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BUSINESS ASSOCIATION

November 7, 2016

Dear Members of the Law Amendment Committee;

I am here today on behalf of the North End Business Association, representing 250
commercial properties and over 400 businesses in the north end of Halifax. The majority of
the businesses I represent are small, locally owned operations, including a number of
businesses where the operators still own the buildings they work out of.

The North End, like many mainstreet commercial districts in the Halifax Regional
Municipality and throughout the province, is where small businesses locate. They are
attracted to areas like the North End because of smaller, more affordable commercial
spaces; a sense of community or place; and/or the critical mass of other businesses that
together make the area a destination for people looking for goods and services. Mainstreet
districts are integral to the communities they serve and are also being recognized as
essential structures for creating more walkable, transit friendly neighbourhoods; nurturing
the local economy; and adding life and vibrancy to our city. They are, in essence, the types of
areas we want to see more of; the types of areas we want to see succeed and flourish. The
types of places great urbanists, like Jane Jacobs, site as important contributors to healthy,
sustainable, resilient urban centres.

The importance of mainstreet and central business districts is reflected in Halifax's Regional
Plan, and recently drafted Centre Plan. However, the city's current tax system does not align
with the goals and visions outlined in these documents. Instead, areas where small business
growth and development is desired are the areas being hardest hit by massive assessment
hikes — driven primarily by a real estate market that has little to no connection to what is
happening in the local economy; as well as a structural issue with the city tax system where
there is no connection to cost to service and no accounting for the massive differences in
land values —particularly with the less expensive-higher cost to service greenfield
development. This is having a serious impact on property taxes in mainstreet and central
business districts, which has resulted in an unleveled playing field between different areas
of the city and different business classes.

Bill 52 is an essential piece of legislation that would allow Halifaxto set differentiated tax
rates. Differentiated tax rates will enable the city to more equitably distribute the tax
burden, as well as use property taxes as a tool for supporting the type of development it
would like to encourage.

In this spirit, the North End Business Associationwould like to go on record as supporting
Bill 52, with the exception of clause (2)(b). We do not believe frontage is an effective
method taxation, and could result in further inequity. We are therefore asking for an
amendment to item number (2)(b) to have it change from "setdifferentcommercial tax rates
forcommercial property located in areas ofthe Municipality designated by Council, based on
the length orproportion offrontage ofa property on a street, including a private road;" to
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"set different commercial taxratesfor commercial property located in areasof the
Municipality designated byCouncil, based on the square footage ofproperty, and/or
square footage ofbuilding."

We believe square footage of property and/or building is a more relevant measure for
taxation, as the size of the building and lot reflect the use better than frontage, which could
be easily manipulated.

We also ask that the Billbe passed and proclaimed as quickly as possible to enable Halifax
Regional Municipalityto commence work on the next phase taxation reform. The tax issues
we speak of are affecting small businesses as we speak, and there is a real need to act now.

I would like to thank the Members of the Law Amendment Committee for listening to me
this morning. And I would also like to thank all the elected members of the provincial
government who have taken the time to understand this issue and support this Billcoming
forward. 1believe an economically successful and resilient city is in the best interest of all of
Nova Scotia, and will require continued cooperation between the province and city. This is
great step forward in what we hope will be a positive new direction.

Sincerely,

Patricia Cuttell

Executive Director

2099 Gottingen Street, Suite 216, Halifax, Nova Scotia B3K 3B8 T. (902) 483-1896
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An Act to Amend Chapter 39
of the Acts of 2008,

the Halifax Regional Municipality Charter

Be it enacted by the Governor and Assembly as follows:

1 Section 94 of Chapter 39 of the Acts of 2008, the Halifax Regional Municipality Charter, is
amended by

(a) adding "(1)" immediately after the Section number; and

(b) adding the following subsections:

(2) The Council may

(a) set different commercial tax rates for commercial property located in areas of the
Municipality designated by Council, based on the assessment of commercial property
under the Assessment Act;

(b) set different commercial tax rates for commercial property located in areas of
the Municipality designated by Council, based on the square footage of a property
or the square footage of a building or any combination thereof;

(c) set additional tiered or escalating commercial tax rates based on the factors set out in
clauses (a) and (b) that are in excess of the rates set in clauses (a) and (b); and

(d) set additional or different commercial tax rates using any combination of clauses (a)
to (c).

