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EXECUTIVE SUMMARY: 

Throughout the year, the Finance Department provides a series of financial reports. These reports 
provide Council with information to assist in their decision making. In January, a detailed analysis of 
2014 property assessments was presented. Recently, Council received information on our 2013 
year-end financial statements and a detailed report and presentation on our financial reserves.  
  
The purpose of this report is to provide Council with information on municipal property taxes 
assessed to the Class 1-Residential property class. This is important as most of the District’s 
assessment base is represented by the properties in this class. It is important to keep in mind that 
this report focuses on the municipal portion of property taxes because the levies from other 
jurisdictions are beyond Council’s control.  
            
In our analysis, we looked at three indicators:  

1. Residential Class Municipal Property Tax Rates Comparison 

We looked at the municipal tax rate the District charges to the Residential Property Class to see how 
it has changed from last year, and to see how it compares to others in the region. Our municipal tax 
rate increased 4.2% in 2014, and consists of the Council approved increase in the Financial Plan 
Bylaw and an adjustment to neutralize market changes in assessed property values. In 2014, 
Residential Class property assessments decreased in market value by just over 1%, and the 
municipal tax rate was adjusted to generate the funding required in the Financial Plan.  
 
Of the surveyed municipalities, from 2013 to 2014, one municipality, Vancouver, had a 2.5% 
decrease in their municipal tax rates. The remaining municipalities saw increases ranging from a low 
of 1.6% in Port Coquitlam to a high of 6.0% in Richmond. The wide range in changes to municipal tax 
rates is largely a function of the changes in assessed property values.  

2. Assessment and Taxation Changes on Sample Properties 

We have been tracking the change in assessments and taxation on eight sample properties for 
several years, and this information is included in this report. In any given year there can be quite a 
range in the changes to assessed property values and the resulting tax increases experienced by our 



sample properties. In 2014, for instance, two properties experienced a tax increase of about 1.5% 
while two others experienced double digit increases.  

3. Municipal Property Taxes and Utilities Assessed Against the ‘Average Single Family Dwelling’ 
Survey 

We conducted a survey of the municipal property taxes and utilities assessed against the ‘average 
single family dwelling’. As Council is aware, this survey does not account for the different service 
levels in municipalities, however, the data allows us to see how the municipal property taxes and 
utilities assessed in Maple Ridge compares to others in the region. It is interesting to note that our 
taxes remain amongst the lowest in the region, and when the taxes are combined with annual utility 
rates, Maple Ridge ranks as being fourth lowest among the municipalities surveyed.  
 
We also looked at the municipal portion of the property taxes for the average single family dwelling in 
Maple Ridge to see how it has changed from 2012 and how it compares to others in the region. 
From 2012 to 2013, the municipal property taxes for the average single family dwelling in Maple 
Ridge increased 4.1% and from 2013 to 2014, the municipal property taxes increased 3.8%. These 
property tax increases are different than the Council approved tax increase charged to the 
Residential Property Class of 3.5% for 2013 and 2.95% for 2014. The rationale for the differences is 
explained in more detail later in the report.  
 
RECOMMENDATION: 

This report has been provided for information only. No resolution is required. 
 
DISCUSSION:  

For 2014 assessed values, BC Assessment continued with their regular practice of assessing 
properties (land and buildings) based on market value as of July 1 of the previous year. This means 
that for 2014, properties are assessed at what their market value would have been on July 1, 2013.  
 
In Maple Ridge, Residential Class property assessments decreased in market value by just over 1%, 
and the municipal tax rate was increased to negate this 1% market movement and then was 
increased by a further 2.95%, as included in the approved Financial Plan.   
 

1. Residential Class Municipal Property Tax Rates Comparison: 

Figure 1 shows the Residential Property Class municipal tax rates and the percentages changed 
from 2012.  
 
In the surveyed municipalities, from 2013 to 2014, one municipality, Vancouver, had a 2.5% 
decrease in their municipal tax rates. The remaining municipalities saw increases ranging from a low 
of 1.6% in Port Coquitlam to a high of 6.0% in Richmond. The wide range of changes in municipal tax 
rates is largely a function of the changes in assessed property values. Maple Ridge’s municipal tax 
rate increased 4.2% from 2013. 
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Figure 1: Residential Class 1 Municipal Property Tax Rates   

 
 
 

2. Assessment and Taxation Changes on Sample Properties: 

Figures 2a and 2b show the percentages changed in assessed property values and taxation for eight 
sample properties we have been tracking for several years in Maple Ridge.  

