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Chapisr 1

Introduction -

1.1

[Purpose

1.2

RS —— -lgt"udy Process

This study examines the process and consequences of incorporating the
comrunity of Westbank, near Kelowna, as a new municipality. The potential
impacts of incorporation are described in terms of local government finances
and property taxes,

Westbank is an unincorporated area of the Central Okanagan Regional District
("CORD"). It forms part of CORD's Electoral Area H. Lakeview Heights, to
the east of Westbank, in Electoral Area G, is not included in the study.

In a strict legal sense Westbank is a rural status comumunity, because it is not
an incorporated municipality. However, the term rural is too ambiguous here,
because the rural lifestyle need not be affected at all by municipal
incorporation. A change to municipal status does not require any change to the
rural lifestyle now enjoyed by residents, Many municipalities ara rural in
nature (2 close example baing Coldstream), and many unincorporated areas are
not rural in nature (sg, Westbank's commercial core),

To avoid the ambiguity-associated with the word "rural”, this repott uses the
terms current situation and municipal status to describe the two local
governance options examined in this study.

This study presents technical information about incorporation of Westhank so
that residents can make an informed choice on the issue of incorporation.

Incorporation cannot proceed without the assent of the electorate. A decision
to study the matter is not the same as a decision to incorporate.

This study does not recommend for or against municipal status. The residents
will decide about incorporation through a referendum, if the matter proceeds
that far, Any declsion about incorporation can only be made after substantial
public discussion and a referendumn,

The study was commissioned by the Westbank Incorporation Study Committee,
a local group of individuals with membership as shown In Table 1.1. The
consultant reports to the committea, "The Ministry of Municipal Affairs,
Recreation and Housing monitors and oversaes the study's progress.

The study was conducted by Sussex Consultants Ltd. and was financed by the
Minlstry of Municipal Affairs, Recreation and Housing as part of its

Intrecuction 11
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Restructura Assigtance Programme. Mr. Derek ‘Trimmer of the Ministry's
Organizational Poliey Branch served as the provincial Haison. The Central
Okanagan Regional District offica in Kelowna provided valuable information.

Map 1| shows the Wesrbank study area, The proposed municipality would
include part of the ' Westside Fire Protection District and all of the Westbank
Irrigation Distriet. The boundary was set by the Minlstry of Municipal Affairs,
Recreatlon and Housing after considerable discusslon with the regional district
directors. A boundary for & referendum (if one is held) could differ from the

study boundary.
Tablas 1.7: The Westbank Incorporation Btudy Committes

Brydan Winsby Chabrman
Kon Sommarisld Vica=-Chalmman; Wastbank and Distrist
. Chambar of Commarce
Dert Johnsan Secratary
Jos Boutiliar Trassurer
Aeod Garat Dirsctor
Daug Finclatar Direatar
Garry Mulciir Direciar
Kiay Coiling Diractar: Waathank Naighbarhaad Assaoiation
Qaofl Payniar Blectaral Aros Dirasior
Kan Harding Munbar
Auy Kennsdy Marnbar
Saonn Darkoan Mambar
Dave Bvans Membar, Wastsids Goniors Avsneinion
Marg Maxson Mambat
Qordan Dekandan Mambor
Chile Loslks Mamber
deorgs Young Mambat: Glohaea Homeowners AsSOXaon-
Larne Vandenbarg Mamber; Waatbank N Assoslation
Paul Marar Mambar, Waataide Firo Protaction Disirist
Llfu Blackman Mambar: Wasthank irriaaien Disirla

One of the first tasks of an incorporation study is to identify how the current
systemn works (le, before incorporation):
» What aervices are provided under the current unincorporated status?
» Who provides these services?
» How much do they cost, and who pays for them?
How do residents influence declsions about local sarvices?

The second major task iz to identify what would happen after a naw
municipality is created:

« How would sarvices change?

o What might the municipal budget look 1lke?

s What taxes would be needed to finance municipal oparations?

The study then compares the befors and after taxes to determine the flnancial
impacts of incorporation — that Is, the property tax changes. A major question
to ba answered Is whether incorporation would produce higher or lower
property taxez, However, thas study also tooks at other aspacts of local
government requirements, procedures, and responsibilities.

i
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1.3

Muniecipal
Experiences

The study findings will be broadly distributed in the community so that
adequate public debats and discussion can procesd with the beneflt of technica)
information.

This study measures potendial impacts, before any special provisions or
conditions are enacted to correct for, or remove, any unwantad impacts. In this
sange it measures "unmanaged” impacts. It is pozsible that this study identifies
impacts of incorporation that some Westbank reskients will find unaccaptable.
Thare may be speclfic conditions or problams that would have to be corrected
bef?ra residents would find incorporation as a municipaliry an acceptable
option.

It is up to the study committus to identify such lasues, both through lits own
technical knowiedge of the Impacts and through comments voiced by rasidents
at public meetings. The commites should Inform the province of any such
potential impediments and, through discussions with the province, derarmine
whether thers are mechanigmg available to resolve thesa impediments.

Rasidents of Wastbank might be tampted to look at nearby municipalities snd
form quick conclusions about what Incorporation would mean for Westbank.
This would be a mistake, bacause the immediate nelghbours are Kalowna
(which has 7 times the population) and Paachland (which has oaly one-third the
population),

While some things can be learnad from the sxperiences nearby, 1t is not
reasonable to assume that gpecific community policies in, day, Kelowna would
apply in Westbank, This applies to decisions about service levels as well as to
growth and development policies and property tax policies. These types of
policies can vary greatly from place to place, and thess differences lesd 1o sach
municipality's uniguanese. As 3 simple examnple, the tax lavels in Kalowna
cannot be transposed to the Westbank case because the two communities are
very differant.

As a result of this inability 1o epply experiences in Kelowna and Peachland
directly to the Wegthank cage, this study outlinas Incorporation Impacts basad
on projected services and budgets that ece more relevant to the characteristica
of Westbank irself, Some adminiscration costs are based on actual experiences
in municipalities cloger to Wastbank's population (such as Surnerland,
Saimon Arm, and Colwood) after adjusting for population differencas. Road
maintenance costs are based on pec-kilometrs costs in Summerland, Peachland,
Coldstream, and Saimon Arm. Still othar municipal costs are based on the
actual services now provided by the Central Okanagan Regional District and
the improvement districts as local governments for Westbank.

introvkio Sow 1.8
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1.4
,The Province

1.5
Regional
District

Yo

The province currently provides a number of services that can be considersd
"local" services to residants, The influence Véestbank residents have on
provincial policies affecting local services is llmlted by their small share of the
voting populanon that elects their MLA.

The main "local" services provided by the province are as follows; not all of
them would be affected by municipal incorporation,
» Responsibility for the maintenance of, and improvements to, all public
roads in Westbank
+ Responsibility for the costs of policlng
Responsibility for property tax notices and tax collection for all taxing
authorities
Approval of subdivisions
* Maintenance of provincial parks
Responsibility for ambulance services
Property assessments (through the BC Assessment Authority)

*» 8 n_ =

‘The Central Okanagan Regional District ("CORD") provides a number of
services to the Westbank community now. In a sense it is the main local
government in the area because it provides more Iocal services than any other
body. The Influence Westbank residents have on CORD service decisions is
limited to one director on the regional board.

CORD has 6 member areas and is rut by a board of 9 directors. The 6 member
areas consist of 2 municipalities and 4 electoral areas (see Table 1.2). Each of
the 6 members of the regional district has one director, except for Kelowna
(which has 4 diractors).

. Table 1.2 Central Okanagan Reglenal District

Numbwer of Valing Strength on
Dirsctors Money Matters” |

Municipalities
Kalowna 4 16
Peachland 4 ]
Blactoral Araan
Araa A 1 2
Area G (Lakaviaw Haighta) % 2
Araa W (Waatbank) 1 3
Aroa | 1 1
Totals 8 29 |

- Does not apply 10 Zoning and land usa bylaws or bylaws ta establish new services

For money matters, member areas can have greater voting strength based on

population; there is a total of 25 votes among the 6 member areas. Other
!
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1.6

|Assumptions

matters do not use weighted votes (but 3 bylaw setting taxes and fees for a new
service does involva welghted votes).

Each elactoral area director Is elacted dirsctly by the voters; each municipal
councl] appoints Its own dirsctor(s) to the bodrd,

Basically, the regional district offars two types of serviees:
o Services to all member areas, financed more or less aqually on the

basis of each area’s tax base
e Services 10 only some araas, or parts of areas, financed antirely by
those taxpayers in the affactad service area

The CORD bhoard approves all regional districr sarvieag and budgets that affect
the entire CORD reglon. Those services and budgets that affect only some
membec areas are voted on by only the directors from the affacted areas.

Unincorporated areas -- the slactoral areas - can petition the board for a new
service, or, alternatively, the board itself can Initiate a pew service, Efther
way, ln most cases a new service requires a raforendum to be held amang the
votars of the affected service area(s),

The main services (but not the only servicas) provided by the reglonal district
are:

Administration of the board itself

Land use planning and zoning bylaws for the unincorporatad areas
Various recreation facilities and commissions (such ss the Johnson-
Bentlay pool, the Mt. Boucherie centre, and parks) '
Building permits and building inspection

Refuse disposal facilltles.

o Sanitery sewers on ths west side

The regional district flnances its services mainly through propesty taxes, which
are collacted from the unincorporated areas on its behalf by the provincial
Surveyor of Taxes in Victorls. The province sdds a $.25% surcharge to the
taxes a8 3 fea for collacting them,

A report such as this contalns many assumptions. Thay re notad whars they
oceur throughout this documant. Several of the most Important are a5 follows,

+ The new municlpality is assumed to start operations in January 1992
after a hypothetical Incorporation in December 1991,

» There would be various shifts in servicas from the province, the
regional district, and the Improvement districts to a new municipality.
If incorporation proceads, thesa would have to be discussed and

¢
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negotiated between the relevant parties, This study makes assumptions
about some of these arrangements: the actual negotiations could result
Inn service arrangements ditferent than those assumed here,

« All dollar amounts are stated in cohstant 1991 valyes. Inflation would
increase almost all of the figures referenced in this study,

* The 1991 assessment roll data has been used in this study.

» The 1991 budgets of the improvement districts and the regional
district have been used extensively in calculating the impacts — that is,
the tax changes - of incorporation.

* Various amounts have been assumed for the provincial grants usually
given as part of incorporation. The financial impacts shown in this
veport should be revised If the eventual grant offer differs from the
assumed amounts.

* The municipal services and capital spending as projected in this study
are based on current local service patterns and facilities, as well as the
actual experiences in other municipallties. If incorporation proceeds,
the municipal council might well decide to undertake programs and
facility improvements not foreseen in this study. After all, control
over local services is a central reason for incorporation, Because an
elected council chooses its own priorities, the budget and service
choices assumed here might not materialize, There is no certainty that
a Westbank municipal council would adopt the budgets assumed in
this study.

1.7
Report The study is organized into the following chapters.

Structure * Chapter 2 presents the list of community incorporation issues that
residents identified as baing important at public meetings.

» Chapter 3 describes the current local governrment situation in
Westbank, including who provides services and how much people pay
for the services. The chapter starts with a quick demographic and
financial overview of the area to help put the community into a
broader perspective,

+ Chapter 4 examines shifts in the responsibility for services.

» Chapter 5 discusses the infrastructure needs faced by the new
municipality and the short-term grants it would receive.

* Chapter 6 describes the projected municipal service costs and budgets,

» Chapter 7 outlines the projectad municipal revenues needed to balance
the books each year,

» Chapter 8 transiates the projected revenues and expenses into property
tax impacts (ie, tax changes) resulting from incorporation.
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1.8

Community
Growth

. Chapter 9 answers several "what if* questions and describes the tax
impacts of altered assumptions about service costs and community

grqwth. .

» Chapter 10 presents a summary of incorporation's financial impacts
and how. Incorporation would affect various community issues, and
gives a synopsis of advantages and disadvantages of incorporation.

* Chapter 11 outlines a transition plan with step-by-step descriptions of
how incorporation could be implemented in terms of procedures,
legislation, and bylaws,

» Chapter 12 presants a brief glossary of terms related to incorporation
and local government,

Because some financial elements change during the early years, it is more
accurate and complete to examine the impacts over time rather than examine
just one early year when the municipal finances might be skewed by unusual
grants or expenses. In order to do this it is necessary to make some
assumptions about the amount of growth that would oceur each year.

A moderate growth rate should be used hera so that the impacts of
incorporation do not become confused with the Impacts of rapid commuynity
growth. It is recognized that more rapid growth could occur in the area than is
assumed in this study.

An average of about 150 building permits have been issued each year for
Electoral Area H over the past 5-6 years, and a continuation of this level is
assumed In this study. This would mean about 400 people are added each year,
or 3,200 during the eight years considered in this study,

Howaever, each year the average household size is falling. For Westbank, it fell
from 3.09 people per dwelling in 1981 down to 2.90 in 1986 — a fal] of about
7% in only five years. This slows down the overall population growth rate
from new housing. In this report it is assumed that the decline in household
size is a modest 4% over the entire 8-year time frame. This decline, plus the
population in new houses, would produce a total Westbank population of
12,300 by 1999 (excluding the people living on Indian Reserve #9).

Introgietior 1-7
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Chapter 2

/ICommunity Issues

2.1

lStudy Process

At the October 16, 1991 public meeting and the October 30 open house,
Westbank residents identified the following comununity {ssues as being
important In terms of local government restructuring.

1. Will the study consider a boundary that includes Lokeview Heights?

No. The study is limited to examining the lmnpacts of incorporating the
populated part of Electoral Area H. Lakeview Heights (Area G) was excluded
by the province after a number of Lakeview Heights residents petitionad,
through thelr regional district director, for exclusion from the study process.,

2. How will the study treat Menu Road in terms of boundaries?

Menu Road is treated here as part of the municipality, It could still receive its
water from the Lakeview irrigation district, only in the form of a municipal
specified area. The municipality could purchase the water service on behalf of
these residents from the Irrigation district, as it could for the arsas near
Shannon Lake that are also now served by the Lakeview irrigation district,
While access to Menu Road would require municipal work crews to travel
outside the municipality, this is not a particularly cumbersome problem.

3. Will the study examine the impacts of joining Kelowna?
No. The study is limited to examining the impacts of creating a separate new
municipality in Westbank.

4. Will the study produce population figures?

Yes. Chapter 3 presents estimates of population and occupied housing. Data
from the 1991 Census of Canada is not available at the time of writing, 50 the
estimates are based on 1986 Census figures and new housing starts since 1986.

5. Wil the study identify uncertainties about the tax projections?

Yes. Chapter 9 examinas some of the uncertaintias lnvolved with the tax
projections, and section 10.3 further identifies factors that remain somewhat
unclear.

6. Wil the study make recommendations for or against incorporation?

No. The purpose of the study i3 to prasent independent, neutral information
about the potential impacts of incorporation so that residents themselves can
make an informed decision about the advantages and disadvantages of forming

2 municipality, '

Gommunity lzsues 2-1
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22
Services

7. Will the study consider the influence of Indian Reserve 97

Yes. The budget projections in Chapter 6 reflect the fact that, for municipai
administration, the effective population of Westbank is larger because of the
influence of development on the reserve, Thg extra costs, however, are not
overwhelming.

8. Can other municipalities be used as o guide for Westbank projections?
Yes. The projected municipal budgets (see Chapters 6 and 7) draw heavily on
the service and budget experiences of existing municipalities that share some
similarities with Westbank.

9. Are there any population thresholds for municipal services or costs?
Yes, one in the Westbank case. The provincial-faderal agreement for RCMP
services calls for municipalities between 5,000 and 15,000 people to pay 70%
of their local RCMP costs; municipalities with more than 15,000 people pay
90% of the local costs.

10. Would policing standards be affected?
Yes. Discussions with the local RCMP oftice indicate that as a municipality,
Westbank would probably have 12 officers assigned to it, rather than 5-7

officers as now,

11. Would a new RCMP station be required in Westbank?

This is not yet clear, Incorporation by itself would not bring about the need for
a new RCMP station in Westbank; it is possible that the Kelowna detachment
could still be used. It would be up to the municipality to provide a building in
Westbank for the RCMP if residents wanted a local detachment rather than usa
the Kelowna detachment. This would save the residents a lot of money.

12, What would happen to fire protection?

Further discussions between the affected parties are required to answer this
important question. There are several possibilities for fire protection, including
the following, Not all are equally attractive.

= The existing large fire protection improvement district could continue,
with the municipality purchasing this service from the fire district on a
contract basis.

» The fire improvement district could be transferred entirely to the
Westbank municipality, which would then "sell" this service to
residents outside the municipal boundary (ie, Lakeview Heights) in
the form of a regional district service area.

» Responsibility for fire protection within the municipality, along with
equipment and buildings, could be transfarred directly to the
municipality, and the fire improvement district would continue to
provide this service outside the municipality (e, Lakeview Heights).

Communfly I$2uss 2.2
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2.3

' Finances

* The fire protection function for botk Lakeview Helghts and Westbank
could be transferred to the regional district and operated as a local
service area. A

13. Would growth require new roads? .

Yes, new roads would be neaded as subdivisions are built, under both the
current status and municipal status. However, it is the practice now to require
the subdivider to provide these new roads,

15. Would ambulance and hospital services be affected?
No.

16. Would the Hondi-Dart bus system be affected?
Decisions affecting the Hand-Dart system could remain with the regional
board.’

