.  

Regulatory changes under the Assessments Act effective January 1, 2017 established a 
new landfill property class and prescribed the assessment methodology used to value 
landfills for property tax purposes. In 2017 County Council approved the new landfill 
property tax ratio of 1.100000.   

As part of the 2017 Ontario Economic Outlook and Fiscal Review (fall Budget), The 
Ministry of Finance announced that new property sub-classes would be introduced to 
facilitate special treatment of commercial and industrial improvement on farm 
properties. These new sub-classes are optional for municipal purposes and only a small 
number of properties have been deemed eligible in Middlesex. These new subclasses 
were not introduced. However, a new mandated multi-residential default ratio for the 
class was set to 1.000000. 

 

 



 

Optional Small Business Class 

Ontario municipalities and business stakeholders have shared concerns about the 
property tax burden faced by small businesses. Some municipalities have requested 
additional property tax tools that would target tax relief to small businesses and increase 
business competiveness.  

The Province is providing municipalities with the flexibility to target property tax relief to 
small businesses, in a way that reflects their local circumstances. Beginning in 2021, 
municipalities will be able to adopt a new optional property subclass for small business 
properties. The Province is currently in consultation with municipalities to identify the 
mechanics of the new class and determine what guidelines will be set out in regulation 
to assist municipalities in adopting this new subclass.  

While the provincial budget enables property tax relief for small business, the province 
does not fund the relief. Any reduction to taxes for small business would be funded 
through a redistribution of property taxes onto other classes of property including other 
business properties.  

Unlike other tax tools, this subclass come with significant design, implementation and 
ongoing administrative burdens. For example, it will be the responsibility of each 
municipality to decide what small business looks like locally.  It will cost municipalities 
time and resources to establish and maintain a small business subclass.  

To date, the Cities of Toronto and Ottawa have implemented a small business property 
subclass.  

In consultations with the local Treasurers, it was agreed not to recommend 
implementation of the Optional Small Business Property Tax Subclass. 

Small-Scale On-Farm Business Subclass 

On May 3, 2018, the Government of Ontario established two new optional subclasses 
for small-scale on-farm businesses to promote and support local farms across Ontario. 
The commercial and industrial subclasses were created to provide a tax rate that is 75% 
lower than the commercial and industrial tax rates that would otherwise apply. The first 
$50,000 attributed to the value of your commercial or industrial operation will qualify for 
a 75% reduction off the commercial or industrial tax rate. However, if the value of the 
commercial or industrial operation is equal to or greater than $1 million, the property will 
not qualify. 

The 2021 Provincial Fall Economic Statement included changes to this option subclass 
program. The assessment threshold was increased from $50,000 to $100,000.   

Regardless if the municipality opts to have the small-scale on-farm business subclasses 
apply, these properties will see financial relief due to the fact the province applies a 
reduced business education tax rate to these eligible properties.  



 

Administration in consultation with local Municipal Treasurers recommended not 
implementing this Optional Small Business Property Tax Subclass in previous years 
and does not recommend it in 2024.  This benefit would only benefit a very small group 
of properties. Adding this optional subclass adds complexity to the taxation system, 
division among properties in the farm class and additional work at the local level. 

New Multi-Residential Tax Class  

In 2017, the Province made the New Multi-Residential tax class mandatory. The range of 
fairness for the tax ratio established for the class was prescribed between 1.0 and 1.1. In 
2017, the County established the ratio at 1.0 for this new multi-residential class. In 
discussion with local Treasurers, it was agreed to not recommend decreasing the Multi-
Residential tax rate. However, it was agreed that the multi-residential tax classes would be 
discussed in more detail prior to 2025 recommendations.  

 

FINANCIAL IMPACT: 

The information in this report has no impact on the County’s budget. 

Tax policy decisions will reflect how the County and local Municipalities’ tax levies will 
be distributed among the various property tax classes and typical properties based on 
2024 property assessment values provided by MPAC. 

ALIGNMENT WITH STRATEGIC FOCUS: 

This report aligns with the following Strategic Focus, Goals, or Objectives: 



Strategic Focus Goals Objectives 

Cultivating 
Community 
Vitality 

Advance a diverse, 
healthy, and engaged 
community across 
Middlesex County 

• Promote and support community wellness
• Innovate social and community services
• Attract, retain, and engage youth in our

community

Strengthening 
Our Economy 

Encourage a diverse 
and robust economic 
base throughout the 
county 

• Support opportunities to create a stronger
and sustainable agricultural sector

• Create an environment that enables the
attraction and retention of businesses, talent,
and investments

• Attract visitors to Middlesex County
• Support the development and prosperity of

downtown core areas in Middlesex County

Promoting 
Service 
Excellence 

Innovate and 
transform municipal 
service delivery 

• Anticipate and align municipal service
delivery to emerging needs and expectations

• Engage, educate and inform residents,
businesses, and visitors of county services
and community activities

• Strengthen our advocacy and lobbying efforts
with other government bodies

• Collaborate with strategic partners to
leverage available resources and
opportunities

• Build organizational capacity and capabilities

RECOMMENDATION: 

THAT the 2024 Tax Ratios for the County of Middlesex remain the same as 2023, 
and that the Tax Ratio By-law be forwarded to County Council for approval.  