(3) Commercial tax rates set by the Council under subsection (2) apply in place of the
commercial tax rates set under subsection (1) in the areas designated by the Council.

(4) A commercial tax rate set under subsection (2) must be reviewed by the Minister four
years after its coming into force and thereafter as provided by regulation.

(5) The Minister shall determine the process for the review under subsection (4) and may
review more than one application of the commercial tax rate options set under subsection
(2) at the same time.

(6) The Municipality shall participate in and co-operate with the review under subsection
(4) as required by the Minister, including by providing reports, records or other
documents requested by the Minister.

2 Chapter 39 is further amended by adding immediately after Section 121 the following Section:



121A (1) The Minister may make regulations providing for the review of commercial tax
rates pursuant to subsection 94(4).

(2) The exercise by the Minister of the authority contained in subsection (1) is regulations
within the meaning of the Regulations Act.
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Good Morning. Thanks for giving me the opportunity to speak here today on be
half of the Quinpool Road MainstreetDistrict Association, an associationthat rep
resents more than 100 businesses on the peninsula.

Let me begin by commending and thankingyou for the hard work that all of you
have put into tax reform, specifically Bill number 52. I am sure I am not the only
one speaking here today who realizes just how much elbow grease has to go into
researching and writing law amendments that will affecthow commercial taxes
will be collected in our city for years to come.

You have listened to our concerns and shown a clear understanding that the com
mercial taxation in this city absolutely has to change if our commercial main
streets and targeted growth areas are to survive and thrive.

The Quinpool Road Mainstreet District Association would like to go on record to
support item number a) (a) setdifferent commercial tax ratesfor commercial
property located in areas ofthe Municipality designated by Council, based on the
assessment ofcommercial property under the Assessment Act; We also support
Item number c (c) set additional tiered or escalating commercial tax rates based
on thefactors setout in clauses (a) and (b) that are in excess of the rates set in
clauses (a) and (b); andfinally, we support item number d setadditional ordiffer
entcommercial tax rates usingany combination ofclauses (a) to (c).

We are asking for one amendment to item number b) to have it change from "set
different commercial tax ratesfor commercialproperty located in areas ofthe
Municipality designated by Council, based on the length or proportion offrontage
ofaproperty on a street, including aprivate road;" to
2(b) set different commercial tax ratesfor commercial property located in areas of
the Municipality designated by Council, based on the square footage ofa proper
ty, or square footage ofbuilding or any combination thereof.



We are asking for item number b to be amended because we strongly believe that
applying square footage of property and/or square footage of the building will be a
stronger, less random and more equitable way to collect taxes thanjust using front
age.

Frontage would be an arbitrary way to tax properties. It would be far better to use
the actual square foot area of the building lot, perhapsalso taking into account the
size of the building. A good example of the tax inequalities is the parking lot for
the Athens Restaurant located at 6273 Quinpool Road. This lot with no building on
it, is assessed at $59.99 psf. The Walmart at 220 Chain Lake Drive is assessed at
$30.69 psf with a building on the lot. If the 130,000 sq ft building is valued at $100
psf then the Walmart land, without the building, is assessed at $7.30 psf, leaving
the locally owned restaurant parking lot assessed approximately 8 times higher
than the multi-nationally owned retail store. The cost of providing municipal ser
vices is lower on Quinpool road as well.

As such, we strongly believe that the use of frontage as a tax tool will not have
much merit, but square footage taxation would be extremely useful. The square
footage taxation could support the regional economic plan, encouraging commer
cial development in efficient growth areas and commercial main streets, rather than
encouraging the retail use of industrial parks which are more expensive to service.

In conclusion the Quinpool Road Mainstreet District Association strongly supports
Bill Number 52, with the one amendment that I just outlined.

We hope that this legislation can be adopted quickly, so that the Business Im
provement District Leaders, and the city can get to work on modelling the quickest
way forward towards a fairer distribution of the tax burden in Halifax. It is impera
tive that this happens now. For the Economic Growth of our city, Tax Reform Is
All of our Businesses.

Thank you for your time.

