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Vertical Equity Review of Residential Assessed Values

INTRODUCTION

Executive Summary

Vertical Equity describes equity amongst property assessments across the spectrum
of market values. When vertical equity is achieved, property owners are each
assessed an equitable share of the property tax burden, regardless of the market
value of their property.

When vertical equity is not achieved, assessments may show a tendency towards
progressivity or regressivity. Progressivity in assessed values means that, as market
values of property increase, property owners are assessed at proportionately higher
levels. Conversely, regressivity in assessments means that as market values
increase, property owners are assessed as proportionately lower levels.

The implication of regressivity is that it can contribute to property owners with the
least ability to pay (i.e. owners of lower valued properties) carrying a heavier tax
burden than owners of higher valued properties.

Since property assessments are used to distribute tax burden by using property
values as a proxy for measuring a taxpayer’s ability to pay, achieving vertical equity
is essential to providing an equitable base for property taxation to the Province and
Municipalities of Ontario. The Price Related Bias (PRB) is the performance metric
recommended by the International Association of Assessing Officers (IAAO) to
measure and evaluate vertical equity.

The provincial Residential vertical equity study completed by the OQSC based on
2016 current value assessments found that the PRB is well within industry standard.

The provincial PRB does indicate a mild tendency towards regressivity. This is
typical of an assessment ratio study of this magnitude and raises no concern of
systemic vertical inequity in residential assessments in Ontario.

However, based on the relatively few observations of localized vertical inequity,
opportunity for improvement exists through the implementation of policy and
procedures to guide staff in identifying vertical equity risks.

This review has resulted in three recommendations, that have all been accepted for
implementation by the business. A summary is listed in the chart on page 17.
2
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Objective

The objective of this review is to determine the extent to which vertical equity is
achieved in the assessment of residential properties in Ontario.

Scope

In order to evaluate whether vertical equity is achieved, a ratio study was conducted
in accordance with the IAAO Standard on Ratio Studies (the “Standard”) and based
on the following parameters:

e Assessed values that were returned on the 2016 assessment roll for 2017
taxation. The valuation date is January 1, 2016.

e Sales that occurred between January 1, 2015, and December 31, 2017. Sales
prices are time adjusted to reflect the valuation date of January 1, 2016.

e Residential properties as defined for MPAC's Service Level Agreement with
the Municipalities of Ontario are included in the study.

e Results are stratified by Municipality and District (in Northern Ontario) for the
purpose of evaluation.

e The Price Related Bias (PRB) is the measure that was relied upon to evaluate
vertical equity.

Measuring Assessment Performance at MPAC

MPAC has made a commitment to provide transparent, evidence-based opinions of
value. In an assessment update year, the Office of the Quality Service Commissioner
(0OQSQ) is responsible for:

e Performing reviews to certify the fitness for use of the assessment roll

e Contributing Assessment Quality results to MPAC's public-facing Corporate
Performance Report

e Measuring against the four Assessment Accuracy service levels set out in the
Service Level Agreement (SLA) between MPAC and Municipalities (one each
for Residential, Farm, Commercial/Industrial and Multi-residential)
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The Assessment Roll Quality (ARQ) analysis was designed to accomplish these
objectives.

The ARQ is a set of ratio studies. A ratio study is a generic term for sales-based
studies designed to measure mass appraisal performance.

The (IAAO) maintains a Standard on Ratio Studies (the “Standard”) that provides
guidance on data preparation and the calculation of performance metrics. Data
preparation includes taking steps to select a sample of open market, arms length
sales transactions where both the sale and assessed value reflect the same property
state and condition. Creating a Time Adjusted Sales Price by adjusting each sales
price by market factors to reflect the consideration that would have been exchanged
on the valuation date is also a significant element of preparing ratio study data.

Once the data is prepared, a Time Adjusted Sales Ratio (TASR) is created for each
property transaction that is included in the analysis by dividing the assessed value
by the Time Adjusted Sales Price (and, for this review, multiplying by 100%). A TASR
of 100% indicates that a property has been assessed at 100% of the market value
indicated by the sales price.