In 2014, there is variability in the changes of assessed values for the sample properties. The sample 
property in Central Maple Ridge (Sample #4) experienced a decrease in assessed property value of  
2.8% while the sample property in Lower Hammond (Sample #7) experienced an increase of 8.6%.  
 
Figure 2a: Sample Properties Percentages Changed in Assessed Property Values 

 
 

 
  

2012
Rate Change Rate Change Rate

West Vancouver 1.81450 -6.9% 1.68850 5.0% 1.77300
Vancouver 2.02002 -6.2% 1.89502 -2.5% 1.84728
Richmond 2.00128 6.1% 2.12246 6.0% 2.24956
Burnaby 2.23260 0.4% 2.24190 4.6% 2.34430
North Vancouver District 2.36446 0.2% 2.36961 3.0% 2.44107
Surrey 2.35469 1.0% 2.37908 3.9% 2.47085
North Vancouver City 2.38015 2.9% 2.44972 1.9% 2.49602
Coquitlam 3.02810 0.9% 3.05600 4.8% 3.20210
Langley Township 3.19978 2.3% 3.27430 2.2% 3.34730
Port Moody 3.30760 2.8% 3.40150 3.5% 3.52200
Delta 3.49470 -0.8% 3.46753 3.1% 3.57583
New Westminster 3.54410 0.1% 3.54830 5.8% 3.75350
Port Coquitlam 3.71290 2.9% 3.82240 1.6% 3.88270
Pitt Meadows 3.72580 4.9% 3.90660 2.6% 4.01000
Maple Ridge 4.08880 4.8% 4.28330 4.2% 4.46250
Mission 4.62120 1.3% 4.68110 3.6% 4.85130

Municipality 2013 2014

Location 2009 2010 2011 2012 2013 2014
1 Silver Valley -2.6% -6.7% 13.7% 5.5% 0.0% -2.7%
2 Albion/Kanaka 0.0% -5.2% 11.2% 0.0% 6.8% -0.6%
3 Whonnock 0.0% -8.5% 6.4% 2.7% 0.0% 0.6%
4 Central MR 0.0% -0.8% 8.9% 0.5% -3.1% -2.8%
5 Central MR- strata 0.0% -9.9% 2.7% -5.8% -3.1% 0.0%
6 West MR 0.0% 3.0% 5.4% -2.1% 0.0% 7.0%
7 Lower Hammond 0.0% -6.4% -2.3% 0.1% -9.9% 8.6%
8 Upper Hammond 0.0% -7.6% 5.9% -4.7% 0.0% 2.3%

Total -0.5% -5.0% 7.7% 0.2% -2.1% 1.0%
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There is a wide range in the tax increases experienced by the sample properties for 2014. Increases 
range from a low of 1.4% for the sample property in Central Maple Ridge (Sample #4) to a high of 
13.2% for the sample property in Lower Hammond (Sample #7). It is important to note that while 
some properties may experience the same percentage tax increase, the tax bills will vary depending 
on the assessed property value. 
 
Figure 2b: Sample Properties Percentages Changed in Municipal Property Taxation 

 
 

3. Municipal Property Taxes and Utilities Assessed Against the ‘Average Single Family Dwelling’ 
Survey: 

The methodology to calculate the value of an average single family dwelling uses information from 
BC Assessment. The difficulty with using this information is that an average single family dwelling in 
West Vancouver may be physically much different than an average single family dwelling in Maple 
Ridge, and this has not been taken into account. Additionally, municipalities provide different 
services at different levels and this has also not been taken into account. Nonetheless, this is a 
commonly used method and it does serve as one indicator of relative tax burden.  
 
Residential Single Family is one subset of BC Assessment’s Residential Property Class. It is 
comprised of detached residences or houses. The ‘average single family dwelling’ value is calculated 
by taking the value from this subset on BC Assessment’s Revised Roll and dividing that number by 
the subset’s number of occurrences.  

 
An ‘average home’ value is used in the Financial Overview Report provided to Council in December 
and the Illustrative Residential Property Tax Comparison appendix to the 2014 Property Tax Rates 
Bylaw Report provided to Council in April. The average home value comparison takes the existing 
average home value and compares it to what that home would have been assessed at in the 
previous year, assuming that the value changed by the average market change for the entire 
Residential Property Class.  
 
For the purpose of this report and to ensure we are comparing values that are determined by using 
the same methodology, we have used ‘average single family dwelling’ values for all municipalities. 
This is the same methodology used in our previous comparisons. 
 