17. Would incorporation mean a petter array of stores ?

While a municipal council has zoning and land use authority (as the regional
district does now in Westbank), and while a muricipality would ba eligible for
downtown beautification funding {unincorporated areas are not), there is no
guarantee that incorporation would affect the array of stores in Westbank,
Some decisions by municipal councils to enhance the business area have been
successful in strengthening the commercjal base, but others have not.

18. What weuld happen to property taxes?
This is discussed in Chapters 8 and 9,

18. What would happen after the start-up grants have run ouw?

All the projected tax changes in this report reflect a "normal” year, after all the
Start-up grants have been received and the bagic infrastructura has been
constrycted or acquired. The earlier years would have lower taxes than
presented in this report.

20. How much would the municipality spend on staff?
Chapter 6 discusses the municipa] budgets for each department and servics,

Communily issues a7
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21. How much would an incorporation referendum cost?
The exact costs would not be known until after the fact, but they would likely
be around $10,000. The province would pay this, not the local taxpayers.

22, Would police costs be affected? “

Yes. As mentioned earlier, municipalities with over 3,000 people must-pay
70% of the local police costs, and those over 15,000 people pay 90%. It is
unlikely that Westbank would excead 15,000 within 10 years (municipal
council has the power to affect this through zoning and subdivision bylaws),
Under the current system Westbank residents pay for an unknown portion of
the true costs as part of their provineial rural tax,

23. What would it cost the munieipality to maintain the roads?
This is set out in Chapter 6. The province would provide substantial assistance
for road malintenance during the first five years.

24. Can a municipality get grants that the regional district cannot?

Yes. A Westbank municipality would start out receiving an unconditional grant
under the Revenue Sharing Act of $550,000, which would grow as the
population grows; the regional district receives only $55,000 from this source.
Municipalities are eligible for downtown revitalization planning and design
grants and loans, as well as grants for the preparation of emergency
preparedness plans, but the regional district is not, Both are eligible for water
and sewer grants,

25, Would the regional district administration costs Jfall?

Probably. The responsibility for a number of regional district services (such as
building ingpection, land use planning, and local parks maintznance) would
shift to the municipality, and this would mean a decrease in regional district
costs and staffing requirements. However, municipalities are not required to
provide their own staff for these services. The municipality might choose to
contract some or alt of these services back to the regional district, and, if so,
the regional district administration costs would not change much,
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26, Who would pay for RCMP services (ineluding Coqidhalla patrols)? c
The province would continue to pay for the policing of the Coquihalla highway fon
and Highway 97. The municipality would pay the major share of police c
services within the municipality except for Indian Reserve #9 and Highway 97, c
27. Who would pay for road maintenance and improvements? ‘
The municipality would be responsible for all local roads (but not highways)
within the municipality. The province would give significant assistance towards
the road maintenance costs for the first five years, and the municipality would
be eligible for grants of up to 75% of some road improvement costs that
council chooses to undertake during the first 8 years,
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2.4

Control and
Authority

28, What can a municipality do that the regional district cannot do?

Most of the powers available to municipalities are also available to regional
districts, but residents in municipalities have much better political
representation than do residents of unincorporated areas, For example,
Westbank residents elect only one director on the regional board, but would
elect 7 municipal council members after incorporation. Municlpalities have
direct control over local road standards; regional districts have none.
Municipalities set their own tax rate; regional districts also set their own, but
have no control over the ryral tax rate levied in all unincorporated areas. The
decision making process for local service standards and budgets (such as land
use planning, recreation services, and building control) is much more
responsive to local wishes in a municipality than in an unincorporatad area.

29. Could subdivisions occur without being on sewer?
Yes, just as they can now under unincorporated status subject to certain rules.

J0. Why not have 2 or 3 electoral area directors rather than incorporation?
If Westbank residents reject the idea of self-government through incorporation,
there may be a number of other options that might be considered. Breaking the
area into more electoral areas could be one of these,

31. What are the benefits of incorporation?

Basically, the advantage of incorporation is that local residents get a much
greater say in their community services, development policies, and property
taxes. There are added financial responsibilities that accompany this increased
local authority, however, and residents must decide for themselves how these
two balance against each other, Chapter 10 summarizes the advantages and
disadvantages of incorporation.

32. Could there be a ward system?
Yes. The Municipal Act allows the creation of 2 ward system in BC
municipalities.

J3. Can the Province of BC force municipal incorporation in Westbank?
Yes, although this would be an unlikely occurrence,

34. Would the municipality control the land fill?
No. The land fill would continue to be a regional district facility even after
in¢orporation,

35. Who would make decisions about new Highway 97 overpasses?

The province would, through the Ministry of Transportation and Highways.
The municipality would have some influence on these decisions, but the
province has the final decision authority,

Communily |3sues 28
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36. Who would make zoning decisions?
Municipal council would enact or amend zoning bylaws as It sees fit. It would
inherit the existing bylaws already enacted by the regional district,

37. Would the process for removing land from the ALR change?

No, the process for removing land from ALR status would remain essentially
the sama, except that applicants apply to the municipality, rather than to the
regional district, The ALC considers, but is not bound by the opinion of

counci! or the regional district.

38. Could a municipality charge Westhank residents less to use the Joknson-
Bentley pool than it charges others?

This is not yet clear, The municipality's rights in this regard would not be
different than the regional district's rights.

39. Who would control signg along Highway 977

The provincial Ministry of Transportation and Highways would retain this
control over all land adjacent to the highway except through Indian Reserve 9,
where the Indian band has this control.

2.5
l Implementation

40. What would happen to Electoral Area H boundaries after incorporation?
Area H would be smaller because the municipality would not be part of the
electoral area, These smaller boundaries could be adjusted to combine the
remnants of Area H with Area G into an expanded Area G,

41, Who gets to vote for incorporation if a vote is held?
While the regulations can be complicated, the basic rules are that you are
entitled to vote if you: -
* Are a Canadian citizen at laast 19 years old; and
* Have resided in BC for 6 months prior to registering to vote; and
* Have resided in the community for three months prior to registering
t0 vote, 0r own property in the community,

42. Would native land claims affect incorporation in Westbank?
It is felt that native land claims would not affect Westbank incorporation.

nnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnénr

43. How many council members would there be?

Municipal council would have 7 members — a mayor and six aldermen, all
elected at large (unless a ward system is implemented from the outset), Each
member of council has a 3-year term. Council would appoint one of its own
members to serve as the director on the regional board.

44. Would it be a city?

There are four types of municipality in BC: a village, a town, a district
municipality, and a city. Westbank would be a disteict municipality, The rules
for a city and a district municipality are essentially the same.

Communily lssues 28

<

nnnnnnnnnnnnnnﬂﬂn



JUL 18 83 @9:46A[M

Chapter 3

ICurrent Situation

3.1

fFopulation

This chapter deseribes some of the demographic and financial characteristics of
the Westbank area. It also outlines who provides local services to residents,
how much these services cost, and the current proparty taxes.

Since no information from tha 1991 census has baen relsased, the last federal
census data that is available comes from the 1986 census. There has besn
substantial community growth in electoral area "H" since 1986.

The 1986 census data for the 10 individual census enumeration areas that
comprise the study area reveals these figures (excluding Indian Reserve #9):
« Population = 7,734
» Occupied dwellings = 2,664
+ People per dwelling = 2,90 (down from 3.09 five years earlier)

The average number of people per dwelling has contimued to fall; a 1991
average of 2.81 is used here. This average includes townhouses and other
multiple dwellings,

There has been substantial community growth in electoral area "H", Records
from the regional district reveal that between 1986 and 1991, building permits
were issued for a total of 712 new houses, 137 new apartment units, and 17
new mobile homes, On average, 2% of these are vacant at any one time.

These figures suggest a 1991 year-end population of about 9,800 as follows:
- 7,486 in the 2,664 dwellings found in 1986 (2664 DU @ 2.8
» 2,024 in the 712 new houses (712 DU @ 2.90, less 2% vacancy)
+ 268 in the 137 new multiple units (137 @ 2.00, less 2% vacancy)
+ 34 in the new mobile homes (17 @ 2.00, less 2% vacancy)

The population of IR 9 is estimated to be 4,000 penple, based on 1986 Census
data for the nine census enumeration areas in IR 9 and on band estimates of
new construction.

+ 2,480 in the 1,078 dwellings found in 1986 (1078 DU @ 2.3)

» 1,600 in the new units built since 1986 (580 DU @ 2.75)

A municipal population of 9,800 people would place Westbank in the top two-
thirds of BC's municipalities. There would be 103 municipalities in BC with
fewer residents than Westbank. In fact, 1 out of 3 BC municipalities has fewer

. than 1000 residents.

Curtent Situation  3-1
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Chart 3.1 shows how Westbank compares to other Interior municipalities.

. Ghart 3.1; Comparative fopu!atians
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The mix of age groups in Westbank is much the same as in the regional district
as a whole. Chart 3.2 shows the mix of age groups using 1986 Census data.

}::harr 3.2: Mix of Age Groups

[J Wasatbank i Regional Dlatrict
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ao% L ——]
20% (1"
RS I oy B
L VA M

19 + Undar

Curront Siuaton 32

NN NONANNANANNNONANANANOANRNONOONAOANNACAERRRANCO0CCORRS



TTYTYMMMAMUMNMMMMUVMGMUOUGVYSIGOoOO I IS SRS g g

JUL 18 83 @9:SEAM

3.2

Property Tax
Base

3.3

Tust like regional districts and fire districts, municipalities rely on property
taxes to make ends meet. The higher the tax base ~ that is, the greater the total
property assessments -- the lower the tax rates for most purposes, The tax base
is a rough measure of a community's "ability to pay”.

Compared with other areas, 2 Westbank municipality would have an above-
average tax base. The average used here is obtained by dividing the total
assessments by the population. Chart 3,3 shows that Westbank's tax base is
higher than those found in Vernon, Summerland, Salmon Arm, and Nelson,
and just about the same ag Coldstream's, Kelowna's and Peachland's. The
Westbank tax base consists mainly of residential propertias (as opposed to
industrial or business), which means that there would not be a strong
opportunity to shift taxes among different types of land uses. However, this
can also be said of most other Okanagan municipalities. The essential point
here is that Westbank's tax base is quite normal in municipal terms.

Chart 3.3: Comparative Tax Bases

L] Rasdential Propany [ Other Propurties
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[Lcca! Searvices Asshownin Table 3.1, residents in the Westbank currently receive local

services from a variety of public badies. They pay for thess in different ways
and the property taxes they pay go to a number of different taxing authorities.

~ Residents do not have uniform control over decisions regarding these services.

For some sarvices there i3 almost no local control. For example, decisions
affecting RCMP or roads maintenance are made outside the community, as are
decisions about the taxes collected for these services.
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Table 3.1: Services in Wastbank
Becizion Autheority Who Pays How It s Paid
General Services

Contral Okanagan Regional District
{"CORD") Board

CORD agdminisiration + managemeant
CORD elections

Bldg inspestions + permits

Flanning + deval contrals

Zonring bylaws

Subdivision appraval
Bylaw anforcemant

Animal cantrai « nolsa control
Unsightly premises control

Econcmic development
Collestion of property taxes

Recreation + Culture
Johnzon Bentley poal

Community parks -- Elsctoral ares H
Reglonal parks

Frovincial paris

Mt. Boucherie centre

Library sarvices

| c
Local roads — mice + capital
Highways — maintenance + caplial
Community water sysiems

Othar watsr systems
Sanitary sawer trunk cailection

Sanitary sawer lecal cellestion
Sanitary sawage treatment + disposal
Refuse disposal gite

Drainage — roadways only

Solfl rarmoval control

Septage disposal

Other Services

Folise (RCMP)

Federal gov't general provincial taxpayers
Emergancy 911 sarvica +CORD Board «All properties in the CORD »CORD property taxes
Fira protection vWest side fire digtrict trustees  «Most west sida properties »Fire district property tax
Ambuisnca »Prav Min of Heaifth +Users + gen taxpayers +Usar foes, gon faxes
Schools (Diatrict #23) »Local Scheol Board sbocal properties s School tax
Hozpitals «Regional Hoapital Board »Local taxpayers + general «Hesp tax » gen taxes

pravinaial taxpayers

Woelfara +Federai + Frav gavis vFederal + prov taxpayers sGeneral laxes
Postal sarvigs «Faderal gavernmant sUzsers + gen taxpayers o Postage, gen taxes
Froparty assassment system +BC Aggmnt Authotity +AH properties in BC «BC Assmnt Authority tax

+CORD Boarg*

«CORD Board*

+CORD Board*

=CORD Bowrd”

«CORD Area H directar

+3 CORD diractars; Paachland
+ 4 glectoral areas

«CORD + Min of Trana + Mwys

«RCMP +» COGRD Soard

+RCMP + CORD Board
*RCMP + CORD Board

+RCMP + CORD Board

«Frov Min of Finance

«CORD Board

«CORD Board

«CORD Board

vProv Min of Tourism

+CORD Board

«Dkan Regional Ubrary Beard

=Prov Min of Trang + Hwys
sFrov Min of Trang + Hwys
sWesthank [rrigation District
«Lakaviaw [rigation Ciatrict

+individual awnars + groups
+CORD Board

»CORD Soard
CORD Board
«CORD Board
«Prov Min of Trans + Hwys
+CORD Board
SCORD Board

«Prav Min of Solicitor Gen,

«All propertias in the CORD

«All properties in the CORD

sAll alectoral areas of CORD
sAll alactoral areas of CORD
»Electoral area H properties*
«Elactoral area H properties”

vApplicunts, gen laxpaysrs
«Elentoral Area H properties

«Aj electoral dreas of CORD
+All alactoral areas of GORD

Al elactoral areas of CORD
+Proparties in unincorp'd areas

eElactoral ares H properties
=Electoral area M propantios

«All preperties in the CORD
+Entire provinge

+Most of Electoral areas (5 and H
»Many areas of the interier

«All rurai proparties

«All rural properties

Most of Wasthbank

sZhannon Laks, Menu Rd + mest
of Lakavisw Hts

sindividual owners + groups

» Propertiss connected, or about
to connect, to zawers

« Proparties connectad to aystem

whMout properties in Area H

»All proparties in Area H

«Unincarp, area properties

+All propartins in Arax H

vAll properties in Area M

»Electoral area taxpayers +

+CORD property taves

«GORD property taxes
+CORD property taxes
«CORD taxes » parmits
+CORD proparty taxas
SCORD progerty tixes

sApplicant fass, gen taxes
»Pravinsial tax; CORD axes

=Pravincial ta; CORD taxes
«Provinchai tax; CORD taxes

+Provincial tax: GORD taxes
+5.25% bax markup

«CORD property taxes
«CORD property taves
+CORD properly taxes
+Gen provincial taxes
o Tiaxes + Ugar ees
«Property taxes

= Fravineial Tax
sProvinelal Tax
+ Taxes + usat faes
aTaxes + usef foes

s|ndividual coats
«CORD parcal tax

CORD user feey
»CORD parcel tax
+CORD property tax
«Pravincial Tax
+CORD proparty tax
«CORD property tax

«Prov, Tax + gen prov tax

= Electoral Area H does not include Lakeview Helghts {which is in Area G)

*“CORD" stands for Cantral Ckanagan Regionai District
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3.4
Costs of Local Local services to Westbank residents are financed mainly from direct property
. taxes. In unincorporated communities, property taxes are collected by the
Services provincial Surveyor of Taxes (in Victoria) 4nd then forwarded to the
' appropriate agenciss, such as the school board, fire district, hospital district,
etc. The province adds a 5.25% surcharge onto the taxes it collects for the
regional district, the library district, and the fire distriet.

Only about 50% of the taxes would be affacted by incorporatmn School,
hospital, and BC Assessment Authority taxes would not he affected at all by
incorporation.

Tabla 3.2: Total 1951 Property Taxes from Westbank Properties

Prov Tax Total
Taxes Collection Taxes
Required Faas Paid
Ragianai district - Johnston Bentisy pogl $551,000 331,000 $522,000
Regional dist - Mt, Boucherle cantra + arena $283,000 $14.800 $247,800
Regional district - Othars * $363,000 $45,300 $508 300
Totai C.0.R.D, services 31,737,000 51,100 $1.828.100
Wastbank fire protection $272,000 £14,200 5286200
Libwrary district 5165000 58,600 $173,800
| Provincial rural tax $777.000 30 $777.000
Total Affectad by Inaorp'n 52,551,000 113,800 $3,084,500
Mat Affected by Incorp'n:
School district taxes $2,401,000 0 32,401,000
Hospital and othars $246.,000 30 $246,000
Total 1991 Property Taxes $5598,000  $113,500  §8.711,900

* Excludes sewar, water, and other smaller specifled sarvice areas

Chart 3.4: Total 1991 Westbank Property Taxes
¥ Excludas sawers, straat lights, and other smaller specied service aras

Hespital + Othars Ray Dist Mt
Boucharia

Regionai Dist.
Others *

School District

Fire Protection

Tax Colleciion Fee
Library Distrist

Provingial Rural Tax
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3.5

Typical
Westbank
House Taxes

Table 3.3 below shows the 1991 property taxes on typical Westbank homes,
with assessments ranging from $50,000 to $250,000. Additional values are
considered later when discussing the impacts of Incorporation. The average
Westbank home is assessed at just over $100,000; this is below the market
value. ‘

Note that the annual home owner grant from the province is excluded from the
tahle, Taxes on virtually all the homes in the Westbank are high enough to use
up the whole allowable grant -- 3 maximum grant of $430 for owners under 65
years of age (8700 for owners 65 years and older).