Once the TASRs are established, a variety of performance metrics can be calculated.
The three primary metrics relied on to gauge assessment performance in the ARQ
are the:

e Median TASR which measures the Level of Assessment
e Coefficient of Dispersion (COD) which measures Uniformity
e Price Related Bias (PRB) which measures Vertical Equity

The IAAO maintains a Standard on Ratio Studies (the “Standard”) that sets out
ranges of acceptability for each of the three metrics evaluated in the ARQ. The
OQSC evaluates the ARQ ratio study results against the ranges in the Standard to
reach conclusions about whether the accuracy, uniformity and equity of assessed
values meet-the standard.

Generally, when measuring assessment performance, it is necessary to consider all
three metrics to fully understand the quality of assessed values. For this review,
which is specifically focussed on vertical equity, the Price Related Bias is the metric
of interest.
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FINDINGS

Provincial Ratio Study Statistics

The provincial ratio study is predicated on the 2016 current value assessment as
returned for the 2017 taxation year. The ratio study is comprised solely of
residential properties. The study sale date range is from January 1, 2015, to
December 31, 2017. Atotal of 1,215,523 sales occurred during the period of study,
of which 624,244 were considered valid sales for analysis. Extraction of sale data
information occurred on February 23, 2021. The ARQ script (version dated
September 28, 2021in Insight) was customized to generate ratio study results
offline.

Provincial Ratio Study Sale Criteria

Ontario has 414 local municipalities comprising of 173 single-tier municipalities and
241 lower-tier municipalities. Ratio studies were conducted on all Ontario
municipalities with 10 or more valid residential sales. Valid sales are defined as sale
transactions that meet the ARQ filtering criteria established by the OQSC.

Across Ontario, a total of 11 municipalities did not meet the minimum valid sale
count and 403 municipalities had 10 or more valid sales. The 403 municipalities
form the basis of the provincial ratio study.

Provincial Price Related Bias Results

The ratio study results indicate that 380, or 94% of the municipalities in Ontario
have PRB statistics that fall within the acceptable range set out in the Standard. This
leads to the conclusion that vertical equity meets standard in these municipalities.
Standard was not achieved in 23 municipalities where the indicated PRB failed to
meet the threshold set out in the Standard.

The IAAO Standard on Ratio Studies states that.

«  “"As a general matter, the PRB coefficient should fall between -0.05 and
0.05...PRBs for which 95% confidence intervals fall outside of the range
of -0.10 to 0.710 indicate unacceptable vertical inequities”
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« If the calculated PRB (and associated 95% confidence interval) falls
outside the range of -0.10 to 0.10, then it is concluded that vertical
equity has not been achieved for those strata

A PRB and 95% confidence interval was calculated for each municipality. The 95%
confidence interval represents the lower and upper limits that the PRB for the entire
population would be expected to fall within 19 times out of 20. Not meeting
standard requires that the calculated PRB and its associated confidence interval are
both outside of the IAAO recommended range of -0.10 to 0.10.

In order to evaluate and describe the vertical equity results provincially, the results
for each municipality were categorized based on their PRB results:

PRB Results IAAO Vertical Equity Conclusion
Standard
Met
PRB and Confidence Interval both less than -0.10 Regressivity
 PRB less than -0.10 but Confidence Interval within Standard  Yes  Regressivity Warning
PRB between -0.10 and -0.05 Yes Slight Regressivity ‘
PRB between -0.05 and 0 Yes Equitable
PRB between 0 and 0.05 Yes Equitable
PRB between 0.05 and 0.10 Yes Slight Progressivity
PRB greater than 0.10 but Confidence Interval within Standard Yes Progressivity Warning
Insufficient Sales n/a Inconclusive

Below is a provincial summary of the categorized PRB results:

Number of Municipalities Vertical Equity Median PRB Valid % Valid
Conclusion Sales Sales
2,864 0.46%
7,992 1.28%
]
= 101 Slight Regressivity -0.068 62,960 10.09%
el
A 166 -0.030 356,896 57.17%
= Equitable
b 40 0.010 192,876 30.90%
@]
:E 9 Slight Progressivity 0.081 547 0.09%
4 Progressivity Warning 0.165 60 0.01%
: 0 0
il Insufficient Sales n/a 49 0.01%
150 100 50 414  OVERALL- Mild Regressivity -0.046 624,244 100.00%
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Overall, the provincial PRB testing revealed mildly regressive results. The provincial
median PRB of -0.0455 meets the Standard (with a mild indication of

regressivity). The indication of mild regressivity within industry tolerance levels
raises no concern of systemic vertical inequity amongst residential property
assessments in Ontario.