Property Class Tax Ratio 
Residential/Farm 1.0000 
New Multi Residential 1.0000 
Multi Residential 1.7697 
Farmlands 0.2500 
Commercial 1.1449 
Industrial 1.7451 
Pipelines 1.0555 
Managed Forests 0.2500 
Landfill 1.1000 



Schedule "A"
TAXATION YEAR 2024

County of Middlesex
Calculation of 2024 Tax Rates

A = 0.00443866
1 3 4 5 6 7

Property Class Total Tax Ratio Discount 2023 2024 % 2024 2024 %
CVA & PIL's ( in brackets ) W.A W.A inc. Tax Rates Levy by property class

(col. 1 x 2 x 3 ) W.A. (col. 2 x 3 x A) (col. 5 x 1)

Residential 9,042,459,350 1.000000 1.00 8,888,662,978               9,042,459,350      1.7               0.00443866 40,136,311.00       72.69
FAD (C,I,M,R) 1,989,800 1.000000 (35%) 0.65 1,639,820 1,293,370             -21.1 0.00288513 5,741.00 0.01
Farm 6,763,959,124 0.250000 1.00 1,656,498,196               1,690,989,781      2.1 0.00110967 7,505,763.00         13.59
Managed Forests 23,169,500 0.250000 1.00 5,681,400 5,792,375             2.0 0.00110967 25,710.00               0.05
Pipelines 318,930,000 1.055500 1.00 328,090,565 336,630,615         2.6 0.00468501 1,494,190.00         2.71
New Multi - residential 28,117,000 1.000000 1.00 26,295,000 28,117,000           6.9 0.00443866 124,802.00             0.23
Multi - residential 111,200,100 1.769700 1.00 199,778,071 196,790,817         -1.5 0.00785510 873,488.00             1.58
Commercial Occupied 656,354,957 1.144900 1.00 720,195,819 751,460,790         4.3 0.00508182 3,335,478.00         6.04
Commercial Vacant Land 24,051,500 1.144900 (30%) 0.70 20,242,319 19,275,594           -4.8 0.00355728 85,558.00               0.15
Industrial Occupied 201,884,854 1.745100 1.00 319,609,575 352,309,259         10.2 0.00774591 1,563,782.00         2.83
Industrial Vacant Land 11,604,415 1.745100 (35%) 0.65 12,940,169 13,163,062           1.7 0.00503484 58,426.00               0.11
Landfill 1,283,400 1.100000 1.00 1,411,740 1,411,740             - 0.00488253 6,266.00 0.01

Totals 17,185,004,000 12,181,045,650            12,439,693,753    2.1               55,215,515.00       100.00

CVA = current value assessment Note: numbers may vary due to rounding
PIL's = payments in lieu of taxes
FAD = farmland awaiting development
W.A. = weighted assessment

Calculation of 2020 Residential Tax Rate
2023 County Levy 52,530,030               

1,115,404 
53,645,434               2023 residential tax rate 0.00431244

2024 County Levy 55,215,515               = 2024 residential tax rate 0.00443866  = A
divide by weighted assessment 12,439,693,753        

2023 2024
assessment data: source MPAC Control Totals Tax Rate Tax Rate inc. $ inc. %

0.00431244 0.00443866 2.93
Residential taxes per 100,000$  431.24$  443.87$  12.62$        2.93

150,000$  646.87$  665.80$  18.93$        2.93
303,000$  1,306.67$  1,344.91$             38.24$        2.93



Schedule "B"
County of Middlesex

Payment Schedule - 2024 County Levy

1 2 3 4 5
Municipality 2024 March 31 June 30 September 30 December 15

County Levy 25% 50% of 2024 Levy 25% of 2024 Levy Balance
of 2023 Levy less column 2

Adelaide Metcalfe 2,840,563            691,813                 728,469$                  710,141$               710,140$              
Lucan Biddulph 3,634,032            856,953                 960,063$                  908,508$               908,508$              
Middlesex Centre 16,154,017          3,805,013              4,271,994$               4,038,504$            4,038,506$           
Newbury 159,727               38,719                   41,145$                    39,932$                 39,931$                
North Middlesex 4,666,565            1,128,871              1,204,412$               1,166,641$            1,166,641$           
Southwest Middlesex 3,151,728            769,320                 806,544$                  787,932$               787,932$              
Strathroy Caradoc 13,358,289          3,196,143              3,483,001$               3,339,572$            3,339,573$           
Thames Centre 11,250,594          2,645,675              2,979,622$               2,812,649$            2,812,648$           

Totals 55,215,515          13,132,507$          14,475,250$             13,803,879$          13,803,879$         

Note: numbers may vary due to rounding
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