‘These "current status” taxes will be compared to the "municipal status” taxes

later in this report. The diffarences between these two tax cases are the impacts
of incorporation in this study.

Table 3.3: 1991 Taxes on Westbank Homes

3.6
Taxes in Other
Communities

Property Aszagsmant = 550,000 %100,000 150,000 $200,000 $250,000
Gantral Qkan, Reg. Dist,
Weed contral $ $2 53 54 -]
Garbage dump $12 = $47 59 57t
Ganaral sarvicag 3. 210 3315 5420 3624
Sterile inaect ralease 3 L2 L] : 1] 513
Miscellanecus 0 $1 51 L 12
Westbank parking lot # 82 &5 55 3
West, youth club grant : 52 £8 53 $12 514
West, community hall L] 54 58 57 5
Johnasn-Eentley pocl 568 5135 $203 5271 $338
Tatal CORD taxes ~ 5193 5388 5555 $785 soe3
Library district tax * 819 b= 554 §75 584
Fire protection tax = by a2 . 393 N5 b 3F- |
Aural tax $an $178 L) Ll 438
Municipal tax 30 30 50 0 %0
Schoal district tax $278 $556 L.x 1112 51,380
Hespital district 318 b 5528 st $95
MEA + azsassment tax o] §15 523 530 538
Tatal Property Taxes 5634 51,280 $1.922 52,558 53198

NB. Bofors home owner grant excfudes sewers + walier
*Includas 5.25% provinglal tax cofaction fon

Municipalities do not always have higher property taxes than unincorporated
communitizs. The experience close at hand bears this out. Westbank residents,
currently living in an unincorporated community, paid higher taxes in 1991
than did residents of Coldstream or Salmon Arm, but less than residents in

Summerland or Peachland.

This is shown in Chart 3.5 and Table 3.4, which present the 1991 gross
property taxes (axcluding water, sewer, and specified area charges). Note that

Current Siluation 3-6
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the average assessed value is not the same from place to place. Note also that
school taxes -- which are unaffected by municipal or rural status - vary among
the communities,

A

Table 3.4: Average 1991 Proparty Taxas in Okanagan Area

Mun. of Murt. of Mun. of Mun, of Mun. of

Salman Arm Celdsiream Summardand  Woestbank Kulowrwt  Peachland

Avge Mome Asmnt* $70,000 105,000 390,000 $110,000  $105000 $95,000
Provincial Rural Tax 50 50 30 $163 £0 80
Municipal Tax 5547 £350 807 50 $700 £742
Flem Protection In mun tax inmuntax i 560 inmuntax inmuptax
Library Qiatrict in mun b 323 inmuntax ¥ 340 in mun tax
Reglanal Diatrict 33 251 $50 $43E 354 $136
Total Municipal-typa** $550 3563 867 5738 3304 $868
Hespital Diateiet 131 392 39 542 340 L]
MFA + Asmnt $11 515 14 n7 515 §14
Tatal Exal. Schoal 5577 $e67 3720 $767 $2E0 3918
Schooi Diatrict** $548 3766 $543 512 3584 $5us
Tatal 1991 Taxes 81173 51,432 $1,263 31,409 51,444 31,448

" Includes condominiums + mabile harex

** Exgludes Sewer + water

*** Rates vary among towns

Chart 3.5: Avarage 1391 Property Taxas In Okanagan Area
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Chapter 4

'Service Responsibilities

4.1

]Intrnduction

4.2

Fire
Protection

This chapter discusses the array of local services that would become a
municipal responsibility as a result of incorporation. Many would shift from
other government lavels to the municipality.

The chapter consists of the following topics:
4.2 Fire protaction garvice
4.3 Water service
4.4 Regional district services

Table 4.1 shows the service responsibility shifts that would, or could, occur
after incorperation.

Note that some shifts are optional. These would he decided through discussions
between the affected parties (i.e., the community, the regional district, the
province, and the improvement districts). Some assumptions and
recommendations about these that are made in this report will require
reconsideration as discussions proceed.

The most important assumptions and recommendations are in the remainder of
this chapter.

The existing fire depertment is assumed to be split into two separate
departments — ona for the municipality of Weastbank, and one for Lakeview
Heights. Municipal council would he responsible for fire protection in
Westbank. The trustees of a Lakeview Heights fire protection district (a
smaller replacement for the the Westside fire protection district) would be
responsible for fire protection services in that community.

The province would adjudicate the division of assets and liabilities, but this
may be easier in the case at hand than in many other cases the province has
dealt with in the past.

In this report, the annual taxes needed to support this municipal service are
projected to be the same amount as Westbank taxpayers paid in 1991 —
$272,000. This works out to $27.75 per person, which Is 13% higher than the
average cost of $24.50 per person in Coldstream, Summerland, Salmon Arm,
Colwood, and Central Saanich in 1991,

Service Respongibilites 47
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Table 4.1: Service Responsibllities Atter Incorporation

RESPONSIBILITY UNDER
GURRENTSTATUS

RESPCNSIBILITY UNDER

MUMICIPAL STATUS

!
\
|
i
i

+ Electlons + refaranda

HIF

« Building inspeation and permits

« Zaning and planning bylaws
« Zoning and planning technical work
+ Community grants In ald

a Anlmai contral

» Community parks
« Noiga control byfaw

» Ungightly premises bylaw
» Wastbank street lights

» Housa numbering
» Subdivigion appraval

+ Local roads
+ Tax cotlection

» Bylaw snforcament

B OPTIONAL
» Westbank parkl

« Wasthark youth ciub grant
= Westbank community kall
« Jahnsan Sentley pool

+ Sewage cnilection (local areas)

« Fire protectian
= Camtary

« Water — Most of Westbank
» Water = Shannon Lake

(C} OPTIONAL, BUT NO SHIFTS RECOMMENDED DR ASSUMED

» Cantral Okan. Reg. Dist.

=« CORD
« CORD
« CORD
+» CORD
+ CORD
« CORD
+« CORD
« CORD
« CORD

« Irrigation district
« Province of 8C; CORD

» Provings of BC
+ Province of BC

« CORD + RCMF

= Wastzide Fira Protact, District
» Wasthank hrrigatlon Qistriet

» Wesibank Irrigation District

= Lakavisw Irrigatlon District

= Municipality
= Municipality *
» Municipaitty
= Municipaltty*
= Municipality
= Municipality *
= Municigaiity *
» Municipality
» Municipelity
» Municipality
+ Municipality
» Munieipality
« Municipality*
+ Municipaity

» Musicipality: reduced RCMP

rale

= Municipality
= Municipaiity
» Municipalty
« Municipality
» Municipaiity

» Municipai dept for Westbani

» Municipality

» Municipality sefvice arnd
» Muricipality service area

» Llbrary systam » Okan Reglonal Library Diat. » Ng changs

» Sewage collection {trunks) + CORR * Mo ¢hange

» Sawage treatment + disposal » CORD » Mo change
(D) SERVICES THAT WOULD NOT SHIET

» Regional board - ' + CORD = Na shange

« Regional grants in zid + CORD « No change

+ Rasoua servica +« CORD + No change

» 311 Emargency sarvice « CORD » No change

« Crime stoppers =« CCRD » No changa

+ Crime victim sarvices « CORD » Mo change

« Handi-Dart aystem = CORD + No change

» Wastside tranait « CORD +« No change

Landfill + CORD = No change

+ Septic effluent disposal « CORD » No change

« (kanagan Basgin Water Board « CORD = No change

« Noxious insect contrat » CORD » Mo change

|« Econamic development commissian *» CORD « Ni change

i » Mt Boucheria arena + dommunity ctre « CORD « No change

. » Feasibility studies = CORD » Mo change

. » IR #G roads, RCMP, water, taxes = Indian band (S0me prov. + No changs

roads)

o« Schoots + Scheol district #23 » No change

+ Hospitals + Hospltal district + No shange

» Property assessment » BC Aasessmant Authortty = N¢ change

i« Highway #37 » Pravince of 8C » No shange

* Mot nacessarily municipal ataff, work could ba contracted out to regional district, private companies, stc

Sarvice Responsibilites
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4.3

Water
Searvice

There are basically three alternatives to this assumption about fire protection:
+  Transfer the service to the re;l]ional district, which would operats it

a8 a service area, The regional doard would then have authority for
fire protection decisions. If this option is pursued, there should be
a fire commission established to ensure that Lakeview Heights
citizens have adequate input into the decision process. Members of
the Westbank municipal council should also sit on the commission.
For budgeting purposes, this option would not mean much change
in the property taxes needed to support the fire service. The
property tax assumption for a municipal department -~ taxes of
$272,000 per year, as per the current situation — would also apply
to this option.

« Transfer the whole fire department to the Westbank municipality
and have the reglonal district contract with the municipality for
Lakeview Heights fire protection; Lakeview Heights would become
a special service area of the regional district for this. Municipal
council would have decision authority for the lavel of service
provided. Lakeview Heights residents would probably not support
this option, Presumably, the costs of the service would be split
between the two on the same basis as now (i.e., based on assessed
values). This means the property tax impacts of this option are the
same as the impacts of the assumed optlon (a municipal
department).

» Keep the fire protection district intact, even inside the Westbank
municipal- boundary; decision authority would remain with the
improvement district trustees. While this would be workable during
a short transitional phase immediately following municipal '
lncorporation, it is not recommended on a permnanent basis due to
administrative inefficiency and inevitable conflicts between
municipal policies and fire district policies.

Eventually, the Westbank Irrigation District should be dissolved, and its assets,
liabilities, and responsibilities transferred to the municipality. There should be
a transition period in the first few years during which the irrigation district
remains unchanged,

The water lines in the Menu Road and Shannon Lake area (currently part of the
Lakeview Irrigation District) should be transferred to the municipality, and that
portion of the Lakeview Irrigation Digtrict should become a specified service
area of the municipality. The municipality should purchase the water from the
Lakeview Irrigation District for an amount equal to the current water payments
made by these properties, and then biil the Shannon Lake and Menu Road
properties for this amount, Such an arrangement would leave the water rates
unaffected by incorporation.

Servica Respensibilites  4-3



a3 89:54AM ‘ . F.168

There are numerous cases where irrigation districts continue to exist within a
municipal boundary, but there are three main reasons to shift this service to the
municipality: land use planning, efficiency, and finances.

Community planning and growth management

The municipality would be responsible for an Official Community Plan (OCP)
that sets out the blueprint for long-term development and {and uses in the
community, The OCP reflects a number of principles all aimed at maximizing
the quality of life in the municipality. The planned, controlled and orderly
development and redevelopment of land is a fundamental part of this process.
Having a separatz water authority would mean that the permission of two
bodies, rather than just one, would be necessary to implement the provisions of
the QCP. After public hearings and discussion, the municipality could
demgnate cartain areas for future growth without any certainty that the
irrigation district would actually provide the water necessary to attain the
desired growth pattern. The irrigation district might have a different set of
priorities. There might be no way to harmonize the policies of the two bodies
to help achieve rational, comprehensive, and planned development of the
community. Long-term planning could be very difficult.

Efficiency

The irrigation district would have to maintain its own staff to keep accounting
records, mail out tax notices, collect water taxes and charges, answer customer
questions, store and retriéve payment racords, and various other administrative
tasks. The municipality would also be undertaking similar tasks (as well as
many others) at the same time. There would be duplication of office machinery
and equipment (such as computers). Residents would receive two tax bills (one
for water, one for everything else), pay with two cheques, and mail two
envelopes. Municipal road, sidewalk, and ditch work would be less efficlent
because the municipality would not have water line plans and drawings to refer
to before starting work. The design and construction of road improvements
would require irrigation district approval, and this might not be easily
obtained. Developers would have to obtain permission and agreements from
two parties rather than one. Legal documents would have to be drawn up
hetween the two bodies in an attempt to limit liability and set out
responsibilities. Equipment such as backhoes and trucks would be used less
efficiently, since there would be no easy method for shifting them from water
work to road work as needed on short notice. Separate offices would almost

certainly be maintained.

Finances ‘

Thers would be extra costs associated with the inefficlencles discussed above.
It is estimated below thar retaining the irrigation district for water while
running a municipality could cost an extra $60,000 in municipal taxes. An
extra cost of 560,000 would add $25 to the average house's tax bill, In
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addition, thera could be other financial costs linked to maintaining the
irrigation district as well, since irrigation districts are not eligibla for the 25%-
50% Revenue Sharing Act grants for water.and sewer projects that
municipalities can get, If major expansion or upgrade work is needed to the
water system, these projects would be eligible for the grants only if the
municipality applied on behalf of the irrigation district; the municipality might
choosa not to do so for various reasons.

In general, a decision to incorporate as a rnunicipality should be accompanied
by the recognition that, in order for it to be efficient and effective, the
municipality should have control over local matters. Mzintaining the irrigation
district’s control over the water supply and distribution reduces the
municipality's effectiveness ag well ac ite efficiency. If 2 new municipatity is
greated, it should he created with the understanding that the improvement
districts powers should be transferrad into the preater authority of the
municipality.

Water Taxes ;zznd Tolls
Incorporation need not affect the taxes and tolls of water service in Westbank.

The Shannon Lake and Menu Road properties that now lie within the Lakeview
irrigation district should be defined as a specified service area of the
municipality. The municipality would purchase water from the Lakeview
irrigation district at a price equal to the irrigation district’s taxes and tolls from
these properties. The same taxes and tolls charged by the Lakeview irrigation
district would be charged by the municipality, Properties that now lie outside
the irrigation district-would also lie ourside this specified service area of the
municipality, and would not pay water taxes or tolls (just as they do not pay
now).

The properties now within the Westbank irrigation district should also be
defined as a specified service area of the municipality. Again, the same taxes
and tolls charged to these properties by the irrigation district could be charged
by the municipality, Properties that now lie outside the Westbank irrigation
district would also lle outside this specified service area of the municipality,
and, as with Shannon Lake and Menu Road case, prperties outside would not
pay water taxes or tolls (just as they do not pay now).

The Westbank irrigation district’s 1991 budget shows a total expenditure of
$595,550. However, there would be some overall savings involved in the
transfer of this service to the municipality, because a number of the water
district administrative expenses would be included in the general municipal
administration budget {(discussed in Chapter §),
+  Trustees remuneration ($10,000) would be replaced by the
remnuneration paid to municipal council,
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« Office repairs, maintenance and equipment expenses ($18,000) would
be repiaced by the costs of maintaining and operating the municipal
hall,

+ Insurance costs ($6,000) would be mcluded in the overall municipal
insurance package.

«  Office utilities ($6,500) would be included in the municipal hall
budget.

+  Audit costs (39,500) would be included in the overall munxclpal audit
QOst,

These savings add up to $50,000. Other savings that are more difficult to
quantify - such as shared administrative staff requirements, reduced postage
because the general tax bills also include water charges, and so on — are
estimated conservatively at about $10,000, but could be significantly greater
than that.

This means that, after incorporation, a total of $60,000 in general
administration costs ¢ould be shifted back to the water service, and the water
service budget (a total of $595,550 in 1991) would be unchanged by
incorporation. The pre-incorporation water taxes and tolls would still balance
the books. This $60,000 sharing of administration costs is shown as a "credit”
in the general municipal budget presented in Chapter 6.

Water costs are not shown In the tax impact sections of this report, because
this proposed system would leave water charges unaffected by incorporation.
The same taxes and tolls-that would apply under unincarporated status would
apply under mumclpal S1atus.

Safeguards

Even though the transfer of this service to the municipality might not occur

until after a few years, there are some specific concerns that should be

addressed prior to a referendum on incorporation.

+ The irrigation district has substantial funds in reserves and surplus
accounts, and this money should be protected for the benefit of the current
water district properties alone. The funds should not be used on projects
that are not related to the water fund, since not all taxpayers have
contributed to the build-up of this money. The funds can be protected by
specifying that they can only be used for water-related purposes in the area
covered by the irrigation district at the time of incorporation. This can be
accomplished by the province in the letters patent for the municipality. The
draft letters patent will be presented to the public for discussion before a
referendum is held.

»  The current irrigation trustees and staff have considerable expertise and
knowledge that should not be lost when the service transfer takes place.
While statutory authority for watar decisions would shift to the municipal
ecouncil, there should be a water committee established to advise qunicipa.l
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4.4

Regional
District
Services

council on water policies and decisions. The committee should consist of
trustees of the water district at the time the irrigation district is dissolved.
The creation of this commitiee can be~guarantzed by the province when it
draws up the larters patent for the new municipality.

As was shown earlier in Table 4.1, many Central Okanagan Regional District
("CORD") services would por be affected by incorporation; the municipality
would ¢ontinue to participate in them just as the unincorporated area does now.
The regional district would send the municipality an annual requisition ~ that
is, a bill ~ for these services and functions. The municipality, in turn, would
levy a separate tax for this, This tax would be less than the current CORD tax
because some of the CORD services "disappear” and are replaced by municipal
sewiges which are funded through the municipal tax, not through the CORD
tax.

This CORD rax would show up as revenue in the municipal budgat, but there
would be a matching expense because this revenue has to be forwarded to the
regional district. The expense amount exactly matches the revenue ampunt, It is
one of the "other government” taxes coliected by the municipality and then
forwarded on to the appropriate taxing jurisdiction.