The data compiled is shown on Figure 3. This table shows the municipal portion of residential 
property taxes for the ‘average single family dwelling’ in Maple Ridge and the surveyed 
municipalities. At $2,041 Maple Ridge is amongst the lowest of those municipalities surveyed. When 

Location 2009 2010 2011 2012 2013 2014
1 Silver Valley 1.7% 1.2% 12.1% 9.6% 4.9% 1.5%
2 Albion/Kanaka 4.4% 2.8% 9.6% 3.9% -2.3% 3.6%
3 Whonnock 4.4% -0.7% 4.8% 6.7% 4.9% 4.9%
4 Central MR 4.4% 7.6% 7.3% 4.4% 1.6% 1.4%
5 Central MR- strata 4.4% -2.4% 1.3% -2.0% 1.6% 4.3%
6 West MR 4.4% 11.8% 3.8% 1.7% 4.8% 11.7%
7 Lower Hammond 4.5% 1.5% -3.7% 4.1% -5.5% 13.2%
8 Upper Hammond 4.4% 0.2% 4.4% -0.1% 4.8% 6.7%

Total 3.9% 3.1% 6.1% 4.3% 2.7% 5.3%

Page 4 of 7 



municipal taxes are combined with property utilities for a total of $2,935, Maple Ridge is still 
amongst the lowest of the surveyed municipalities.  
 
Figure 3: Summary of Survey Results – 2014 ‘Average Single Family Dwelling’ 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In Figure 4, we look at the municipal property taxes for the average single family dwelling from the 
surveyed municipalities and show how this information has changed from 2012. There is some 
variability in the percentage changed from year to year with the surveyed municipalities. From year to 

Municipality

Average 
Assessed 

Value*
Municipal 

Taxes

Rank 
( lowest to 
highest)

Total 
Util it ies

Municipal 
Taxes & 
Util it ies

Rank 
( lowest to 
highest) Notes

Pitt Meadows 457,596           1,835        3 1,012      2,847         1
Surrey 647,927           1,802        2 1,051      2,853         2
Langley-Township 524,021           1,754        1 1,126      2,880         3
Maple Ridge 457,302           2,041        5 894          2,935         4 (10)
Port Coquitlam 527,408           2,048        6 909          2,957         5
Mission 379,673           1,842        4 1,131      2,973         6 (3)
Delta 603,054           2,168        8 960          3,128         7 (2)
Richmond 939,311           2,113        7 1,064      3,177         8 (7)
North Vancouver-City 902,181           2,252        11 954          3,205         9 (6)
Burnaby 931,527           2,184        9 1,129      3,313         10 (1)
Coquitlam 700,656           2,244        10 1,093      3,337         11
Port Moody 759,343           2,674        15 964          3,638         12 (5)
Vancouver 1,375,500       2,541        14 1,099      3,640         13 (9)
New Westminster 675,166           2,534        13 1,196      3,731         14 (4)
North Vancouver-District 1,018,047       2,485        12 1,473      3,958         15
West Vancouver 2,121,146       3,761        16 1,429      5,190         16 (8)
Average 813,741           2,267        1,093      3,360         
Median 687,911           2,176        1,079      3,191         
Highest 2,121,146       3,761        1,473      5,190         
Lowest 379,673           1,754        894          2,847         

Notes: 
Values are rounded.

*

(1) Garbage, Water and Sewer Rates reflect a 5% discount.
(2)
(3)

(4,5) Recycling/Garbage, Water and Sewer Rates reflect a 5% discount.
(6) Water and Sewer Rates reflect a 5% discount.
(7,8)
(9)
(10)

Municipal taxes are averaged.

Utility rates reflect a 10% discount.
Land Assessment Averaging.
Utility rates include Water, Sewer and Recycling. 

Average Assessed Value determined by using BC Assessment’s 2014 Revised Roll Totals, Property Class Residential Single 
Family, divided by number of occurrences. Value has not been adjusted for new construction or supplementary changes.

Drainage Levy Rate/Amount excluded from analysis. According to Mission staff, only approximately 30 homes are charged 
this levy - not representative of an average home in Mission.
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year, the average single family dwelling is not the same average single family dwelling, but a 
calculated average of this subset of BC Assessment’s Residential Property Class. It is for this reason 
that we must use caution when making a year to year comparison of municipal taxes payable for an 
average single family dwelling.  
 