The PRB and Confidence Interval for 23 municipalities lay outside the acceptable
range set out in the Standard. All 23 municipalities of concern are considered
regressive in nature. As a group, those municipalities generate a median PRB of -
0.2558. Aregressive PRB of -0.2558 suggests that when market values double, the
Level of Assessment decreases by 25.58%.

Facts on municipalities of concern:

o Geographically, the 23 municipalities of concern are not urban in nature.

« 10 of 23 municipalities of concern have low valid sale counts supporting the
PRB calculation.

« 13 of 23 municipalities of concern have strong valid sale counts supporting
the PRB calculation.

o The 13 municipalities of concern with strong valid sale counts show signs of
vertical inequity.

Discussion of Provincial Results

The following map illustrates the municipal results geographically. Those
municipalities that are green indicate that the PRB meets standard, and therefore,
vertical equity is achieved. Those municipalities that are red identify where the PRB
has not met standard. (Grey areas represent municipalities with insufficient sales
and non-municipal territory.)
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Estimated or predicted values will always differ from actual sale values. The mass
appraisal modelling process, however, is designed to achieve the highest possible
reliability, meaning freedom from random error.

As discussed earlier in the ratio results section, there are various statistics that are
used to measure the quality of mass appraisals and the scope of this report is to
evaluate whether vertical equity has been achieved amongst residential property
assessments across the spectrum of market values.

The Standard states that the best indicator available to measure if a vertical inequity
exists is the Price Related Bias (PRB) statistic. To further assist with visualizing the
extent to which vertical equity is achieved in the assessment base, bar graphs
illustrating the Level of Assessment by sale price decile were generated for each
MPAC Zone and are included in Appendix A.

A review of the findings will be reported in two steps. First, we will review the
findings at the Provincial Level across each of the 7 zones (Macro Level). Secondly,
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we will look closer at any zones that have localized issues with areas that have not
met International Standards for the PRB statistic (Micro Level).

A review of the Provincial results (Macro Level) shows that all 7 zones met the IAAO
Standard for the PRB statistic.

Based on the statistical results, there is indication that vertical equity is achieved
and that the mass appraisal process is resulting in reasonably equitable predictions
of sale prices for residential properties. There is no evidence of a systemic issue.

However, the Decile Bar Graphs included in Appendix A suggest a consideration
worth noting.

To prepare the Decile Bar Graphs, the data for each Zone was divided into deciles
sorted by sale price. This allows for visual comparison of the levels of assessment
across the range of market values.

In descriptive statistics, a decile is used to categorize large data sets from the
highest to lowest values, or vice versa. While quartiles are three data points that
divide an observation into four equal groups or quarters, a decile consists of nine
data points that divide a data set into 10 equal parts. Each decile contains 10% of
the observations in the data set.

Detailed Decile Bar Graphs for each Zone are included in Appendix A. For ease of
comparison, below is a summary slide illustrating the patterns observed amongst
the deciles for each zone side by side.

Provincial Summary of Decile Charts by Zone

Assessment Levels in MPAC Zones by Decile
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Although the results all meet the vertical equity standard, there is a mild tendency
towards regressivity. In Zones 1, 2, 3, 5, 6 and 7 the Level of Assessment in the first
decile is consistently the highest. It is most pronounced in Zone 7 which is Northern
Ontario. Zone 4 is the City of Toronto and differs from the other zones in that the
first decile indicates the lowest Level of Assessment. The reason for this is
explained later in the report in the micro level analysis of East York.

This tendency will be monitored in future base years. In order to ensure accurate
results, it is necessary to have confidence that all sales included in the ratio study
represent open market, arms length transactions. Given the pattern presented, it
would be prudent for valuation staff to apply diligence in reviewing the sales at the
lower end of the market so that vertical equity is achieved and reliably
demonstrated.

Recommendation 1 Prioritize the sales of properties at the lower and higher
extremes of the market for review and vetting by
valuation staff.

When analyzing the results at a micro level, there are some localized areas that do
not meet the standard for the PRB metric.

This may be attributed the lack of homogeneity amongst the sales data.

An example of this can be found in Northern Ontario, Zone 7 which has the majority
of municipalities that fail to meet the PRB standard.