The regional district raquisitions are presented in detail in Table 4.2. Those
services with no cost shown under municipal status are CORD services the
Westbank municipality would not participate in; most of these show up as
municipal costs rather than as CORD costs. The requisitions in Table 4.2 are
the first year amounts; they are projectad in this study to grow more or less as
the population grows.

Sanitary Sewers
The municipality should have control of and decision authority for all the local
collectors within its boundaries,

For sewage treatment, sewage disposal, and trunk collectors, there are
basically two options:

+ Transfer responsibility for these to the municipality, or,

+ Leave responsibility for these with the regional district.

In either case, there is the potential for ¢onflict between land use planning

process and the sewer planning progess,

«  If the municipality has control and authority for these facilities, the conflict
could invoive development in Lakeview Heights. Zoning and land use
plans would made by the regional board, but these plans must reflect
access to sewers, and sewer dacisions would be made by 2 separate body —~
the Westbank municipality. It might transpire that the municipality does not
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make available suincien: access to sewers to meet the needs of the
proposed Lakeview Heights development plans.

»  1f the reglonal district retains authority, the land use plans developed for
Westbank by the Westbank council muét rely on sewer policies decided by
another body — the regional board. It might transpire that the
municipality's plans require an expansion of sewage treatment capacity but
the regional board decides against the expansion, '

If the authority is transferred to the municipality, the province should ensure
that the Lakeview Heights community is guaranteed aceess to the system. If
authority remains with the regional district, the Westbank municipality should
be guaranteed access,

The province will have to assess the balance between these two different
viewpoints and interests if the incorporation process advances beyond this
technical study. Whatever the resolution, it will require discussions between
the province, the community, and the regional district.

The essential question here is a political one, not a financial one. The taxes and
user fees needed to support the sewer system are unlikely to be strongly

affected by who has decision authority for this service, and this report does not
include sewer taxes when measuring the tax impacts of creating a municipality,

Johnson Bentley Pool

It is recommended that full responsibility for the Johnson Bentley pool be
given to the municipality; this means transferring its assets and liabilities from
the regional district to the municipality. The Westbank residents should have
decision authority and policy control of this facility because they fund it.

A regional district service area should be establishad for those portions of
Electoral Area H that pay taxes for this facility now but that would lie outside
the municipal boundary. This would ensure the current tax structure would
¢ontinue more or less as under the current system,

Regional District Elections

As can be seen from Table 4.2, the cost of regional district elections would be
eliminated from the requisition. After incorporation, municipal couneil would
choose one of its own members to sit on the reglonal board, rather than the
residents electing a director by separate vote as under the current system. The
costs of elections for the regional director disappear, replaced by the costs of
electing municipal council members. The costs of the CORD board -~ that is,
the directors’ activities - are financed by taxes lavied across the whole of the
CORD.
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Electoral Area H Grants

These grants are assumed to shift from the regional district to the municipality,
and thug the regional district requisition for them falls to zero. They would be
a municipal budget item rather than a regional district requisition. The Area H
grants in aid (about $12,000) are included in the "general administration”
section of the municipal budget; the grant to the Westbank youth club
(§28,000) shows up under the "recreation and cultura” section of the municipal
budget.

Other Services

The taxes for the Westhank parking lot, street lights, the Westbank community
hall, and the Johnson Bentley pool are eliminated as regional district
requisitions. They show up as municipal expenses because Incorporation is
assumed to transfer responsibility for, and ownership of, these services and
facilities to the municipality,

Regional District Service Contracts

The following regional district tax requisitions from Westbank propertles
would be eliminated by incorporation, but the municipality might choose to
contract with the regional district for some services. If so, there would be
“service contract” bills from the regional district, which show up as a
municipal expenses rather than as a regional district tax requisitions.
¢ Building inspection: Tha municipality could (and for the first year at least,
should) contract this service with the regional district, although It is
allowed to provide it in various ways. In this report, it is assumed the
municipality contracts with the regional district for the first two years, at a
cost about the same as the 1991 tax requisition. The requisition does not
cover all the costs of the service; regional district building permit fees
make up most of the difference. After the first faw years, the municipal
budget jumps to cover the full cost of this service, but bullding permit fees
are also added into the revenue side of the municipal budget.

# Planning: A municipality can choose to have the technical land use
planning work done by the regional district on contract, or with municipal
staff directly, or by consultants. The planning costs would be part of the
municgipal budget rather than part of the CORD requisition. Only municipal
council can pass zoning and other land use bylaws. The tachnical work
should be contracted to the regional district for at least the first year.

s Animal control: As with building inspection, the municipality can provide
this on its own or contract with someone (including the regional district).
and as such it is no longer a regional district requisition. Again, this should
be contracted to the regional district for at least the first year.

» Community parks: The municlpality would become responsible for local
parks (but not regional parks) after incorporation and could contract with
the regional district for park maintenance. The municipality should contract
this service to the regional district for at least the first year.
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Table 4.2: Reglonal District Tax Requlisitions

ftorng balow are listad ] Currant Status n Municipal Status
in the crder thay agpear Tax on Tax on Tax Land Taxon Tax on Tax Land
on the 1991 lax nolices Land Only Eldg Only and Bidg | Land Only Bldg Only ard Bldg
A- Weed control - - $5,087 - - %8, 535
B- Wesl. garbage dump - $144.881 - - $144,561 -
C- Ganeral garvices '
Regional board - - $10.927 - - $10.382
UBCM + slections - " 8,224 - - -
Regional granta in aid - - $3,320 - - £3,154
Area H grants in aid - - 517,537 - - -
Resque service - - 39, 887 - - 39375
11 Emergency number - - $41,450 - - 339382
911 Rebl paymant - - 33,763 - - 55,476
Building Inspection - - 350,558 - - -
Doy sentred - - £13.141 . - -
Crime stoppers - - $8 210 - - $4.850
Victims of erirmes - - 53,043 - - 52,891
Handi-Dart systsm - - $18,538 - - $17.810
VWesiside tranait - - 350,9%4 - - $57,514
Saptic effluent disposal - - 522,889 - - $21,738
Can Basin Water Bd - - 56,687 - - 331,854
Planning - - 389,348 - - -
MNexioys insact - - $830 - - 5729
Ecanomie dav sommsn - ™ $3.434 - - $8,061
Mt Boughere comm ctre - - $100,422 - - 585,412
Mt Boucheria arana - . - $157.853 - - $1em 022
Regional parks - - 385,703 - - $82,42¢
Wesis/de community parks - - $55,811 - - -
Westaide senior citzn ctre - - 341,639 - - 335,553
Faagibility studies - - 38,317 - - $6,002
Total ganaral sarvices = . - - $567.6884 - - $654.097
- Starile insect raieaza 519,599 - - 318,718 - -
E- Misgellaneoys
Noiza abatamant - 51,877 -~ - - -
Unaightly premises - 51,588 - - . -
Total mizcellaneous = " 3,232 - - - -
F- Westbank parking lot - 18,273 - - - -
G- Westbank youth pivh - $28,304 - - - -
H- Waest, eammunity hall - 17102 - - - -
1- Jehnsan EBentiey poci - - 5622, 445 - - -
A= Siraat lights
Waestbank core - 240,135 - - - -
Shannon LK + others - - 2,700 - - -
GRAND TOTAL (A-J) 515629 2245 207 $1,603,070 318,716 3144 %61 $573 583
Total, rural status =$1,871,5786 Total, municipal statuy =3838 360

“eurrant Status” Includas 5 25% provincal tax colection fae, which does not apply in 8 muricipaity
Excludes sewsrs and some smal specifad arsas that would remain after incorparation
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Chapter 5

Grants and Capital Costs

5.1

|lntroductlon

5.2

Short-Term
Provincial
Assistance

This chapter outlines the provincial start-up grants that would be available to
the new municipality and discusses the capital infrastructure that the
municipality would have to finance.

The province makes short-term assistance grants to new municipalities to help
them manage the initial transition of servicss and cope with their new
responsibilities. These short-term grants would be used in an 8-year investment
plan -- refecred to in this report as the "capital fund” -- to help pay for capital
projects such as road improvements, municipal hall, etc over the first eight
years of the municipality's life.

The chapter consists of the following topics:
5.2 Incorporation assistance grants
53 Capital costs and infrastructure
3.4 The capital fund

These grants are offered by the province in writing, and the offer is good for
one year. If incorporation does not proceed within one year, the province
would have to decide on its renewal,

Per Capita Grant

One short-term grant is a general grant of $150 per capita, which would
praduce a total grant of $1,470,000 based on the starting Westbank population
of 9,800 people. The total is usually paid over two or three years, in May of
gach year.

Road Maintenance Grant

A second transitional assistance grant relates to roads that were previously
maintained by the province, To ease this shift, the province often makes a
grant for each of the first five years. This grant is paid up front — that is, paid
in the first year - after being diseounted to its prasent value using a nodtisal
diseount rate,

However, the province would have izs contractor continue to maintain the
roads for the first 2.75 years - until October, 1994. This means that the
municipality is spared most of the road maintenance costs during this period.
The province will not make a transitional grant for this period, since it is

Grants and Capital Costs &1
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already maintaining the roads for the municipality. Thus the up-front grant
would reflect 2,25 years' worth of assistance, not five.

There are 116 km of local roads in Westbank, and the grant offer would be
$290,000 per year, based on about $2,500 per kilometre of municipal road.
With municipal road responsibility starting in October, 1995 and a discount
rate of 5% per year, the road maintznance grant would be a lump sum total of
$350,000 (based on 2.25 years of municipal responsibility for roads following
2.75 years of provincial contractor responsibility).

The municipality would not be responsible for any costs associated with
Highway 97 because this highway would remains a provincial responsibility.

Road Improvement Grants

During the first 8 years, the new municipality would be eligible for a program
in which the province might pay 75% of the costs of upgrading certain roads
that become munleipal responsibilities. Note that being eligible does not
guarantee funding,

The provincial Ministry of Transportation and Highways has indicated that
Westbank roads are generally in good shape. For purposes here, eligible road
widening, realignment, and repaving projects are estimated to cost about
5500,000 (in 1991 dollars).

It would be up to the municipal council to decide on the nature and timing of
the eventual road improvements, not up to the provincial Ministry of
Transportarion and Highweays. Council might choose to undertake
improvements designed to protect road surfaces without increasing the capacity
or designation of the roads.

For purposes of this report, it is assumed that only 50% (not the full 75%)
provincial assistance is received, with the municipality financing the other
3250,000 over the first seven years. For the eighth year and later, $245,000
per year should be assumed for road improvements because the municipality
would no longer be eligible for the provincial cost-sharing program.

The effects of a more expensive road improvement program are tested in
Chapter 9 ("What if ,..").

Municipal taxes are not the only source of funds for road improvements.
Another source is the short-term assistance grants mentioned above —
51,470,000 based on population and $550,000 for road maintenance, Part of
this (and the interest thereon) could be used to help finance the road projects.
Not all would be available for roads, however, because the municipality would
have to finance other infrastructura (such as municipal offices).
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Capital
Costs

Police Cost Relief

Under the current fedaral-provincial agresment for RCMP services, the
municipality would be required to pay 70% of its RCMP costs, as well as
provide the requirad civilian staff and space for the RCMP detachment, The
province has a general policy of cost relief for new municipalities whereby the
new municipalities do not make a contribution towards these RCMP costs for
the first five years, The province then phases in the costs at 33% a year; year 6
would see the municipality paying 33% of the normal costs, followed bya
67% shars in year 7, and then 100% starting in year 8.

Other Shon-Term Assistance

The Province often offers a new municipality grants to assist in the
development or updating of an Official Community Plan and zoning bylaws, A
total of 540,000 1n these planning grants has been assumed in this study, paid
in the first two years.

The province may give the new municipality a one-time rebate of half, or all,
of the prior year's rural tax collections in the area to ba incorporated. Based on
1991 taxes, this would be $330,000 or $660,000 (after natting out the
uncollected taxes). However, this rebate is not a certainty, and so, in the
interest of conservatism, it is not included here. If the rebate is given, the tax
impacts of incorporation would be better than shown in this report,

All municipalities spend money on capital projects such as road improvements,
drainage system work, buildings, equipment, vehicles, and so on. The amounts
vary considerably from year to year and from place to place. It is up to
municipal council to choose which projects to undertake, when to undertaka
them, and how to finance them. :

Start-Up Facilities
The new municipality would probably face these projects in the first few years:
+ Construction of a municipal hall (public counter space, office areas, storage
areas, and council chambers, washrooms, ete). While this ¢ould be in the
form of an expansion to an existing public building, it Is more likely that it
would be a new building. During the first few years, the municipal offices
could be in rented premises, or even in temporary structures. The hall is
assumed to be constructed in the second and third years at a total cost of
$1,250,000 (in 1991 dollars) including furnishings and equipment. The
irrigation district office site could serve as the municipal hall site,
+ Construction of a public works storage yard and building, if the
municipality opts for its own public works department (as opposed ta using
a private ¢ontractor for road maintenance services). It is assumed here that
council would choose to have its own staff and equipment, starting in late
1994 when the provincial road maintenance contract expires. The works
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P.7

yard, building, and equipment are projected to cost $800,000 (agaln, stated
in 1991 dollars).

» Purchase of smaller vehicles and equipment (this would be quite limited if
a private contract is used for road maintenance).

Cost-Shared Road Improvements

As mentioned in section 5.2, it is assumed here that $500,000 in certain road
improvements would be eligible for up to 75% provincial funding under a
special program available only to new municipalities,

Nota that being efigible does not guarantee provincial funding. It is assumed in
this study that the Westbank municipality would receive only 50% funding,
This means a municipal share of $250,000 over the first eight years. In order
to make the eighth year a “normal” year, this work is scheduled over the first 7
years in this report. This works out to $35,700 each year for 7 years.

Other Road Improvements

Based on the length of roads that would become a municipal responsibility and
on the experiences in other municipalities, it is projectad that by 1999 - and
every year thereafter -- the municipality would spend $2,000 per kilometer on
capital road improvements, or about $245,000 per year over and above any
cast-shared projects. This “normal” level of spending would be reached
gradually, since the cost-shared work described above would lessen the need
for other road improvements,

Other Capital Spending

Based on the actual experiences elsewhars, it is estimated that by 1999 the
municipality would spend over $220,0000 per year on miscellaneous capital
items such as drainage projects, office furniture, office machines and
equipment, park improvements, and sundry other items. This would be much
lower in the first year. Each year the amount and nature of these projects will
vary depending on urgency, funding sources, and so on, Municipalities are
required to prepare five-year capital plans so that (among other things) the
annual costs can be smoothed out and the tax impacts can be managed.

Total Capital Spending

Table 5.1 shows the total capital spending projected for the Westbank
municipality in these various categories over the entire 8-year period from
1992 to 1999,
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5.4

Table 5.1: Municipal Capital Spending, 1992-1983

{Stated in Conatant 1591 Doltars)
Muricipal hall, equipment, furnizhings ) ' $1,2%0,000
Works yard, aquipmant, vehicles . $200,000
Mun share of cusl-shared road impravements $250,000
Othar munic. road improvements {not shared) $1,883.000
Other cagital iterna & projects . 51 544000
Total, 1992-1995 (eonatart 1981 dellars) 35,512,000

Capital
Funding

NEB: These ¢an be firanced without new debts; sae Cupitel Fund, Table 5.2 below

There are basically four ways municipalities fund these capital items:
* Borrow money and incur long-term debt
= Use money that has been put into reserves over time
* Use some of the current year's tax revenues
: * Use provincial or federal grants (limited opportunities).

A new municipality has an extra advantage -- the ability to use some or all of
the short-term assistance grants to help finance capital costs (the short-term
assistance grants were outlined earlier in section 5.2), This study assumes that
a Westbank municipal council would adopt such a policy (of course, this would
be up to the council to decide). Virtually all recent new incorporations have
involved some sort of capital and investment plan for the short-term grants.

An eight-year capital financing program — called the capital find - was
developed as part of this study. The fund receives ravenues in the form of the
short-term assistance grants, the annual contributions of tax money for capital
purposes, and interest on the fund balance, The fund spends money on the
various capital projects as outlined above. Table 5.2 shows the capital fund,

As a result of these grants and some financial planning, the community would
not have to incur any new long-term debt simply as a result of incorporation.

However, changing the assumed municipal capital spending could change the

need for new capital borrowing.

At the end of the 8-year period, when capital spending will have reached a
more or less normal level, the balance in the fund is treated as an annuity, with
annual income from it being transferred, each year for at least 12 years, as
revenue to the general fund to help keep taxes down, In this way the bepefits of
the short-term assistance grants are spread over a full 20-year period.