In 2012, the total municipal property taxes for the average single family dwelling in Maple Ridge 
were $1,890 and in 2013 the municipal property taxes increased to $1,966 or 4.1% from the 
previous year. For the surveyed municipalities, 2013 increases ranged from a low of 1.6% in West 
Vancouver to a high of 6.5% in both Surrey and the City of North Vancouver. In 2014, the total 
municipal property taxes for the average single family dwelling in Maple Ridge increased to $2,041 
or 3.8% from 2013. For the surveyed municipalities, the increases ranged from a low of 0.2% in 
Mission to a high of 4.8% in Surrey.  

Figure 4: Average Single Family Dwelling– Total Municipal Property Taxes  

  
 
It is important to note that the municipal property taxes for the average single family dwelling in 
Maple Ridge are not indicative of the entire Residential Property Class in Maple Ridge, but just one 
segment of this property class. 
 
When calculating the property tax rates we consider the entire residential class not just the single 
family dwelling subset. It is Council’s policy when setting the tax rates to adjust for market 
change. The new construction generates additional tax revenue. This is different than simply 
comparing average assessment values for a single family dwelling (which includes market change 

2012
Municipal 

Taxes
Change

Municipal 
Taxes

Change
Municipal 

Taxes
Langley Township 1,621        3.8% 1,682        4.3% 1,754        
Surrey 1,614        6.5% 1,719        4.8% 1,802        
Pitt Meadows 1,697        3.7% 1,760        4.3% 1,835        
Mission 1,803        2.0% 1,839        0.2% 1,842        
Maple Ridge 1,890        4.1% 1,966        3.8% 2,041        
Port Coquitlam 1,948        3.8% 2,022        1.3% 2,048        
Richmond 1,988        3.8% 2,062        2.5% 2,113        
Delta 2,061        2.9% 2,122        2.2% 2,168        
Burnaby 2,055        3.6% 2,129        2.6% 2,184        
Coquitlam 2,047        4.8% 2,146        4.6% 2,244        
North Vancouver City 2,051        6.5% 2,185        3.1% 2,252        
North Vancouver District 2,342        2.8% 2,408        3.2% 2,485        
New Westminster 2,340        5.5% 2,469        2.7% 2,534        
Vancouver 2,354        4.4% 2,458        3.4% 2,541        
Port Moody 2,431        6.4% 2,587        3.4% 2,674        
West Vancouver 3,564        1.6% 3,620        3.9% 3,761        

2013 2014
Municipality
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and new construction) and is a subset of the Residential Property Class. This is why the calculated 
tax increase is 3.8% on the average single family dwelling vs. an average residential class increase 
of 2.95%. 
 
For 2014, Council authorized a 2.95% increase which includes a 1.9% increase for general 
purposes, a 0.5% increase for infrastructure replacement, 0.3% for drainage improvements, and 
0.25% for Parks and Recreation improvements.  
 
When we look at the average single family dwelling in Maple Ridge and take in to consideration the 
change in assessed property values and the authorized increase to property tax revenues, these 
changes amount to a tax increase of approximately $74 or about 3.8%; when we look at the average 
home in Maple Ridge, these changes amount to a tax increase of approximately $51 or 2.9%. There 
are also increases to sewer, water and recycling rates and the aggregate impact of all these changes 
to the average single family dwelling in Maple Ridge is about $113 or 4.0%, and these changes to 
the average home amount to an increase of about $90 or 3.5%.  
 
The differences in the percentage change from 2014 between the average single family dwelling and 
the average home are attributable to the methodology used to determine the average single family 
and average home values.  
 
CONCLUSION: 

The Finance Department provides Council with a series of reports to assist in their decisions. The 
purpose of this report is to provide information on the municipal taxes assessed against residential 
properties. There is no one ideal comparison method, and it is for this reason that we have looked at 
three indicators for our analysis. We can conclude that the municipal property taxes assessed in 
Maple Ridge are well positioned when compared to our neighbours.  
 
 
 
“Original signed by Jacquie Bergmann”_________________ 
Prepared by:  Jacquie Bergmann 

Research Technician 
 
 
 
“Original signed by Trevor Thompson” for      _____________ 
Approved by: Paul Gill, BBA, CGA, FRM 
  General Manager: Corporate & Financial Services 
 
 
 
“Original signed by J.L. (Jim) Rule”_______________________ 
Concurrence: J.L. (Jim) Rule, MA, B.ES (Hon.), P.Mgr., MCIP 

Chief Administrative Officer 
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