Specifically, areas serviced by Region 32 Thunder Bay; where 11 of the 23
municipalities are located. The largest concentration of properties is located
northeast of Thunder Bay along Hwy 11 from Orient Bay to Longlac. There is a
smaller concentration near Terrace Bay area. These areas have a high mix of
waterfront properties and recreation properties.

Although properties in Northern Ontario urban centers may exhibit homogeneity,
this is not the case in rural and remote centers. These areas can have a larger mix of
property types leading to a lack of homogeneity. This contrasts with the property
mix that can be found in urban centers and in Southern Ontario. This unique
mixture of property types can result in data variability that can cause wider
variations between sales data and assessed values. Other regions that have small,

10
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localized areas that did not meet standard are Region 29 Timmins and Region 4
Pembroke. These areas do not exhibit the same lack of homogeneity that Region 32
does.

Since the regressivity is localized, review and possible attention by valuation experts
in the local assessment office during the Post Valuation Review process is
recommended to ensure accurate and equitable assessments.

Recommendation 2  Consistent with the corporate Valuation Documentation
Framework, provide guidance to valuation staff outlining
how industry appraisal standards regarding vertical equity
are to be applied during the valuation process.

Recommendation 3  Educate valuation staff to identify vertical inequities and
equip them to address those concerns during the Analytic
and Post Valuation Review process.

Discussion of Toronto Results

Although the results in Toronto (Zone 4) met standard, the residential assessed
values in Toronto were further stratified to examine if there was any evidence of
systemic price related bias observed within the municipal boundaries.

Below is a chart of the Level of Assessment indicated by the Median TASR for the six
boroughs that make up the City of Toronto.

11
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Overall Level of Assessment in Toronto Boroughs

Overall Level of Assessment

6
90% 97.1% 97.3% 95.6% SRR 94.0% 95.7%
80%
70%
60%
50%
40%
30%
20%
10%
0%

Etobicoke North York Scarborough Central Toronto York East York

W Median TASR

In order to visualize the extent to which vertical equity was achieved in the
assessment base, Decile Bar Graphs were also generated for the former boroughs
in Toronto. The full setis included in Appendix B.

A visual review of the six boroughs shows that only Central Toronto shows a trend
towards regressivity however, the PRB result is excellent, and all overall levels of
assessment are within tolerance.

PRB Results for the 6 Boroughs

Etobicoke 0.009 Central Toronto -0.014
York 0.029 North York -0.009
Scarborough 0.018 East York 0.050

12
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Central Toronto

Central Toronto Price Related Bias = -0.014

Assessment Levels in Central Toronto by Time Adjusted Sale Price Decile

100% e
80% | 98.2% ; 97.6% 97.5% 95.9% 94.1%
60%
40% | ‘
20% | }
0% ' ‘
1 7 3 4 5

Decile

B

Level of Assessment

&

Number of
Sales 3,835 3,835 3,835 3,835 3,835 3,835 3,835 3,835 3,835 3,836

Min Sale

$159,632 $314,402 $353,276 $390,630 $433,801 $493,256 $572,487 $683,796 $852,905 $1,207,814

| Maxisale $314,396  $353,275 $390,630 $433,801 $493,256 $572,461 $683,796 $852,893 $1,207,602 $13,265,892

The overall PRB results do not indicate regressivity however, a mild trend is
apparent when reviewing the Decile Bar Graph for Central Toronto. Although the
results visually show mild regressivity, the median TASR lies between 90% and 110%
(which is the acceptable range set out in the IAAO Standard) for all deciles. The
overall Central Toronto PRB results are very good and well within IAAO standards.
This result is worth monitoring for future base years to determine if this trend is an
anomaly specific to the base year under review.

Also of note, is that the first 5 deciles are comprised solely of condominium sales
and single-family dwellings are not present until after the 5% decile in this borough.