Karla Nicholson

Executive Director

Quinpool Road Mainstreet District Association
902 209 2210

Karla@Quinpoolroad.ca



Good morning,

My name is Juanita Spencer and I am the Executive Director for

the Spring Garden Area Business Association. My organization,

which represents over 350 retail, corporate and professional

businesses in Halifax, is one of 8 business improvement districts

(BIDs) in our city.

I am very pleased to have been given the opportunity to appear

before you to comment on Bill No. 52, amendments to the

Halifax Regional Municipality Charter.

Iwould like to begin by applauding the government for the

work they have done to bring forward this Bill. Iwas pleased to

have been consulted as a stakeholder during this process and

even more pleased to see some of what my organization and

others have been advocating for reflected in it.

Approximately 16 months ago, my Association partnered with
several of the other BIDs to examine the 2014 property

assessments of our members, Dartmouth Crossing and Bayer's

Lake. Not surprising to me was that Spring Garden area

businesses are grappling with the highest average assessments

per square foot of $292.48. Downtown Halifax was a close



second at $273.22. While we knew our assessments per square

footage in the city's core would be higher than other areas
based on our location and services, what we did not expect was

just how much higher. Businesses, generally large
multinationals, located in Dartmouth Crossing had average

assessed values per square foot of just $38.43 (Businesses in
the Spring Garden area pay 7.6 times more to provide their
services in the core) while in Bayer's Lake, just a 10 minute

drive from our city Centre, businesses were benefiting from
assessed values of just $16.35 per square foot (Spring Garden

business pay 17.9 times more than Bayer's Lake).

It is for this reason, and the obvious impact it has on such

decisions as to where to locate a business or even if to start one

in Halifax, the profitability and, in some cases, the viability of a

business, that the Association has been advocating for change.

While for the most part the Spring Garden Area Business

Association is supportive of the contents of Bill 52, in particular

the ability for the Municipality to create tax zones (subsection

2A) and, with some hesitation, the ability to set tiered or

escalating commercial tax rates (subsection 2C), we are unable

at this point to fully endorse it as is currently written. We are

seeking further clarification or explanation on subsection 2B,

and all further references to this clause (ie. 2C) pertaining to

setting of different commercial tax rates for commercial



properties based on length or proportion of frontage of a

property on a street.

While we are of the belief that there could be a useful

application for this tax tool in the design and implementation of

a more equitable overall system for all commercial properties,

we are also of the belief there is a potential for a tax system

that could create undesirable and/or unintended consequences

that would negatively impact the very businesses we are trying

to support.

By way of example, as written, there is a potential for a
property with 100 feet of frontage with 30,000 square feet of
commercial space to pay less in taxes than a business with 200

feet of frontage and 3000 square feet of space. While most
would argue that is an unlikely scenario, without further
clarification and/or direction on how frontage can be used as a

tax tool it is not without possibility.

We are asking this committee to seek that clarification before

this Bill moves forward.

We only have to look at the residential tax system for an
example of good intentions creating bad policy resulting in



negative unintended consequences. The CAP has distorted
residential taxes and, as we are all aware, there is no easy, or

palatable fix.

The famous economist, Adam Smith, believed that a good tax

system is based on a set of principles or rules. He developed
what he called the four cannons of taxation. While not to go

down a long history lesson, these cannons are still widely
believed to be the basis of a good system today. His first two

cannons, Equity and Certainty are what we will be looking to

the Municipality to use as the basis for whatever changes they

bring forward. We are looking to this Bill to give the

Municipality the tools to achieve this - to ensure the biggest

burden is placed on those with the ability to pay and not

shouldered by those struggling to survive; and to provide

certainty and predictability for business owners, not a

seemingly arbitrary and punishing tax system.

Our current assessment based system combined with the

limited taxing authority of the Municipality does not support

this and without further clarification from the government on

how subsection 2B with regards to frontage can be used there

is concern whatever structure the Municipality brings forward

may be no closer to achieving this.



The current Bill also does not provide consideration of property

height, density or square footage, all which impact the value of

a property. I am hoping this committee will seek clarification on

why these were not, or appear to have not been, given

consideration as a tax tool for the municipality. While we

understand that not all information is currently available for the

Municipality to immediately use these tools, it is not unrealistic

to expect the municipality to collect the data needed to

effectively use these when designing the new tax structure.