Grants and Sapital Casis 5%
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Table 5.2: Municipal Capital Fund {Constant 1981 Dollars) ¢
1582 1955 1994 1695 1998 1687 1588 1994 ¢
STARTING BALANCE Y $1.266,508 $2.527,705 $2,008,708 $1,500,395 51,683,257 $1.885,631 $1.947.434 51,963, r
ADDITIONS TO FUND:
Start-up grant: road mica inel above R 50 50 50 50 30 <
Start-up grant; per capita £400,000  $245,000 50 50 TR $0 $0 t
Annual tranafer from taxes SBYTATZ M3 NAT 5571591 5473025 SSS3 184 RAS7 451 3452714 84577 -
Interagt samad in fund $148879  $204520 $169,083  $128717 $139870 M50.448  S153.418 151311 h
lSPENDING FROM FUND: ¢
Municipal hall 450,000 L56500,000  -$8C0,000 50 30 50 50 50 C
PW shep, yard, aquip, elc 50 £0 -5300,000 50 30 30 30 e -
Cost-shared road Improv 535,714 -$38714 335714 B/ N4 -$35 714 HAETI4 0 BASTI4 L'y -
Ordinary raad improvmnt -$138,360  -$182,820 -§187.880 52125940 5738800 -$240500 3242600 -5244,800 T
Capital projects wxc! roads 350,780 -5203120 -5708,573 5210085 5213448  -5218,861 5720114 575,194 -
Transfar to reducs taxes 0 0 50 -59,141 50 ~55§.929 101,838 220714 -
LOBING BALANCE ... $2,527,705 32,888,708 31569395 §1683257 §£1,88A631 §15847 434 31583498 $1,83%.097 -

* 1952 starting balancs Includes per capits grant of $738,000 and road mtce grant of $551,508

Grants and Capitad Costs &8
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Chapter &

Municipal Expenses

6.1

|lntroduction

This chapter discusses the annual costs projectad for the new Westhank
municipality. These expenses must be financed mainly by property taxes,
although there will be other municipal revenues (see Chapter 7).

The projected expenses are based on assumptions about municipal services.
Incorporation by itself will not require upgrading, expansion, or improvement
of mast local services. For example, incorporation will not bring about the
need for additional recreational facilities. If better recreational facilities are
required after incorporation, they are also needed under the current status.

The cost projections are based partly on known local conditions (fire protection
sarvices, regional district service costs, and so on) and partly on the actual
experiences in other municipalities. These "comparable” municipalities include:

+  Summeriand Population = 8,800 Roads = 165 km
«  Coldstream Population = 8,000 Roads = 105 km
+ Salmon Arm Fopulation = 11,800 Roads = 220 km
+ Colwood Population = 13,100 Roads = 122 km
« Central Saanich Population = 14,200 Roads = 113 km
o Westhank - Population = 9,800 Roads = 116 km

The nearby municipalities of Kelowna and Vernon are too big in population to
be useful as guides when projecting municipal budgets for the Westbank.
Similarly, Peachland is too small for comparisons.

It must be remembered that these are only projections; the final budgets and
service levels would be selected by a municipal council if incorporation
proceeds. Nonethelass, these spending levels are reascnable to use in the
assessing the tax impacts of incorporation,

The chapter consists of the following topics:
6.2 General administration
6.3 Protective services
6.4 Road transport
6.5  Land use planning
6.6 Public health
6.7 Recreation and culture
6.8 Fiscal services
6.9 Collactions for other governments
6.10  Comparative Municipal Budgets

Tablz 6.1 on the following page shows the projected expenses. Note that they
are stated In constant 1991 dollars; inflarion would raise the actual amounts.

Municipal Costs (=)
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Table 6.1: Projected Munlicipal Expensas (Canstant 1881 Dollars)
1892 1992 1594 1685 1996 1587 1558 Tyl
Legislative (inel sxpenses) 520,000 531,170 382255 323,439 534,534 335 847 $86. 707 77T
Admin wages and banafits 3738158 3355,480 387,801 $380,042 5392203 3404, 381 $416,492 $428 270
Mun hall mice + utlitias £30,000 530,000 530,000 $30,000 330,000 $30,000 430,000 $30,000
Qffice supplies, slc $19,800 $19,953 . 520,297 §20,837 . $20,967 $21,302 21 622 21,5258
Audit, legal, profesan! fees 523,517 547,234 243,037 548,854 $40 536 £50,430 551,188 351,903
Insurance £34,300 535,835 536,773 337,693 15,208 $40,424 841 837 F42 8da
Advertising 549,800 423,878 $10.148 510,318 $10.483 510,851 $10,811 510,962
Tralning, duas, travel sTEIT 315234 515,453 515,755 %18,008 318,284 516,508 874
Offics aquip mice, ete $8,000 §12,000 512,000 $12,000 $12,000 $12,000 312,000 $12,000
Community grants $12,000 §12,432 £12.867 513,242 $13 117 $14,142 314,588 $14.588
Miscellaneous 510,154 $20,312 $21,023 s2tny s§2412 $23,107 523,800 §24 450
Leas: Water shiare of costs 20 580,000 «$580,000 -380,000 ~$E0,000 +580,000 -$80,000 -360,000
Total Administration 5471 248 3579,308 $5868,833 5814,048 3831189 3848 328 $E8S.329 $632 132
RCMP 50 540,000 40,000 540,000 $40,000 535,45 $430 541 $730,932
Ehare of firs dept costs 272,000 5275896 5281603 $286,390 $250,972 5295 628 $300,062 5304, 783
Bidg Inspect 548,000 542 Baz $100,000 5101700 $103,327 $104.580 5106, 855 5108047
By-Law snforcement $10,000 $20,000 £20,340 $20,886 21,017 $24,353 521,473 21,578
Animal control 312,500 12728 512,841 13481 113,372 13,588 $13,790 $13,583
Emergency maeasures 52.000 52,000 $2.000 £2,000 52,000 _$2,000 $2.000 $2.000
Total Protective $345, 500 $401 503 2455,004 $463,837 5470 888 $773,042 5074 721 51,187,201
Worke yard + bldg oper'n 5Q 50 510,000 £20,000 $320,000 $20,000 $20,000 520,000
Road maintenance %0 £0 $56,372 §245,430 $250,585 252,758 4254 950 5257181
Snow and ice removal 50 50 523,880 $55.150 $59,683 320,180 80,702 $61 228
Equipmntivyahicis mics 20 50 528,392 70,580 571,558 a7 872,843 §73,475
Admin and snginearing §40,000 540,000 $105.855 %106 470 %107 333 S108.324 5109263 $110,211
Storm dralnage $10,000 546,510 548513 547,320 $47,730 543,144 548 552 543,853
Street lights 540,000 $40,347 540,897 $41,050 341,400 1 765 w2127 42,482
Traffic contro! + mise 517,204 517,445 517,506 517.748 $17,603 318,053 18218 $18,272
Woeatbank parking lot 515,000 515,000 $15.000 $15.000 515,000 515,000 $15,000 $15,000
Total Transport 3127298 3155302 5327188 $526,149 5831 276 £836 446 641 852 $54E 923
Spacial work, using grants 520,000 520,000 . 8 50 50 50 50 50
Qrdinary land usa planning $90 000 $102.564 5128120 $130. 344 £134.555 $1238,744 $142,508 £147,048
Total Land Usa Planning 5110600 S122.584 5128120 £130,344 3134, 556 5138, 744 51 43;968 $147.048
Garbage removal 30 50 10 50 , %0 $0 $0 £0
Publie heatth 50 510,600 £10.350 £10,692 511,034 511,378 $11. M7 512,087
Tuotal Enviran Heslth 50 $10,000 £10,350 $10.652 511034 511,376 811,717 $12.067
Jehngoen Bantley poel $5835,000 £635,070 543,181 $847.333 §851,528 ©  3855,791 $660,039 $664,355
Wastbark community hail 517,000 517,208 17,600 $17.889 518,185 318,478 318,733 $19,018
Community parks 551,000 $52.638 $34,212 £95,815 587,348 $58,006 100,380 $101,755
Westhank youth grant 525,000 $25,450 325,883 $35,323 526,744 527a7T2 $27.580 27,966
Lilrrary district reguisition £164 535 $167.804 170,758 $173,861 5175 440 5175, 263 5181082 %184 458
Total Rec's and Cultura £932,525 $5942 368 £5481.635 $041,031 2370,243 5979 578 5oR8. 714 5997.638
Capital rund: Road impray $138,380 $182,620 $187,680 5212540 5238800 $240,80Q $242,800 $244,800
Capital fund: Other projacts 350,780 $202,120 £208,573 $210,085 8213,445 5216881 $220114 $223.196
Capital fund: Stabliity isfrs S888,732 8347157 3177338 50 $104.148 30 50 L]
Totai tranafer to capital fund $877,372 $713137 8571,561 $423.02% $553, 154 5457 481 $482 714 $467,756
Transfars o resarses LT $101,560 £103,287 $105,043 $106,724 $108,422 $110,088 5111588
Bank charges + interest $25,000 528,138 527,310 528 485 $30.280 $32,314 $24,388 535,624
Tatal Fiscat Services 5002 372 £840 853 £702188 4658,533 $E590.248 1508 207 5507 181 $815.019
(A) Municlpal Costs (sbave) $2884350 S30558%98 53231195 53382734 $3530.24 53796771 54032212  $4.282.0M5
Taxes for Ragionat District $3848,7582 $388,011 5927192 5055403 51,0055 51,044,871 $1.083722 $112268
Taxes for Schoai Distriet $2.400335 32512705  $2,8268.852 52,740,150 $2853204 52965330 53075242 53191908
Taxws for Hosp MFA BCAA 245 397 5257014 £2608,044 $275.085 £2590,089 £201,122 12117 533,081
{B) Taxms for Other Govis 53495514 53658,737  53822,128 53,965.638 54148824 sS4 M2173  $4475081 437652
Total Expanses  (A)+(B) $6.379.804  56.714.608 67054421 $7.348,372  $7.608038 38007844 $8507293 $8.919.847

Municipal Expenges &2
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6.2

General
Adminlstration

Some administrative funetions would be shifted from the regional district and
the province to the new municipality as g result of incorporation. Qthers are
new administrative expenses not currently incurred by the regional district, the
province, or the improvement districts.

Legislative

The new municipality would have a mayor and 6 aldermen. The mayor in
communities of about 10,000 residents generally receives remuneration of
$15-520,000 a year, and aldermen receive $5-$10,000 a year. The figures used
here are $17,000 for the mayor and $8,000 for each alderman. In addition,
there will be travel and convention expenses incurred by this municipal council
in the performance of their duties. The legislative costs would rise slightly as
the growing population expands the responsibilities of the council.

Administration Wages

Under the current system, the irrigation district, the fire protection district, the
regional district, and the province undertake some of the administrative
functions that would become municipal responsibilities after incorporation.
These include budget preparation, bylaw drafting, tax calculation,
correspondence, answering citizens questions, and 0 on. There would be
about 9-11 employees associated with these general administrative functions:
the municipal administrator, the municipal clerk, a treasurer, and 6-8 support
staff (including secretaries and clerks). The costs of some of the support staff
would be shared by dther municipal departments, such as planning and
engineering. In addition to full-time staff, part-time staff would be also
engaged as needed for peak work periods (for example, at tax notice time),
This staff complement excludes employees working solely in the engineering,
planning, building inspection, recreation, and protective departments (they are
incfuded below).

Administrarive Building

This category includes heat, light, power, janitorial, and miscellaneous costs
associated with the maintenance and operation of the runicipal hall. It is
assumed that council would choose to build a new municipal hall during the
second and third years, and a budget of $1.25 miilion has been included in the
capital fund for this purpose. The design, size, and costs would be up to the
municipal council. Some municipatities have larger, more expensive municipal
offices; others have quite modest offices.

Qffice Supplies
This category consists of numerous smaller costs such as stationery, postage,
pens, and other supplies required in the administration of the municipality.

Muricioal Casta &3




Audit, Legal, and Professional Fees .
These fees represent the costs of the annual audit, occasional legal advice as
required, and other professional advice such“as computer programming.

Insurance

The new municipality would almost certainly obtain public liability insurance
through the Municipal Insurance Association, an organization assembled
through the Union of BC Municipalities. The figures used here reflect the
current Association premiums (which vary with population). Property
insurance for municipal buildings is also included in the budget,

Advertising
The new municipality will have to take out advertisements for public hearings,
rezonings, tax payment deadlines, job vacancies, ete.

Training, Dues, Travel

Some staff training is required for the efficient administrative operations of the
municipality. This cost category also includes travel to conventions for key
municipal staff.

Qffice Equipment
The municipality would have to service, maintain, and operate a variety of
office machinery and equipment such as photocopiers, computers, etc.

Community Grants

Most municipalities make grants to various community groups. For purposes
here it is assumed that municipal council would choose to maintain the current
level of regional district Area M grants in aid (about $12,000). ‘The grant to the
youth club is listed separately under the recreation department budget.

Miscellaneous Administration

There are numerous other costs associated with the administration of the
municipality. These sundry items vary from place to place and frequently
include things like an allowance for bad debts, civie promotion and ceremony
costs, and membership in organizations. The costs assumed here are based on
the experiences in other municipalities,

Credit for Water Share of Administration Costs

As mentionead in section 4.3 earlier, the water service administration costs
would fall because some of these costs would already be inciuded in the
general municipal budget. By assigning $60,000 of the general administration
COst to the water department - in other words, reducing the general share of
these costs -~ the pre-incorporation water service costs would be restored. This

anananpanaAnfAArRAARNAAARRARD
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6.3

Protective
Services

L ———

allows the pre-incorporation water tolls and taxes to be charged without
double-counting the municipal administration costs,

. : A
The protective service includes police, fire, building inspection, animal
control, and emergency planning measures, -

Police (RCMP)

Under the current provincial system, a municlpality is responsible for a 70%
share of RCMP contract costs if its population exceeds 5,000 people, and for
90% if it exceeds 15,000 people. The residents on Indian Regerve #9 would
not be counted when determining this. Only officers on municipal duties are
included; the costs of federal and provincial forces (which includes highway
patrols) are not a municipal responsibility.

In 1991 there were 6 RCMP officers assigned to the municipality of
Summerland (a ratio of 1 officer per 1460 people). Using a more intense ratio
of 1 officer per 1100 residents in the Westbank case, the new municipality
would have 11-12 officers by 1999. This is an elevarion in the quality of this
service, At the moment, there are five officers serving Westhank; incorporation
would mean an addirional 6-7 RCMP officers for the Westbank community.

Using the 1991 contract cost of $72,760 per officer (which includes more than
just wages), the municipality's 70% share of the comract costs would be about
§565,000 by 1999 (as always, expressed in constant 1991 dollars; inflation will
raise this). Note that the provincial offer of assistance includes relief from
RCMP costs for the first five years, The normal municipal share would then be
phased in at 33% per year. The first full, normal municipal cost would not
occur until the eighth year (that is, 1999 in this study).

The municipﬂity would also have to pay an estimated $85,000 for its share of
civillan sraff cosrs segociated with the munieipal detachnsent, These custs
would grow as the population grows.

The municipality would be responsible for providing building space for the
detachment, but this does not necessarily require a new building, The
municipality could enter an agreement with the City of Kelowna whereby the
space is provided in the existing RCMP building in Kelowna (just as it is now
under unincorporated status), but there is not much room left in the building
for the extra officers, and a building expansion could be necessary.

Based on the current City of Kelowna agreement with the RCMP for the
RCMP provingial force at Kelowna, it could cost Westbank $40,000 per year
to provide "rented” space in one of the Kelowna buildings. This is certainly
cheaper than constructing a new RCMP building on the west gide. The $40,000
could represent rent if the municipal force could be housed in the City of
Kelowna's police building without any expansion, or it could represent

Municigal Costs 85
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Westbank's share of the cost of expanding either of the Kelowna buildings. At
current borrowing rates, an annual debt payment of $40,000 would support a
long-term loan of about $350,000. Such an amount would be a reasonable
contribution to the costs of expanding the Kelowna building.

The final cost involves operating a local office in rented commercial premises
right in Westbank. Such a facility is being arranged alveady. The small office
could use volunteer administrative and clerical staff from the community. A
tax-supported budget of $40,000 per year has been included here. It is unlikely
that 2 municipality would spend much more than this because, when combined
with the $40,000 bullding cost in Kelowna, the total municipal cost of the two
premises begins to reach the level that would be faced if a whole new police
building ware buiit in Westbank. A new police building would eiiminate
Westbank's need for space in Kelowna and a local office in 2 Westbank
shoppling centre. While the rotal cost of a new building would exceed $80,000
per year, the municipality's tax-supported share, after the provincial and
highway forces pay their share, would probably not be much more than

$80,000 per year.

In summary, it is projected that by 1999 the RCMP service would require
municipal tax support of about $730,000 per year (in 1991 doilars): $565,000
for the RCMP contract, $85,000 for civilian staff, $40,000 for building space
in Kelowna, and $40,000 for a local office in Westbank.

Fire Protection .
As discussed in Chapter 4, there are a number of options for fire protection in
Westbank. In general, the financial implications of each fire service option
would probably be more or less equal.

The option assumed here is the creation of a municipal fire department by
splitting the current Westside fire protection district into two separate and
distinct parts. This change need not happen right away; there could be a
transition period of several years during which the fire protection district
continues to operate just as it does now.

In 1991, the Westbank community paid a total of $272,000 in fire protection
taxes (excluding the §14,200 provincial tax collection fee), and this figure is
used for the municipal share following Incorporation. This figure could also
include a compensating payment (if any) to the old fire protection district for
the benefits of the new Glenrosa fire hall; the province would determine
whether or not such a payment should be made. The annual municipal tax
requirement of $272,000 for this service would grow as the population grows.

Building Inspection
Building inspection is currently provided by the regional district and is
financed by a combination of building permit fees and regional district taxes.