13
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East York

East York Price Related Bias = 0.050

Assessment Levels in East York by Time Adjusted Sale Price Decile

100%
[ 97.5% 98.7%

80% | 93.5% 93.0% 94.1%

60% ]

40% |

20% |

0% |

i 3 4 5 6

Decile 1 i 8 2) 10

Number of
Sales 269 270 270 270 270 270 270 270 270 270

Level of Assessment

[ Min Sale $100,717 $223,063 $400,546 $535,570 $603,712 $666,037 $725,407 $806,768 $942,680 $1,285,508

MaxiSale $222,936  $400,150 $534,866 $603,601 $665,875 $725,377 $806,127 $942,493 $1,283,692 $3,650,229

A review of the results for East York shows that there is no sign of regressivity. The
PRB result is good, and the overall level of assessment (median TASR) for 9 of the 10
deciles meets the Standard. The first decile does not meet industry standard and
required further investigation.

Upon review, it was learned that the sales in the first decile are comprised solely of
condominium sales. This is true for most of the boroughs in the City of Toronto.

A detailed review of the sales from the first decile shows that all the sales occurred
in one condominium complex known as Crescent Town. This development has
rental units located on Crescent Town and Condominium units known as Massey
Square.

A review shows that 246 sales of the 269 sales that occurred in the first decile were
in the Massey Square complex.

There are 1,420 units located at 1, 3, and 5 Massey Square that are spread over
three high rises and three townhouse complexes.

Massey Square condos do not have any of the usual amenities that most
condominiums have and are considered Common Element Condominiums.

Through discussions with local office management, it was discovered that this area
was not identified for attention during the 2016 Assessment Update Post Valuation

14
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Review process. The assessment was completed in June 2015. Unique
characteristics of the buildings such as their ages circa 1970's, and the fact that they
were undergoing extensive renovations to the interior and exterior at the time the
assessment was created in 2015 may explain the lower assessed values at that time.
This review is retrospective and its important to note that some sales included were
registered after the assessed values were struck, so that evidence would not have
been available to valuation staff.

Post Valuation Review process improvements implemented since 2016 and the tools
that are now available enable the local assessment office to monitor the
assessments in this complex for future valuation dates. Specifically, the Local Area
Knowledge Review (LAKR) process has enabled the local assessment office to record
this finding and flag for review during the next assessment update.

15
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CONCLUSION

Overall, the provincial PRB testing revealed mildly regressive results, which is typical
of an assessment ratio study of this magnitude. The provincial median PRB of -
.0455 is well within international standard. The slight indication of regressivity
raises no alarms of systemic vertical inequity in the residential assessments in
Ontario.

Based on the relatively few observations of localized vertical inequity, opportunity
for improvement exists through the implementation of policy and procedures to
guide staff in identifying vertical equity risks so that they may be addressed during
the Post Valuation Review process. In addition, diligence in vetting sales at the lower
end of markets would improve MPAC’s ability to measure and monitor vertical
equity.

16
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RECOMMENDATIONS AND MANAGEMENT
RESPONSE

Business
Owner

QSC Recommendation

Management
Response

Completion
DEN(S

1. Prioritize the sales of Valuation & Management agrees Q2 2022
properties at the lower and Customer  with the
higher extremes of the market Relations recommendation.
for review and vetting by (VCR) Will update “Sales
valuation staff. Verification and
Adjustment
Standard” to provide
guidance on review
of sales for
properties meeting
this criteria.
be provided
2. Consistent with the Valuation & Management agrees Q2 2022
corporate Valuation Assessment with the
Documentation Framework, Standards  recommendation.
provide guidance to valuation  (VAS) Guidance for staff on
staff outlining how industry addressing vertical
appraisal standards regarding equity issues will be
vertical equity are to be incorporated into the
applied during the valuation Valuation
process. Documentation
Framework.
3. Educate valuation staff to Valuation & Management agrees Q2 2022
identify vertical inequities and  Customer  with the
equip them to address those Relations recommendation
concerns during the Analytic (VCR) and the requirement
and Post Valuation Review to measure vertical
process. inequity during the
analytical and PVR
valuation processes

17
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Appendices

Appendix A: Decile Graphs by MPAC Zone

MPAC Zone 1 Price Related Bias = -0.020

Level of Assessment by Time Adjusted Sale Price Decile

100% ]

80%

60%

40%

20%

0%
1 2 3 4

Decile 5 6 7/ 8 9 10

Number of Sales

97.2% 96.2% 95.2% 94.9% 93.6%

Level of Assessment

11,162 11,163 11,163 11,162 11,163 11,163 11,162 11,163 11,163 11,163

MinSale  $13,087 $123,873 $161,370 $193,600 $225904 $257,930 $291,341 $326,967 $374,354  $456,741