Halifax, and indeed other municipalities who are most

assuredly watching, has an opportunity with the passage of this
Bill, to fundamentally change the way we tax our businesses.

With proper consideration and implementation, the
Municipality can use this to support growth plans and
encourage investment across all sectors. With the support of
the Province and the many in the business community, Halifax
can be a leader in REAL, MEANINGFUL commercial tax reform.

In closing, Iwould like to once again acknowledge the work of
the government on this Bill, the consultation that was put into
informing their work and for their commitment to delivering
good policy. Iwould also like to commend the Minister for his
commitment to reviewing any commercial tax rate changes
brought forward under this Bill after four years and thereafter
as provided by regulation.



Our Association strongly encourages the government to

continue with their review of commercial taxation by reviewing

the very basis of our system - property assessments.

Thank you.



DOWNTOWN
HALIFAXBUSINESS COMMISSION

November 7, 2016

Good Morning. My name is Paul MacKinnon, the Executive Director of the Down
town Halifax Business Commission, representing 1,600 businesses in the urban
core of Nova Scotia's capital city.

As we all know Halifax, as our capital city, is a very significant economic engine
for our province. It is certainly not the only one, but I believe it is a safe statement
that without Halifax functioning well, the province would not be functioning well.
The same can be said for the downtown area of HRM. It is the heart of the city and
the heart needs to beat strongly.

Over the past number of years we have seen new life in our Downtown. Large in
frastructure investments from all three orders of government into the library and
convention centre, our post-secondary institutions, and most recently streetscape
improvements, are all contributing to this direction. The private sector is respond
ing to this with their own investments. But there a couple of significant red flags. A
2012-13 study of 17 cities across Canada was conducted by the Canadian Urban
institute, comparing Canadian downtowns on various key metrics. Halifax fell
short on two major ones: The first was the percentage of office space located in
downtown. While cities like Toronto, Calgary, Vancouver, and even London, all
had the majority of their office space located downtown, Halifax sits at about 43%
- this was the lowest of the 17 cities. Halifax is in the midst, as every city is, of try
ing to improve their transit system. But whereas Calgary's challenge is transporting
73% of their office workforce into the downtown on a daily basis, Halifax has the
challenge of, even if they crack that, figuring out how to best service the 57% of
the office workforce who works somewhere other than downtown. From the city's
tax base perspective, what it means is that Halifax actually draws less of its com
mercial tax base from the downtown than most other cities. Currently it sits at 8%,
when a more normal amount would be 10-15%).

The city has a Regional Plan and an Economic Strategy that call for clustered
commercial growth in its downtown. In a knowledge economy, clustering of this
sort is essential. Yet, it has a tax system that encourages businesses to locate in ar-



eas where assessments are lower, due to the building form. Not only does HRM get
less tax revenue from those areas, but they are actually more expensive to service,
due to the nature of the building and road form. Downtown is a very efficient area
to service.

We can't do anything about assessments. Buildings that are multi storey and locat
ed downtown have high assessments because they're worth a lot of money. There
are probably things we could do to tackle assessment issues, and we would encour
age you to pursue that, beyond what's in this bill. But in the meantime, the only
tool within the existing tax system HRM has to help encourage business location in
the downtown and in its commercial corridors - as called for in the Regional Plan
and Economic Strategy - are differentiated tax rates.

We believe Bill 52 allows HRM to look at a suite of zones and tax rates in a

thoughtful way, that would not impact residential taxes, but which would encour
age business activity, at least a little bit, to follow the plans they have set. The end
result will actually be a stronger tax base overall, with a more vibrant urban core
and main streets.

With the passage of this bill, we, along with the other Business Improvement Dis
tricts, are committed to working with the Mayor and Council, as well as city staff
and the Halifax Partnership, to adopt a new tax rate system which will achieve
these goals. On behalfof my members, I would like to thank you for responding to
the city's request to open up the Halifax Charter to allow this. Now it is up to the
city to use this power to create a new tax system which will strengthen the city's,
and ultimately, the province's, financial future.

Thank you.