Municipal Costs 68
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8.4

Road
Transport

F.5

In 1991, Westbank properties paid $48,300 (excluding the provincial tax
collection fee) for this service.

After incorporation, the responsibility for, building inspection would shift to the
municipality, The municipality could purchase this service from the regional
district, or provide it entirely on its own with its own staff, or contract It out to
individuals with experience in these marters. It is recommended that the
municipality purchase this service from the regional district (at an assumed cost
of $49,000) during the first two years, during which the regional district
continues to collect and keep the bullding permit fees. Starting in the third
year, it is assumed that municipal council opts for its own building department,
at a cost of $100,000. This cost is partly offset by municipal building permits
fees (projected at $45,000 per year). Municipal council could decide to set
building permit fees as required to cover all the costs associated with this
service, but this would be unusual.

Bylaw Enforcement

This function refers to the enforcement of bylaws such as parking bylaws,
noise bylaws, unsightly premises bylaws, occupancy rules, and so on. It is a
relatively minor expense in the overall administration of municipalities. It is
frequently performed by staff shared with other municipal functions, such as
building inspection. For 2 Westbank municipality it is assumed that there
would be an extra cost of about 320,000 for this service after the first year.

Animal Contral

In 1991 community paid $12,500 (excluding the provincial tax collection fee)
for animal control -- mainly dog control — in regional district taxes. As with
building inspection, the municipality could purchase this service or provide it
on its own, Either way, it is assumed that the $12,500 cost would continue. A
tull-time position is not required for this job; municipalities and regional
districts fraquently have a contract with a local person far animal control on a
part-time basis,

Emergency Measures

A municipality should have some emergeney response plang to help it deal with
calamities such as earthquakes and floods. This is a minor expense for most
municipalities and is usually offsat by a grant provided by the province for this
purpose. A nominal $2,000 per year is projected here for this cost.

One of the major changes incorporation would bring about is the shift in
responsibility, from the province to the municipality, for the maintenance of
116 km of Ipcal roads. As part of the transitional assistance offer, the province
would have its contractor continue to maintain local roads until the fall of

Municipad Costy &7




1994, It is at that point that the municipality would 2ssume responsibility, Nore
that Highway 97 would remain a provincial responsiblilty after incorporation.

Municipal council could decide to contract with a private firm (as the province
does now}, or use its own crews and equipment, or some combination. It is
assumed in this report that council would choose to have its own crews and
equipment, as almost all municipalities do. This is generally more expensive,
but it is much more flexible and allows some efficiencies of scale as resources
are shared by other municipal departmants (such as water, sewer, and parks),

It is projected that the total local road length in Westbank will grow to 122 km
by 1999, up from the current 116 km. The road maintenance costs will grow as
the length increases,

Road Maintenance

The budgets shown in Table 6.1 for the works yard, road maintenance, snow
and ice removal, and equipment are based on the Westbank road lengths and
the actual costs per kilometre experienced in Summerland, Coldstream, Salmon
Arm, and Peachland. Thesa costs would not start until early fall of 1994,
because the provineial contract would not end until fall. The first year of full
municipal costs would be 1995,

Engineering

During the first two years therz would be some engineering costs because the
municipality would have to make decisions on which road improvements to
undertake right away, to take full advantage of the province's cost-sharing
program for new municipalities. After that, the engineering budget would rise
when the municipality assumes responsibility for road maintenance at the end
of the provincial contract,

Storm Drainage

An allowance for storm drainage work has been made in the budget, based on
road lengths and drainage budgets experienced elsewhere. The costs would be
lower in the first year as the municipality assesses the need for an on-going
storm drainage program.

Street Lights
The cost of streat lights is basad on the actual 1991 budgets of the regional
district.

Traffie Control

The traffic conirol costs refer to signs, lane marking, and traffic lights. These
are based on the Westbank road lengths and the actual costs experienced in
other municipalities.

Municipal Costs &8
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6.5

Land Use
Planning

6.6

|Health

Westbank Parking Lot

The regional district's 1991 budget for the Westbank parking lot has been used
as the municipal cost, after removing the regional district's administration
charge (these costs have already been included in the general municipal
administration budget). .

After incorporation, responsibility for land use planning would lie with the
municipality. It can purchase the technical services -- that is, technical studies,
map preparation, surveys, bylaw drafting, etc — from the regional district if it
chooses, It is recommended that the new municipality should contract this
service to the regional district for at least the first year.

Note that the responsibility for passing bylaws rests with municipal council
alone; this is a statutory function and could not be contracted out even if there
wers reasons for wanting to do so. All the existing land use bylaws of the
regional district that apply in Westbank would remain in effect until changed
by municipal council,

The provincial offer of assistance includes a commitment up to $40,000 in
planning grants to enable it to update bylaws, develop planning policies,
perform special studies, and so on. It is assumed here that these projects are
undertaken in the first two years and the amounts spent are limited to the grant
amounts.

Ordinary planning financed by property taxes will rise as the population grows
and more complex urban issues have to be dealt with. In 1991, the study area

paid regional district taxes of $85,000 (excluding the 5.25% provincial tax
collection fee) for this service. Note that this amount includes $17,200 in
regional district administration costs that would not apply under municipal
status because there is a separate budget for administration. .

A figure of $90,000 is assumed for the flrst year as a contracted service with
the regional district. After that, the municipal cost is projected to rise a5 the
municipality develops its own planning department, By 1999 the annual amount
financed by taxes alone (that Is, not using grants) is projected at $147,000
(stated in constant 1991 dollars).

[ncorporation would not affect the need for garbage collection, and
municipalities are not required to offer garbage collection services. No change
from the current system is assumed here, An allowance of about $10,000 has
been used for public health services that council might choose to provide,
Some municipalities spend nothing on this; others provide various minor public
health services.

Muricipal Coats 6.8
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8.7
Recreation
and Culture

Incorporation will bring about any change iz the need for recreation and
cultural services in the community. The need for additional facilities or
programs is based on lifestyles, demographics; and other factors not related to
municipal status.

Reglonal District Facilities

The Westbank taxpayers would continue to pay regional district taxes for
regional parks, for the Mt. Boucherie arena and community centre, and for the
Westside senior citizens cantra because these would remain regional district
responsibilities. Their costs are inctuded in the "collections for other
governments” section of Table 6.1 presentsd earier in this chapter.

Johnson Bentley Pool

It is recommended that the pool be transfarred to the new municipality, and It
is assumed that the YMCA would continue to operate the programs. This
means the current budget for the pool would not change much as a result of
incorporation, The 1991 regional district budget for the pool shows a tax
requirement of $635,000. This excludes the regional district administration fae,
which has already been included In the municipality's general administration
budget described In section 6.2 earlier. The municipal taxes required for the
pool would be reduced a little by tax revenues collected from the properties
outside the municipality that already pay the pool tax under the current system.

Westhank Community Hall

‘The Westbank community hall should be turned over to the new municipalicy.
Its annual cost in the municipal budget is based on the actual 1991 regional
district tax requirement (after excluding the regional district's administration

fee).

Community Parks

Twenty-three of the 41 west side community parks are in Westbank and would
be transferred to the new municipality (these are not the regional parks, which
are not affected by Incorporation). In 1991, Westbank properties paid regional
district taxes of $93,000 towards the operation and maintenance of all the west
side parks, and this amount is felt to be reasonable for the maintenance of the
23 that would be transferred. The municipality could contract this maintenance
service back to the reglonal district, presumably for about the same amount as
under the current system. This is assumed here,

Library Services
Westhank residents now belong to the Okanagan Regional Library District and
pay taxes for this. Municipal council could choose to stay in or not, It is

Muricipal Costs %10
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6.8

Fiscal
Services

assumed here that it would choose to stay in so that this services remains
available to residents just as it is now. The requisition from the library district
will grow slightly as Westbhank's percentage share of the total library district
43385SMAnts grows. .

There are various types of annual expenses under the category of fiscal
services,

Capital Fund; Road Improvemenis

As described earlier in section 5.3, the municipality would spend tax money
(as opposed to grant money) each year improving municipal roads over and
above projects that ara cost-shared with the province under the "new
municipality” program. Using the experiences in other municipalities, this
capital spending is projected to rise to about $2,000 per kilometre per year by
1999, which amounts to almost $250,000 per year. Spending would be lower
in the early years because the cost-shared work would have priority. The
amount i3 put into the capirgl find as described in section 5.4 (3ee also Table
5.2).

Capital Fund: Other Projects

In addition to road projects, each year various capital projects and acquisitions
would be undertaken using the current year's tax dollars. Examples include
drainage improvements, computers, office furniture, park development, and so
on. It is difficult to project with certainty just what capital projects would be
undertaken each year, but the figures used here are based on a detailed
examination of the experiences in other municipalities. The amounts, which are
put into the capiral fund each year, are projected to reach $223,000 annually
after starting out much lower. Note that this does not represent the roral capital
spending by the municipallty; see Table 5.2 for all capital spending items.

Capital Fund: Stability Transfers

Total municipal service costs would be lower in the early years because some
services — notably road maintenance and RCMP costs -- do not reach full
"normal” levels until the ltater years. The tax projections in this report are
based on tha peamise that the mumdipsl tax rate should rise gradually and
smoothly to whatever level is required in 1999, and then remain at the 1999
level after that. In order to keep the increases both gradual and smooth during
the eariy years, funds are transferred as needed from the general fund to the
capital fund. Thess are in effect annual expenses, and they vary from year to
year as needed to ensure a smooth transition in the tax rate up to the permanent
1999 level.

Municipal Costs 611
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6.9

Collections for
Other
Governments

Nota that the 1999 tax rate - the normal, permanent rate — is used in the "tax
impact” tables presented later in this report. Taxes on an average home would
be lower in the ear!y years. ’

-

Transfers to Reserves ’

Municipalities usually put money away each year for the eventual replacement
of machinery and equipment. This is an annual expense, because taxes are used
to generata the amounts put into the reserve each year. The amounts projected
hare are based on detailed examination of tha annual transfers to reserves in
other municipalities.

Bank Charges

Each year the municipality would havea to borrow some operating funds on a
short-term basis before its tax notices are sent out. These operating loans are
then immediately repaid as soon as peopie pay thelr taxes in early summer.
This interest cost is projectzd here based on the amount that must be borrowed
in the early part of tha year.

As mentioned before, the municipality must collect taxes for a number of other
agencies that levy property taxes within the municipal boundary, These
agencies ara the regional district, the school district, the hospital district, the
Municipal Finance Authority, and the BC Assessment Authority, The expenses
shown as transfers to other governments are exactly the same as the
"collections for other governments” in the municipal revenue section (see
Chapter 7). Note that the regional library district costs have been treated as a
municipal "recreation and culture” expense rather than as a “collection for
other government” expense; nothing would change if it were treated as a
collection for another government instead a municipal department expense.

Collection for Central Qkaragan Regional District ("CORD")

The regional district would send the municipality a bill for its share of regional
district furictions as shown earlier in Table 4.2, The amount of this expense is
precisely the same as the ravenue item of the same name (see section 7.4 later).

Collections for the School District

The municipality would also collect the school taxes and forward these on. The
1991 school tax rates have been used here to project these. School taxes are
not affected at all by incorporation.

Collections for Hospital District and Others

The municipality must also collect taxes for the regional hospital district, the
Municipal Finance Authority (the provincial agency that local governments use
for long-tarm borrowing), and the BC Assessment Authority (the provincial

Municipas Costs 812
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6.10

Comparative
Municipal
Budgets

agency that prepares assessed property values throughout the provincaj. These
taxes are not affected ar all by incorporation

-

Table 6.2 shows the average 1991 costs, expressed as dollars per person, of
four major municipal expense categories in Summerland, Coldstream, Salmon
Arm, Colwood, and Central Saanich,and compares these to the cost levels
projectad for the Westbank municipality. The 1999 Westbank figures are used
(as always, expressed in 1991 dollars). :

The average population of the five is 11,200 -- slightly less than Westbank's
1999 population, The average road length is 144 km, which is graatar than
Westbank's 122 km in 1999,

It 15 ¢lear from Table 6.2 that the municipal spending projections for Westbank
are reasonable in light of the actual costs experienced in existing
municipalities. The higher administration ¢cost partly reflects the need to
administer a community whose effective population Is raised by the population
on Indian Reserve £9.

Table 6.2: Comparisen of Major Municipal Budget items
8 Mun's are Summeriand, Coldstraamn, Salmon Arm, Colwood, Central Saanich

Projected for Avgeof £

Waestbank Municlpaiitlas

Administration (% per person) 556 $45
Frotactive (axc! palice) {% per paraon) 2 i
Planning + Zoning (5 per person) 312 N2
Capital+ reserves {5 par person) S50 - 855
Totzi of 4 Services ($ per parson) $i58 3160
Read transport (% por km) $9,280 $5,358

Westbank figures rafar to 1999 (constant 1991 dolars)
Westbank capital includes average munic, share of cost-shared roads

Municipal Costs 813
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Chapter 7

__ IMunicipaI' Revenues

7.1

Ilntroductlon

This chapter discusses the projected municlpal revenues needed to operate a
new Westbank municipality.

There are essentially two types of municipal revenues:

¢ Revenues needed by the municipality to finance its own services; and,

» Tax revenues collected by the municipality on behalf of other governments
(the regional district, school boards, hospital district, and s0 on).
Currantly, these taxes are pald by residents as part of the tax bill sent out
by the provincial Surveyor of Taxes In Victoria; after incorporation the
municipality would collect these taxes and then forward them to each of the
taxing bodies. These appear as both revenues and expenses; they have no
effect on the taxes needed by the municipality itself.

The chapter consists of the following topics:
7.2 Municipal tax base
7.3 Municipal revenues
7.4 Collections for other governmants

The projections here are based partly on known local conditions and partly on
the actual experiences in "similar™ communities that are already incorporated as
municipalities. As before, these "comparable” municipalities include
Summeriand (population 8,800), Coldstream (population 8,000), Salmon Arm
(population 11,800), Colwood (population 13,100), and Central Saanich
(population 14,200).

Kelowna and Vernon are too big in population to be useful as guides for
projecting revenues for a Westbank municipality, and Peachland is too small.

it must be remembered that these are only profections; the final budgets and
service lavels -- and therefore tha municipal tax revenues neaded to support
them — would be salected by a locally-elected municipal council if
incorporation proceeds. Nonetheless, the figures used in this report are
supportable, relevant, and reasonable.

The municipal taxes are set at whatever amounts are needed to balance total
expenses and revenues. These total taxes are then converted into municipal tax
rates (using the tax base), which in turn are translated into taxes payable on
typical homes, These "municipal status” taxes are then compared with the
"gurrant status” taxas outlined in Chapter 3.

Municipal Revenues 7.1
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7.2

Municipal
Tax Base

Table 7.1 shows the municipality's tax base for the first year of incorporated
status, Of course, the tax base will grow because new housing will be built
over time, and so the projected 1999 tax base is also shown. Nore thar all
flgures are stated in terms of constant 1991 dollar values; inflation and real
estate price changes will increase the figures,

Table 7.1: Municipal Tax Base (Constant 1991 Dollars)

Year 1 (1993) — _ Vear 8 (1895)
Residential $353,205,000 $509, 205,000
Industry and Utllity $7,818,000 7,418,000
Business 526,902,000 $30,513,000
Recreation + Farm 53,024 000 53,034,000 |
| Tatal Taxabts Asgessments 2390, 557 000 $2%0 588,000

Note that houses and farm building would be taxable for general municipal
purposes differently than for general rural purposes.
* Current status:  Farm house 0% taxable for the provincial rural tax
Farm bldgs 0% taxable for the provincial rural tax

* Municipal status: Farm house 100% taxable for the municipal tax
Farm bldgs First $50,000 exempt from the munijcipal tax

These farm tax changes would not affect school taxes, hospital taxes, BC
Assessment taxes, MFA taxes, and CRD taxation. Only the provincial rural tax
and its replacement, the municipal tax, are affacted, Note also that this applies
only to buildings on farm land, not to any other type of property. There ara
few farms in the study area, /t is assumed here that the municipal council
would choose to set the municipal tax rate on f.m land ot the provincial rural
rate (3.50 per 31000 assessment),

Municipal Ravenues  7-2
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7.3

Municipal
Revenues

The municipal revenues are described below and shown in detail in Table 7.2
below.