Max Sale

$123,870 $161,363 $193,600 $225,900 $257,926 $291,341 $326,967 $374,354 $456,718 $2,411,511

MPAC Zone 2 Price Related Bias = - 0.005

Level of Assessment by Time Adjusted Sale Price Decile

100% |

80% A

60% |

40% A

20% |

0% -
1 2 3 4 5

Decile

96.1% 96.4% 96.3% 94.7%

Level of Assessment

6 7/ 8 9 10

NumberofSales 14994 14,994 14994 14,994 14994 14,995 14,994 14994 14,994 14,995

Min Sale $24,590 $203,998 $257,330 $306,733 $362,339 $422,309 $476,183 $538,091 $619,157  $759,284

Max Sale

$204,487 $257,942 $307,621 $363,350 $423,880 $477,950 $540,268 $621,269 $761,478 $11,973,041

18



Vertical Equity Review of Residential Assessed Values

MPAC Zone 3

Price Related Bias = -0.014

100% A
80% A
60% -

40% A

Level of Assessment

20%

0% -

Decile

Number of Sales

Level of Assessment by Time Adjusted Sale Price Decile

1 2 3 4

10,083

3 95.8% 96.2%
94.7% 94.5% 90.4%

10,083 10,084 10,083

10,084

10,083 10,084 10,083 10,084 10,084

Min Sale

$12,548 $242,854 $310,973 $372,932 $438,064 $513,996 $601,434 $695,947 $826,562 $1,068,533

Max Sale

$242,850 $310,961 $372,927 $438,064 $513,983 $601,420 $695,908 $826,562 $1,068,450 $8,527,956

MPAC Zone 4

Price Related Bias = -0.001

100% A
80%
60% -

40% A

Level of Assessment

20% A

0% -

Decile

Number of Sales

Level of Assessment by Time Adjusted Sale Price Decile

1 2 2) 4 5

10816

96.2% 96.2% 95.4% 93.9%

10816 10817 10816 10816

10817

10816 10817 10816 10817

Min Sale

$29,291 $265,832 $316,042 $362,984 $418,861 $487,631 $563,207 $652,625 $788,031 $1,116,459

Max Sale

$265,825 $316,041 $362,984 $418,861 $487,625 $563,207 $652,587 $788,031 $1,116,368 $ 19,521,715
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MPAC Zone 5

Price Related Bias = -0.027

100%

80%

60%

40%

Level of Assessment

20%

0%

Number of Sales

Level of Assessment by Time Adjusted Sale Price Decile

1. 2 3 4

6,177

95.89% 95.78% 95.13% 93.18% 93.45%

6,178 6,178 6,178

6,178

6,178 6,178 6,178 6,178 6,179

Min Sale

$19,283 $173,932 $212,669 $244,784 $275,600 $306,051 $340,305 $382,933 $438,366 $541,968

Max Sale

$173,925 $212,664 $244,776 $275,593 $306,051 $340,301 $382,908 $438,334 $541,907 $12,900,488

MPAC Zone 6

Price Related Bias = -0.024

100% -
80%
60%

40%

Level of Assessment

20% A

0% -

Decile

Number of Sales

Level of Assessment by Time Adjusted Sale Price Decile

1. 2 3 4 5

6612

1003% 2:4% 97.4% 94.8%

6613 6613 6612 6613

6613

6612 6613 6613 6613

Min Sale

Max Sale

$13,203 $165,501 $205,571 $239,474 $273,605 $303,486 $331,341 $370,526 $425,058 $526,955

$165,409 $205,538 $239,634 $273,736 $303,494 $331,362 $370,632 $424,898 $526,315 $3,531,453
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MPAC Zone 7 Price Related Bias = -0.049

Level of Assessment by Time Adjusted Sale Price Decile

100% :
85 ‘ 198.3% 97.2% 95.3% . p—— p—
|
60% .
|
40% ’ .
20% ‘
5 | _
il 2 3 4

Decile

Level of Assessment

NoamberotSales. ooy 2,777 2,778 2,777 2,778 2,777 2,778 2,777 2,778 2,778

Min Sale $2,493  $90,145 $128,749 $154,783 $177,051 $200,725 $225,205 $252,047 $292,413 $363,202