Respectfully submitted,

Paul MacKinnon

Executive Director

Downtown Halifax Business Commission

1546 Barrington Street, Suite 104
Halifax, NS, B3J 3X7
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n°rthend
BUSINESS ASSOCIATION

November 7,2016

Dear Members of the Law Amendment Committee;

This morning I presented at the Law Amendment Hearing on Bill 52. During my
speech and in my notes that were submitted I asked that (2)(b) be changed from:

"set different commercial tax rates for commercial property located in areas of
the Municipality designated by Council, based on the length or proportion of
frontage ofa property on a street, including a private road;"

to:

"setdifferent commercial tax ratesfor commercial property located in areas of
the Municipality designated by Council, based on the square footage of
property, and/or square footage ofbuilding."

While I still believe that frontage is not an effective way at apply taxation measures, I
would like it to be known that the North End Business Association would not be

opposed if "frontage of a property on a street, including a private road" remained in
the bill, along with the addition of "square footage ofproperty, and/or square
footage ofbuilding". In this scenario, (2)(b) might read:

(b) set different commercial tax rates for commercial property located in
areas of the Municipality designated by Council based on the length or
proportion offrontage ofa property on a street, including a private road or
based on the square footage of a property or the square footage of a
building or any combination thereof.

As with any of the proposed changes in Bill 52, it will be how the city applies them
that matters. And right now the city needs the tools and flexibility to address taxation
issues.

Again, I would like to thank the Members of the Law Amendment Committee for
listening and for the due diligence they are putting into Bill 52. Tax Reform remains a
timely issue, and we hope this Bill is passed before the fall sitting of the legislature
ends.

Sincerely,

Patricia Cuttell

Executive Director

2099 Gottingen Street, Suite 216, Halifax, Nova Scotia B3K 3B8 T. (902) 483-1896



November 7, 2016

Dear Members of the Law Amendment Committee;
This morning I presented at the Law Amendment Hearing on Bill 52. During my speech and in
my notes that were submitted I asked that (2)(b) be change from:

"set differentcommercial tax ratesfor commercial property located in areas ofthe Mu
nicipality designated by Council, based on the length or proportion offrontage ofa prop
erty on a street, including a private road; "

to

"set differentcommercial tax ratesfor commercial property located in areas ofthe Mu
nicipality designated by Council, based on the squarefootage ofproperty, or square
footage ofa building or any combination thereof'7

While I still believe that frontage is not an effective way at apply taxation measures, I would like
it to be know that the Quinpool Road Mainstreet District Association would not oppose the addi
tion of"squarefootage ofproperty, or square footage ofbuilding or any combination thereof"
to clause (2)(b).

In the above scenario, we would suggest clause that read:

(b) set different commercial tax rates for commercial property located in areas of
the Municipality designated by Council, based on the length or proportion offrontage
ofa property on a street, including a private road or based on the square footage of a
property or the square footage of a building or any combination thereof.

As with any of these changes, it will be how the city applies them that matters. And right now the
city needs the tools and flexibility to address taxation issues.

Again, I would like to thank the Members of the Law Amendment Committee for listening and
for the due diligence they are putting into Bill 52. Tax Reform remains a timely issue, and we
hope this Bill is passed before the fall sitting of the legislature ends.

Sincerely,

Karla Nicholson

Executive Director

Quinpool Road Mainstreet District Association
902 209 2210

Karla@Quinpoolroad.ca
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Bill #52

Halifax Regional Municipality Charter (am)

CHANGE RECOMMENDED TO THE LAW AMENDMENTS COMMITTEE

BY THE MINISTER OF MUNICIPAL AFFAIRS

PAGE 1, paragraph 1(b) - delete proposed clauses 94(2)(c) and (d) and substitute the following:

(c) set different commercial tax rates for commercial property located in
areas of the Municipality designated by Council, based on the number of square
metres in a property, the number of square metres in all commercial buildings on a
property, or the combined number of square metres in a property and all commercial
buildings on that property;

(d) set additional tiered or escalating commercial tax rates based on the fac
tors set out in clauses (a) to (c) that are in excess of the rates set in clauses (a) to (c);
and

(e) set additional or different commercial tax rates using any combination of
clauses (a) to (d).
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