Table 7.2: Profected Municipal Revenues {Constant 1991 Dollars) i

Municipal proparty taxes
1% Utility tax (a. 407)
Grants in lleu of taxes
Prov. Rev Sharfng grant
Busingss licencas
ther lleencas
Bldg permits, subdiv faeg
Ineg
Rurai share, Johnson-Bent,
roperty rentala
ax panatties + intarest
nterest on investments
Iscellansoys revenuas
Provinciat planning grant
Trangfer from Capital Fund
KA) Rav, for Municipal Usa

Taxes for Regiona! District
Taxes for School District
Taxes far Hotp,MFA, BCAA
KB) Taxes for Other Govis

1582 1693 1894 1995 1996€ 1997 1958 1995
$2,138,350 $2,237.230 32,335,388 $2,434,843 $2,596,738 $2.7633%9 $2041373 53,047,
%0 $30,488 $52,550 534,284 354,021 $57,758 359,481 3y
50 520,000 $20,000 $20,000 §20,000 $20,000 $20,000 20,
$553250 571,050  5588,750  $80€,350 $523.900 3841380  $8S3700 3575,
$8,000 9,144 $3,292 $3,423 50,958 $4,605 8,825 $3,
$2,000 $2,072 52,145 2218 2,287 $2,358 $2,429 52,
50 $0 $52,%00 582,500 $52,500 362,500 492,500 352,500
§7.380 57,515 $7,882 58,142 38,403 58,683 $3.622 $8,183
$50.000 $50,900 551,788 552,645 $83,487 $54,343 £55,18 $55,830
$2,000 52,000 32,000 $2,000 $2,000 32,000 $2,000 32,000
539,200 540,811 $42,032 543,418 544,808 46,197 $47.583 548,563
§25.000 $25,500 $28,807 837682 524,573 $29, 484 30,348 sz
$39,200 £39,506 540,584 531,274 541,924 42,805 43,244 343,
$20,000 $20,000 3] 30 L24] 50 30
30 50 50 8141 30 355529 10183 o7t

32,884,330 $30881858 $3.231,195 $2,362.754 $3,539.214 $3,785721 $4.082.212 34,2820

3848782 5883013  $827,192

$956,403 $1,005521 31,044,571 $1,083.722 312663
$2400,335 $2,513,705 $2,626.892 $2,740,180 F2A53204 $2.966,330 33,079,242 53,191,508

$248357  5257.014 3288044  $275.085 $290086 3301122 $312117 373,081
$3,485.514 S3.858732 $3822128 $),585633 £4,148,524 $4.312123 34,475,081 34,637,653

Total Revenues  (A)+(B)

36,379,884 %6714828 $7,053323 $7.3d5572 37,605,038 35097844 $8507,253 $0.918.66

Property Taxes

Property taxes are set at whatever amount is needed to maka the total revenues
balance with total expenses. Higher service costs would require higher taxes;
lower service costs wouid require lower taxes. The taxes shown in Table 7.2
match the total expenses that were presented earlier (see Chapter 6).
Municipalities are not allowed to run ot q loss; they must have balanced books.

Municipal couneil can choose how to shift taxes among the various property
classes (residential, business, etc), For purposes here, the current provincial
tax rate multiples are used for the non-farm property types:

o Utility 3.50 times the residential rate
* Industry 3.40 times the residential rate
+ Business 2.43 times the residential rate
* Recreation 1,00 times the residential rate
» Farm land $.50 per $1000 assessment (provincial rate)

Municipal Ravenvas  7-3
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P.7

Note: It I3 assumed that farm land (assessment class 9) would continue to pay
the unincorporated tax rate even after incorporation — that is, a tax rate of $.50
per 31000 assessment, Houses and farm buildings are assumed to pay full
normal municipal taxes,
. A

1 % Unlity Tax

Under 5,407 of the Municipal Act, the revenues from the local consumption of

electricity, gas, telephone, and cable TV are subject to a 1% levy by the
municipality. There is a lag in this levy, however, and the municipality would
not receive any revenue from this source unti! the second year of
incorporation. This source of revenue is available to local government only
under municipal status.

Grants in Lieu of Taxes

Properties owned by provincial and federal agencies make grants in liey of
taxes to the municipality, since, by law, they are not required to pay taxes. It is
not expected that these grants in lieu of taxes would be large. The federal
grants are generally based on the previous year's municipal tax rate and the
assessed (but exempt) values on federal properties. The revenue in 1992 would
be zero because there is no municipal tax rate in 1991,

Provincial Revenue Sharing Act Grant

Under the provisions of the Revenue Sharing Act, the province makes
substantial on-going annual grants (somatimes called "unconditional grants™) to
all municipalities. It is an important part of the revenues in all municipalities,
and has been for many years. While the province has the power to cancel this
grant, it is unlikely that It would; in fact, the province has increased this grant
over the years. As the population increases, the unconditional grant would
increase because part of it Is based on community population. Nore that this
grant Is not related to the incorporation assistance grants.,

Business Licences

Municipalities exercise some control over business operations and the type of
businesses in the community by requiring that they obtain licences to operata.
The projected revenue from this source has been modestly estimated at only
$6,000 per year, Business licences are generally not expensive.

Other Licences
The municipality would also issue licences for sundry other reasons (such as
municipal vehicle licence plates, dog licences, and so on),

Building Permits
All municipalities require that contractors obtain building permits for building
construction, renovations, and additions, As the municipality grows, revenue

Municipad Revenups  7-4
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from this source would increase as more building and renovation work is
undertaken, As part of this function, the munlicipality is responsible for the
inspaction of construction to ensure various building codes are met; the
municipality's costs of this are estimated in the "expense" section below.
Municipal council could choose to price the permits at levels necessary to
offset the inspection costs, but this is rarely done.

Fines
The municipality levies fines for numerous bylaw infractions, such as illegal
parking and owning unlicensed dogs.

Rural Share of Johnston Bentley Pool

Some properties that would be outside the municipality currently pay regional
district taxes towards the pool. After incorporation, it is assumed that the pool
would be a municipal facility, not a regional district facility, with the
municipality paying ts full cost. The regional district service area tax should
still apply to these rural properties; the regional district would collect it and
forward it to the municipality. This would keep the tax burden of the pool
about the same as faced now by Westbank residents.

FProperty Rentals
The municipality would earn revenua from private rentals of the community
hall and other municipal facilitles.

Tax Penalties

Municipalities apply penalties and interest charges against property owners
who fail to pay their municipal taxes on time. This revenue will grow generally
in relation to the size of the total municipal property taxes.

Interest on Investments
The municipality would earn interest on its bank accounts and on some reserve
funds.

Miscellanecus Revenue

Revenue has bean assumed from various and sundry sources such as
photocopies sold to the public, the sale of maps, minor provincial grants, and
80 on.

Planning Grant

It is assumed the province would make grants to the new municipality to assist
in the update of the official community plan and land use control bylaws, It is
assumed that these grants would be made only for the first two years. After
that, a municipality would have standardized its planning process and would

Municipal Ravenuas  7-5
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7.4

Collections
for Qther
Governments

thus not need the grants so much. A total of $40,000 has been assumed, spread
equally over the first two years.

Transfer from the Capital Fund .

The initial assistance grants from the. province would be combined with annual
tax dollars to provide funding for major municipal infrastructure such as a
municipal hall, equipment, road improvements, and so on. This multi-year
fund allows the benefits of early grants to be spread over a much longer period
rather than used up in the first few years.

In this report, the municipal hall, public works yard and equipment, and ail the
major road improvements eligible for provineial funding are undertaken during
the first seven years, with the eighth year being a "normal” year — that is,
capiral spending on unusual start-up items will be complete by then, and more
lavel annual amounts of capital spending will start. In the seventh or eighth
year (dépending on the case being examined), the balance of the capital fund is
used to generate municipal revenue to help offset taxes. This revenue, similar
to an annuity, would continue for at least another twelve years at the amount
shown for 1999. This ensures the benefits of the early assistance grants are
spread over at least 20 years altogether.

In addition to the ravenue needed to finance municipal services, the
municipality must also collect taxes for other agencies that tax property. The
taxes for other governments appear equally on both the revenue and expense
sides of the municipal budget.

The tax bill sent by the municipality would show each jurisdiction's tax rate
separately. The municipality has virmally no say in determining these tax rates
or the agencies’ budgets, It is merely the tax collector for them.

The taxes collected for other governments are exactly as described earlier in
Chapter 6 {see section 6.9).

Municizal Revenuas 7-8
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Chapter 8

P.1

PProperty Tax Changes

8.1

Municipal
Tax Rates

The total municipal property taxes needed to balance expenses and revenues
¢an now be translatad into the municipal tax rates. This is done using the tax

base (se2 section 7.2) and the provincial tax muitiples assumed for the new

municipality (ses "property taxes” in section 7.3).

Table 8.1 shows the requirad annual tax rates for municipal and regional
district services. Note that the taxes for fire protection are always included in

this municipal ratg,

The “normal” tax rate for municipal purposes would settle at about $5.15 per

$1000 assessment. *Normal® here refers to the rate in ]999, after all the short-

term assistance grants have been received and all the start-up infrastructure has
besn financed without any borrowing, The 1999 tax rates also applies to later

years.

Tabls 8.1: Residential Tax Rate AfRter Incorporation (1891 Dollars)

1952 1993 1994 1995 1906 1567 1we8 1969
Municipal rasidantial rata” 5478 $478 5478 5473 3400 3502 515 $3.1%
Regional district rexid. ate 5150 5150 §1.80 $80 5150 5190 3150 $1.90
Total, Munle, + Reg. Dist. P6.88 $E6n 5583 S8E3 9880 8652 STOR 3705

* Includas fire protection taxes: excluces water and sawsr,

The tax rate would be lower in the early years, and gradually climb to the 1999
level, as shown in Chart 8.1 on the following page. The 1999 rate is used when

discussing rax changes due to municipal incorporation.

Froperty Tax Changes &-1
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8.2

Taxes
Changes

§100 The average Wasibank

Chart 8.1: Munlcipal and Ragional District Tax Ratos
Exctuces school, haspial, and other taxas not affectsd by incorporation

800
$7.00 . e —— -
LT o S S, -
$5.00 The 1399 rates ars used In the "befors*
$4.00 and "after' incorporation comparisong, I '
£3.00
£200 |
§1.00 Ralis ary Slated 35 16X Dar ST000 assesament T
$0.00

18992 1993 1994 1995 19898 10987 1998 1650

The difference between the 1991 current srarus tax per house and the 1999
municipal status tax is one of the major impacts of municipal incorporation,

As shown in Tables 8.2 and 8.3, it is projected that property taxes would rise
due to incorporation. For a typical home (a 3100,000 assessed value) the
Increase would be abour $34. The higher the assessment, the greater the impact
of incorporation; the lower the assassment, the lower the tax change, Chart 8.2
shows the rise in taxes due to incorporation.

Note again that the jump in taxes is based on comparing the 1991current status
taxes with the 1999 municipal status taxes (stated in constant 1991 dollars),
The year 1999 is a "normal” year; all the start-up grants have been received
and the initial municipal infrastructure has been constructed or acquired.

Chart 8.2: Residential Tax Increasa Due to Incorporation

901 home Is assested at

gor st aver $100,000 (much lower
$701 than actual market value),
300
350}
$40
301
$20}
$10f

325,000 $50,000 $100,000 $150,600 $200,000 4250,000
Vaeant Lot Hama Homa Homa Homa Homa

Axressed Froperty Value
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Tabla 8.2; Residential Tax Increasas Dus ta Incarparation

Average
Froperty Assessmaent = 325,000 Vacant Lot $50.000 Homa $100,000 Home
(Mueh lower than Cument  Municipal Curran!  Municlpal Currant  Municlpal
actual markat valye) Statug Status  Change Status Status Change Slatus Slatus¢  Change
Cantral Okan. Reg. Diat.
Weed cantral 30 $1 51 51 $1 0 52 52 50
Garbage dump 50 £9 1] 312 $17 55 31 L=l 54
General services 552 537 515 5108 574 =531 $210 5149 -381
Slerile inzact ralmazs 33 51 -52 53 52 51 4 L 30
Miscallaneoys 50 50 50 &0 50 50 ¥ 50 -51
Wastbank parking lot 50 inmun tax 0 51 Inmun tax -1 43 Inmuntax 53
West. youth alub grant $0 in mun tax 80 82  Inmun tax -52 $5  in mun bax <34
West. community hail $0  immun tax 50 $1  Inmuntax -$1 #4  Inmun tax +34
Johngon-Bentley poal $34 in mun tax -%34 263 In mun tax 585 5138 in mun tax -$135
Tatal CORD taxes EEE] 545 341 5183 554 589 5205 3190 <5208
Llbrary district tax 39 in mun tax -35 $15  inmun tex 519 338 inmuntax 438
Firm protection fax $18  [nmun tax =516 $3  in mun bax 531 $82 im mun bax 352
Rural tax 44 %0 -S4 $33 50 584 875 % 3178
Munigipal tax %0 128 512 50 5258 5258 2] 5815 3515
Schoel district tax $139 5128 0 5278 3278 %0 8556 $555 %0
Haspital digtrict $10 510 %0 e 319 30 538 %38 30
MFA + azzazsmant tax 54 $4 $0 $4 58 $0 518 $1s L
Total Property Taxes 5311 £330 519 $638 8857 21 $1,280 51,314 534
Proparty Assesamant = §120,000 Home 200,000 Homa $250,000 Home
(Muer tower than Current  Municlpal Current  Munizipal Current  Municipal
sctual market valua) Status Status  Change Stalus Status Change Statys Status  Change
Central Okan. Reg, Dist,
Wasad control 53 £ 50 54 54 - 55 55 50
Garbage dump 547 552 5 $59 $70 $11 $71 a7 316
Ganeral services $318 bl ik ] -53% 5420 sza7 -5123 3524 572 -§152
Sterile insect raleasa 56 55 50 L+ ] 56 -$1 513 LB -32
Migceilaneous 51 50 =51 3 50 -§1 52 0 52
Wastbank parking lot 35 Inmuntax 35 $&  In muntax 558 $ inmun max -$&
West, youth elub grant 30 inmun tax -50 $12  Inmun tax -312 $14 Inmuntax -$14
Wast. community hail %6 In mun tax -$5 $7 inmuntax -57 58 i mun tax -53
Jahnsan-Bentley poel $203  in mun tax -$203 $271  in mun tax 271 5238  In mun tax -$335
Total CORD tayes 35595 5264 +5311 $789 5379 5410 5883 7478 3503
Licrary district tax 558 in s tax =535 $73  inrayn by -§7% $54  inmun ax -394
Fire protection tax $93  in mun tax =533 $128  in mun tax 425 $156  inmun tax $154
Rural tax 5283 3Q <5262 5320 50 -$350 5433 80 5438
Municipal tax $0 573 5173 £0 §1,030 81,030 30 $1,253 51,288
Sehooi district tax 5834 5334 50 1,112 1,112 $0 31,380 §1.320 %0
Hospital district 558 §58 50 877 577 $0 595 08 30
MFA + gsasssment tax 523 5§23 50 530 530 L 533 838 L)
[Total Froperty Taxes $1.922 $1.972 50 £2.558 $2.928 70 #4195 #3287 92

1. Municipal taxes are shown far 1988 (n constant 1887 doflars), after afl starkup grants have baan received,
2. Exciudes taxes for wais and sewer — the taxas for thase spacifed area sarvices nasd not change.
3. Under cumont status, CORD, fbrary and fra disinct taxes Include 5.23% provincial tax colecton fee (this fas doas

not apply under municipal gixtiue)
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Tabla 8.3: Other Property Tax Increases Dua to Incorporation

Praparly Assesament = $250,000 Business $500,000 Businesa $150,000 Fanm + Home
(Much lower than Cumrent  Municipal Current  Munigipal Current  Municipal
aetunl market vaile) Statux Statuz Change Status Status:  Change Statux Status Change
Cantral Okan. Reg. Qiat.
Waeed contral 3z LT 1 324 $25 1§ <] 53 0
Carbage dump 2174 3214 $40 49 27 578 359 $s2 ~57
General servicesa 51,785 $910 8375 $2,570 31,82 -$748 5315 $223 -382
Sterile nsect releass 531 526 45 52 52 510 <] 85 53
Mizcallaneous 41 $0 54 53 %0 58 31 50 =51
Woesibank parking Jot $18 Inmun tax 518 537 Inmuyntax ~337 58 In mun tax -55
West. youth elub grant $34 inmun tax ~534 $53  In mun tax «589 $12 i roun tax 2
YWest, commiunity hail $29  Inmun tax -$a1 541 In mun tix =541 57 Inmun tax -57
Johnsan-Bentley poot $375  inmun fax -3828 $1,857 in mun tax 51,857 $203 it mun tax -$203
Totul CORD taxes $2,408 51,183 51245 84,817 52325 52452 8600 5284 -§028
Litrary district tax 5231 Inmun bax k] 5451 In mun bax -$481 358 Inmun tax 358
Fire protection tax $382 Inmun tax -$392 5763 in mun ax -$753 582 Inmuntax 553
Rurai tax $1.000 50 -§1,000 $2,000 30 -%2,000 813 30 -513
Muniripal tax $0 0 53154 83,154 L] 38,309 58,309 50 $358 525
Schoot district tax 52,550 52,550 50 $3100 55,100 30 $779 $778 50
Mespital diatriet 5238 $238 50 $470 §470 50 ssa 358 80
MFA + assaszmant tax 392 59z 50 $ias 5188 0 323 323 50
Total Property Taxes 345,898 $7.154 206 313,798 $14,389 3592 $1,631 $1,500 31e9

1. Municipal taxes are shown far 1899 (in constant 1981 dofars), attar al $art-up grants hava haen mcaived.
2 Evciudes taxes for wals and sewer — the taxes for thesa specifled wroa services nead not change.
3. Undar current status, CORED, fbrary and fre district taxes inciude 5.25% provinclal tax collection fae (this fas does

not apply under municipal status)

Froperty Tax Changas &4
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Chapter @

\What If ... *

8.1

Ilntroductlan

9.2

Higher
Municipal
Service Costs

The costs, taxes, and impaces presented earlier reflect a reasonable set of
assumptions about municipal costs and taxes after incorporation. However, as
noted before, these are only projections, not predictions. This chapter looks at
the tax impacts of altered assumptions, Four particular "what if" issues are
addressed:

* What if annual municipal services cost more (or less) than projected?