Max Sale $90,133 $128,718 $154,781 $177,039 $200,725 $225,178 $252,047 $292,413 $363,194 $2,890,492
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Appendix B: Decile Graphs by Former Toronto Borough

Etobicoke Price Related Bias = 0.009

Assessment Levels in Etobicoke by Time Adjusted Sale Price Decile

100%
80%
60%
40%
20%
0% |
1l 2 3 4

Number of
Sales 1,483 1,484 1,484 1,484 1,483 1,484 1,484 1,484 1,484 1,484

96.8% 95.7% 96.6% 95.1% 94.7%

Level of Assessment

| MinSale  ¢50,081 $238,323 $283,300 $318705 $366,205 $442,402 $534,354 $631,185 $737,924 $951,527

MaxSale 738,080 $283,267 $318,695 $366,205 $442,402 $534,354 $631,141 $737,818 $951,294 $4,813,633

North York Price Related Bias = -0.009

Assessment Levels in North York by Time Adjusted Sale Price Decile

100%
80%
60% -
40% 7
20%
0%
1 2 3 4 5

Decile

96.0% 96.9% 91.7% 94.8%

Level of Assessment

Number of
Sales 2,724 2,725 2,725 2,724 2,725 2,725 2,724 2,725 2,725 2,725|

Min Sale $29,291 $269,288 $311,205 $349,628 $403,315 $469,243 $551,048 $699,356 $975,415 $1,458,463'

| Max:Sale $269,248 $311,205 $349,601 $403,294  $469,168 $551,018 $699,297 $974,986 $1,458,344 $19,521,715}
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Vertical Equity Review of Residential Assessed Values

Scarborough Price Related Bias = 0.018

100%
80%
60%

40%

Level of Assessment

20%

0%

Assessment Levels in Scarborough by Time Adjusted Sale Price Decile

1 2 3 4

97.4% 96.7% 94.3% 94.9% 93.8%

Decile

Number of

Sales 2,144 2,145 2,145 2,145 2,144 2,145 2,145 2,145 2,145 2,145
MinSale $85,308 $226,519 $267,406 $313,968 $399,238 $482,929 $550,856 $603,219 $660,269 $763,516
MaxSale 6376510 $267,381 $313,940 $399,199 $482,929 $550,856 $603,219 $660,267 $763,516 $4,355,977

Central Toronto Price Related Bias = -0.014
Assessment Levels in Central Toronto by Time Adjusted Sale Price Decile

. 100%

E 30% 97.6% 97.5% 95.9% 94.1%

g ]

8 60%

&

S 40%

v

8 20% -

0%
1 2 3 4 5

Number of

Sales 3,835 3,835 3,835 3,835 3,835 3,835 3,835 3,835 3,835 3,836
MinSale  ¢150,632 $314,402 $353,276 $390,630 $433,801 $493,256 $572,487 $683,796 $852,905 $1,207,814
| MaxSale  ¢314396 $353,275 $390,630 $433,801 $493,256 $572,461 $683,796 $852,893 $1,207,602 $13,265,892
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Vertical Equity Review of Residential Assessed Values

York Price Related Bias = 0.029

Assessment Levels in York by Time Adjusted Sale Price Decile

100%

80%
60% -
20% |
20%
0%
1 ) 3 4

Decile 5 6 7 8 9 10

Number of
Sales 358 358 358 358 358 358 358 358 358 359

94.5% 94.1% 95.7% 94.4% 92.7%

Level of Assessment

Min Sale $121,200 $269,017 $371,129 $446,880 $499,572 $546,171 $586,895 $638,456 $709,544 $895,009

| MaxSale 4768939 $371,103 $446,869 $499,572 $546,170 $586,826 $638,421 $709,017 $894,551 $6,016,695

East York Price Related Bias = 0.050

Assessment Levels in East York by Time Adjusted Sale Price Decile

100%
80% 93.0% 94.1% S 2808
60% -
40% |
20%
0%
1 2 3 4 5

Level of Assessment

Decile

Number of
Sales 269 270 270 270 270 270 270 270 270 270

Min;Sale $100,717 $223,063 $400,546 $535,570 $603,712 $666,037 $725,407 $806,768 $942,680 $1,285,508

Maxsale $222,936 $400,150 $534,866 $603,601 $665,875 $725,377 $806,127 $942,493 $1,283,692 $3,650,229
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