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This study is about risk and the probability of impact of the Braeside Quarry Expansion on property values of those living within the influence of the quarry.  Living conditions affect property values, living conditions such as air quality, noise, odour, traffic, water quality.  

Risks include: air contamination from the chemical emissions and dust from a heavy industry site, damage and danger from blasting accidents, water loss or contamination.

The probability of there being impacts from this industry is high because of the past history of accidents with this company on this site.

The study included 120 homes within close proximity of the Braeside Quarry.  There are close to 200 homes that were in this category, but not all are used here due to time and availability.   Losses in property values were researched on the internet because there were no local studies published.   One such study of property values documented losses up to 56% because of a nearby asphalt plant, (www.besafenet.com), studies done by Blue Ridge Environmental Defence League.

People who experience property value loss will be unable to sell their homes at the price they paid for them.  So they will seek tax relief and will demand that their properties be reassessed at a more realistic level.

This study used calculations of loss in property values and therefore taxes paid to the Township and the County at 10, 30 and 50%.

	
	Assessed Value
	County Levy
	Township Levy

	Current
	$    25,758,000
	$    118,228
	$    90,421



	If Property Values Decrease by 10%
	$    23,182,200
	$    106,406
	$    81,379

	If Property Values Decrease by 30%
	$    18,030,600
	$    82,760
	$    63,295

	If Property Values Decrease by 50%
	$    12,879,000
	$    59,114
	$    45,211


In a dollar value to Township revenues:
120 homes at 10% loss
$    9,042.00









30% loss
$  27,126.00









50% loss
$  45,211.00 

This study only includes 120 homes.  But the impact would be much greater if fears of groundwater pollution became a major issue in selling a home.  There are easily 800 homes that might be impacted if the water was contaminated.  We do not know how far it could travel.  So these figures could easily be four times the amount with the most conservative estimate of only half the homes were affected.

Consider the scenario of 4 X $45,211.00 or $180,844.00 in lost revenues. This is highly probable because of the potential impact on the water source.   Studies from internet sources include property values of homes that were on a safe municipal source, which is not the case here.

This loss is 8.96% of the Township’s taxation revenue.

Miller Braeside Quarry [Municipal Property Assessment Corporation , (MPAC) figures]

Assessed Value:



$ 100,000

Of that

$   33,100
Zoned as excess industrial at residential tax rate (0.010)

And

$   66,900
Zoned as industrial at industrial tax rate (0.048)

Taxes paid to the Township are approximately $ 3,542.00.  Since two thirds of the assessment is already zoned industrial for tax purposes, this will not change with expansion.

Miller contributes 0.17% of Township taxation revenue.

Note:
If the Miller expansion were to go through, the assessment of the quarry would increase with a subsequent increase in tax revenue.  However, this could in no way make up for the future tax revenues lost to the Township from all the homes which would not  be built in the Braeside corridor because of the heavy industry Miller land use, threatening water and air pollution, noise, traffic problems, blasting accidents etc.

Impact of the Miller Braeside Quarry Expansion to McNab/Braeside Tax Revenues
Since a decrease in property values of quarry neighbours translates into $ 180,844.00 or 8.96% loss in tax revenues, if services were not to be cut, taxes would have to be increased by 8.96% to the rest of the Township.   Taxes will already have to be increased because of the increased cost of fuel.

Other increases in costs to this Township, borne by all ratepayers, will be:

· costs for road reconstruction due to increased truck traffic (63 trips/hour at peak capacity);  levy on aggregate production would not cover all of this;

· emergency planning in case of water contamination from the quarry site; including a water treatment facility and distribution network – possibly $40-50 million.

Summary

The above study found significant costs of the Miller Braeside Quarry Expansion to the Township of McNab/Braeside, which would be borne by all ratepayers.  This study found NO net benefits to the ratepayers.  This study was done by:

FACT-MB Inc.
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