- ® What if more (or less) capital is spent on municipal infrastructura?
* What if greater community growth takes placa?
* What if the rural tax was raised from $1.75 per $1000 to $2.00 per
£10007

Note that the municipal budgets presented eariier are the most appropriate
and reasonable budgets to use when projecting the impacts of incorporation.

As with individuals, there is a range of fiscal personalities among
municipalities. Some communities are prepared to pay more to get improved or
expanded services; others are not. Some are managed in cost-effective ways;
others are not. The municipal council for the Westbank might turn out to ba
more frugal, or less frugal, than assumed in the municipal service budgets
presented earlier,

The test here assumes that the municipality's projected spending turns out to be
wrong every year, and that the municipal taxes have been yadersrared by 10%
every year. By 1999 this amounts to $300,000. [t is exzremely uniikely that the
projected municipal budget would be low by such a grear amouns, This test
assumes that the error would be less than $300,000 in the early years, but
would be still substantial,

Only the municipal tax would change; the school, hospital, and other tax rates
would not be affected at all.

The originally-projected 1999 municipal taxes were about $3 million (see
Table 7.2); the exira spending of $300,000 would require a 10% jump in the
municipal tax rate. However, because every year's projection is assumed to be
wrong (and not just the last year's), the balance in the capital fund —~ which
generates investment revenue to offset taxes -- would also be wrong, starting in

Whatif .. &1
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the first year, If spending turns out to be higher than expected, the fund will
have less money and produce less interest to help keep taxes down. As a resuit,
by 1999 the municipal tax rate would actually have to be more than 10%
higher to cover both the extra spending and:the loss of interest revenue.

Tabie 9.1 shows the tax effects of higher municipal service costs on an average
Westbank home (which is assessed at about £100,000). The effects vary in’
proportion to assessed value; more expensive houses would experience a
greater effect and less expensive houses would see a smaller effect.

It can be seen that a $300,000 change in the municipality's need for taxes has a
$52 Impact on an average house,

If municipal spending turns out to be $300,000 kleker than originally
projected, incorporation would the mean an average home pays an extra $86
more than the 1991 current status taxes, Extra spending of $300,000 would add
$52 to the original rise of $34.

Conversely, if municipal spending turns out to be $300,000 Jower than
originally projected, incorporation would the mean the average horme would
pay $18 less than the 1991 current status taxes, Reducing spending by
$300,000 would lessen the original incorporation impact by $52, producing a
net tax savings of $18 by 1999.

Table 9.1: Impacts of a $300,000 Change in Annusal Municlpal Costs

o O B e B s S T s T

Qriginal Higher Spending Lowsr Spending
Currant  Municipsi Basic | Extra Teotal Extra Total
Siatus” Status' Change” | Impagt  Changs | Impact Change

Regional District
Wand controt 52 $2 2] $0 50 %0 50
Qarbage dump - 1 35 2] 50 &4 50 34
Ganarul sarvines 5210 $149 381 50 381 30 -$51
Sterile insect ralsase 54 $4 0 50 80 L] L]
Miscailaneaus | 50 <51 30 =51 50 31
Woestbank parking lot $2  Inmuntax -$3 L) 53 50 332
West. youth giub grant 58  inmuntax -$5 50 =35 0 =55
Waest. community hall 34 infmun tax 54 30 -5 % -5
Jehnsan-Bentiay peal $135  inmuntay -512% 50 -$135 50 -$135
Total Reg. Dist. tax 5306 $180 -5208 50 3306 $0 «5206
Library dlstrict tax 538 inmuntax 534 50 538 L -433
Fire protection tax $62  In muntax -552 $0 352 $0 382
Rural tax 5175 50 -§175 ¥ 5178 30 -3$175
Municipa) tax 0 $515 5515 52 3587 852 453
Schoof district tax b Lkt 3556 0 ¥ 0 0 $0
Hospital digtrict £as §28 £0 0 $0 $0 30
MFA + assegsment tax $15 515 8 $0 $0 0 50
Total Proparty Taxes $1,280 51,314 4 552 588 -552 ~318

* Fram Table 8.2
What If. . . &2
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8.3

Higher
Capital
Spending

The original municipal budget included contributions of tax dollars and start-up
grants to 2 capital fund that Is used to findnce the initial infrastructure required
by the new municipality. The original assumption was that the municipality
would spend a total of $2.3 million on a municipal hall, public works yard,
equipment, and provincially cost-shared road improvements during the first
seven years. (Separate from this start-up infrastructure, additional capital
projects during the same period totaled another $3.1 million. )

This section examines what would happen to taxes if the $2.3 million
infrastructure sum turns out to be wrong. Table 9.2 shows the property tax
impacts of chaning this municipal spending on infrastructure during the first
seven years by a total of $1,000,000 -- or $140,000 per year for the first seven
years. Year 8 - that is, 1999 - would be still the first "normal” year.

An extra $1 million on infrastructure costs would raise the total capital
spending by the municipality during the first eight years to $6.5 million,
excluding the province's share of any road improvements as part of the
program to assist new municipalities.

As shown in Table 9.2, a change of $1,000,000 in capital infrastructure costs
would mean a $13 change in the average home's tax. Spending $1 million pmore
would add $13 to the tax bill, for a total incorporation impact of $47. Spending
$1 million [egs would cut the total impact down from $34 to §21.

Table 9.2: Impacts of a $1 Million Change in Municipal Capital Spending

Qriginal Mors c:p_‘uzl Less Capital
Current  Munlclpal Bazlo | Extra Totat | Mara Total
Status* Stalus? Change” | Impact _ Change ; impact  Change
Regional District

Weed contral 52 52 57 $0 50 $0 x
Garbage dump 21 25 54 30 34 L] 34
Ganaral arvices $210 5149 -381 $0 -$81 30 581
Slerile insect relesse 34 L 50 50 30 50 %0
Mizcallansqus $1 50 -3 0 -1 0 51
Woestbank parking lot 32 inmun tax -3 0 «£3 0 e <]
Wast, youth club grant 55 Inmun tax 55 50 55 50 56
West. eemmunity half $4  in mun tax 54 1) 54 % -
JohnsanBantay poal £13%  inmun tax §135 %0 3135 $0 $138
Tolal Reg. Diat. tax 3358 180 3206 ] -$206 L o) «§206
Library district tax $33 i mun tax 338 50 538 30 538
Fire protection tax $82  in mun tax -5 $o 2 50 -562
Ruryl tax NS 0 -§175 3 3178 L] 5175
Murnisipal tax 0 a1 S8 $13 $528 1 513 302
Sehoo! district tax 5555 $558 0 $0 £0 4] 50
Hespital dislrict 28 = 50 50 ) E ) 1)
MFA + azssssment tax 515 $18 10 50 50 50 L.
Tatal Property Taxes 31280  §1,314 334 §13 7] 313 $21

* From Table 8.2

Whattf. .. 3
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9.4
Faster
Community
Growth

The original tax projections in Chapter 8 assume that about 150 new homes are
built in Westbank each year, and the budgets and taxes projected over the
8-year period reflect this growth in commugity population. ‘The falling
household size partially offsets the new housing, and by 1999 the projected
population would be just over 12,000 (up from 9,800 at the end of 1991).

This section examines what might happen If growth is greater than projected.
The municipal share of RCMP costs jumps from 70% to 90% after a
population of 15,000 people. Other costs would rise too. Of course, the tax
base also grows more, and so the extra costs do not transiate directly into extra
taxes, '

In this fast growth scenario, it is assumed that the number of new homes buiit
each year soars up to 300 (from the original 150). This number would be
needed:to reach a population of 15,000 by 1999, [t would be up to the
municipality to permit such a high growth rate, Municipal council could curtail
this through its zoning and subdivision bylaws, as well as its decisions about
extending water and sewer services,

Other key assumptions for this test include these:

» The average assessment per new dwelling unit falls a bit because more of
the new dwellings are multi-family units (such as apartments and
townhouses) rather than more expensive single detached houses.

» An extra $600,000 is spent on the municipal hall, public works yard, and

equipment as the population passes 13,000,

An extra $1,400,000 is spent on parks, drainage, and other capital projects
over the 8-year period.

Land use planning, building inspection, traffic control, and engineering
costs rise disproportionately as the rapid growth requires more
management,

Most other costs rise generally in proportion to the population rise.

It must be remembered that the local share of many of these costs would also
rise under the ¢urrent unincorporated status.

Table 9.3 shows the extra taxes that would result from a more rapidly rising
popuiation amount to $56 on an average home. This is $22 greater than the
original projection ($34 per home).

Of this extra $22, the simple change in the local share of RCMP costs {(from
70% to 90%, as per the current federal-provincial agreement) accounts for $18
by itself,

Whatlf. .. 74
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Table 9.3: Impacts of Extremely High Growth

Criglnal Mere  Growih

Current  Municipal Basic| Extm Total
Status* Sialys®  Change* | Impaet  Change

Regional District '
Weed contral 2 L 30 $0 5
Garbage dump 531 335 34 30 T4
General sarvices 210 49 351 50 -S61
Starile Insegt reloase 54 4 L) 50 30
Mizcailaneous $1 30 -1 L) 31
Wastbank parking lot $3  inmun tax 53 50 33
Wast, youth club grant $6  in mun tax 58 $0 55
Wast, community hall 4 Inmuntax 54 30 54
Johnsan-Bentley poal 5135 in mun tax -5138 30 <5135
Tetal Reg. Diat. tax 3396 $190 %2068 30 «$206
Library distrief tax $38 in mun tax -$38 30 -$38
Fire protection tax 352 Inmun tax 562 20 582
Rural ta $175 L) -$175 30 175
Municipal ax $0 8515 3515 s $537
School district tax 5558 3556 $0 80 50
Heapital district $38 L] 50 50 L)
MFA + assessment tax $15 315 50 50 $0
Total Froperty Taxes $1.280 31,314 334 $22 [Z

Higher
Rural
Tax Rate

* From Tabfu 8.2

In 1991 the province lowered the rural tax rate from $2.30 per $10000
assessment down to $1.75 per $1000. However, this 24% drop did not produce
a drop in the rural tax per home because the average home's property
assessment rose more than 24%.

The higher the rural tax rate, the greater the advantages of municipal
incorporation, because the "current status” taxes would rise while the

"municipal status” taxes are unaffacted.

The average home, assessed at $100,000, paid a rural tax of $173 in 1991, If

the rural rate is raised to, say, $2.00 per $1000 for 1992, the average home

would pay $200. This exira $25 for the current status makes incorporation $25

moré attractive, since the "before Incorporation” taxes rise by $25 but the

"after incorporation” taxes stay as originally projected,

Thus, a rural tax rate of $2.00 per £1000 would almost eliminate the extra tax

due to incorporation:

- Original tax rise due to incorporation
» Less: Extra current status tax from $2.00 rural tax -£25

= Net extra tax due to incorporation

534
$9

Whatit ..
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In general, the faster property values rise, the greater the tax benefits of
municipal incorporation. This is because the province does not lower the rural
rate accurately to coincide with increased assessments in any given area.
Changes to the rural rate apply equally acrdss the whole province, but changes
to assessed values do not, If Okanagan property values rise faster than the
values in other unincorporated areas, then each Okanagan property will see an
above-average increases in its rural tax. This has certainly happened in the
QOkanagan over the past several years.

What If, , , 8
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Chapter 10 | .

Summary and Conclusions

10.1
[introduction This study deals with the impacts of incorporating Westbank as 2 new
municipality. Incorporation is the act of changing an unincorporated
community into a municipality through Letters Patent.

As an unincorporated part of the Central Okanagan Regional District, the
community recsives a range of services from several lavels of government. The
province provides three "mandatory” services: policing, roads, and
administrative services, Taxpayers contribute to the costs of these via the
"provineial tax" component of their property taxes (it is commonly referred to
simply as the rural tax). Property Owners also pay the province two smaller
property taxes for the services of the Municipal Finance Authority and the BC

Assessment Authority.

The Central Okanagan Regional District, the Westbank Irrigation District (a
form of local government called an improvement district), the Westside Fire
Protection District (another improvement district), and several other smaller
jurisdictions all provide sarvices that are at least partially funded by property
taxes in Westbank.

Incorporation as a municipality would shift responsibility for various services
from the province, the regional district, and the improvement districts to the
new Westbank municipality. To help pay for these services the province
delagates property taxation authority to the municipal government. As well, the
province provides short-term local government restructure grants and ongoing
Revenue Sharing Act grants,

If incorporation proceeds, the community will become morg 2utonROMOUS. The
municipality's elected officials would have responsibility for a wide range of
decisions about community development, local services, and budgets,

If Westbank does not become a séparate municipality, it could remain in its
current unincorporated state.

Based on the service and budget projections made in this report, taxes on
most average homes would increase about $34 as a result of incorporation.
The more expensive the home, the greater the tax rise; the lower the property
assessment, the lower the tax change due to incorporation.

Summary and Canciusions 10-1
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10.2
Community
Issues

It is not possible to predict with certainty what a municlpal council would
choose for its service levels and costs, just as it is not possible to predict the
service requests of an increasing population base in Westbank.

. . Fa

Of course, it should also be noted that property taxes under unincorporated
status cannot be predicted with confidence either. There is uncertainty in both

cases.

It is up to the residents to decide whether the advantages of a more direct form
of local government outweigh the risks. Some people may prefer more direct
coatrol but fear the property tax consequences of municipal incorporation.

To assist in the comparison of the rural status with the incorporation of a new
municipality, this chapter discusses the impacts of incorporation in terms of
important community issues, and then draws up a list of incorporation
advantages and disadvantages.

To assist in the comparison of the status quo versus the municipal option, a
discussion of various community issues is presented here. The issues are:

» Political representation

o Authority and responsibility
» Administrative effectiveness
» Local services

 Finances and taxes

s Incorporation process

Local Political Representation

With unincorporated status there is one elected regional director for all 10,000
residents of Electoral Area H (excluding Lakeview Heights, which is in area
"G"). The Westbank director has a small share of the votes on the regional
district board. Westbank residents may feel under-represented Ia the current
system,

A Westbank municipality would still have a own director on the regional
district board, but it would also have an elected municipal council. The
regional district's role in Westbank affairs would be reduced.

Westbank voters also help elect the trustees of the Westside fire protection
district and the trustees of the Westbank irrigation district. Of course, they also
vote for a provincial ML A, whose riding is far larger than just Westbank.

If Westbank incorporates, residents would elect one mayor and six council
members to govern the municipality. The municipal council overseas the

Surrary and Conclusiona 10-2
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delivery of community services, approves budgets and tax lavels, and adopts
long-range, comprehensive land use plans for the community's growth and
development. The mayor and aldermen would be directly responsible to the
p2ople of Wastbank. Incorporation would allow residents to have much more
direct access to decision making, and therefore far greatar opportunity to shape
the future of their community.

By comparison with the current process and structure, the municipal process is
more convenient. Municipal council would hold open mestings in Westbank
every week, Municipal council meetings are much better attended by the public
than are meetings under unincorporated status. Residents generally play a
stronger role in the local decision process under municipal status because of
this greater access to municipal meetings and to local municipal politicians.

Westbank would become a full member of the Union of BC Municipalities
{UBCM), and be able to sit with status equal to other municipalities.

Authority and Responsibility

Residents in a Westbank municipality would have much mere authority to
decide on local planning and zoning matters than they do under the current
status. In addition, municipalities have more influence over matters under
provincial jurisdiction (such as roads and policing) than do unincorporated
eommunities,

Munieipal incorporation would not create any new land use planning powers
that are not available in an unincorporated area, but the teols -~ zoning,
subdivision bylaws, etc — are more easily and responsively used in a
municipality. Incorporation shifts the responsibility for subdivision approval
from the provincial Ministry of Transportation and Highways to the
municipality itself and zoning bylaws are approved by municipal council rather
than by the regional district board.

Municipalities can enact development cost charges (DCC's) to help recover the
costs of extending or improving municlpal services in response to new land
development, This helps reduce the reliance on community-wide property taxes
to fund growth. This tool helps municipalities minimize the financial risks
associated with community expansion.

Administrative Effectiveness

It is a common concern that incorporation would simply increase the
bureaucracy. While staff would be needed to manage and administer the
municipal services, much of this is already provided by various bodies such as
the fire protection district, the irrigation district, the province's road
contractor, the provincial Surveyor of Taxes (who mails out tax notices), the
regional district, and so on, Additional staff might not be required. Some

Summary and Ganciusions 13
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services (such as building inspection) could be contracted out to the regiénal
dlstrict, and therefore no additional staff would be required for some services,

The costs of municipal administration werednciuded in the municipal budgets
developed in Chapter 6.

It is more efficient for residents to go to one municipal hall in Westbank than
to regional district offices in Kelowna, to different improvement district
offices, to provincial agency offices in scatterad locations, and so on.
However, it is projected that municipal incorporation would mean tax
increaases for most property owners, and residents would have to declde for
themselves whether the increased effectiveness and-local autherity are worth
tha increased taxes.

Other Local Services

‘The expanded powers given to a municipality make it easler to control the
array and quality of local services. In fact, in many communities the ability to
change Iocal services is an important reason for incorporation. However,
incorporation by itself does not necessarily mean that new or expanded services
would be started. If better or expanded services are needed under municipal
starus, they are also needed under the current unincorporated status,

Expanded or new services almost always mean tax increases no marter what
Jorm of local governance is in place. For example, new parks will mean a tax
increase under unincorporated status just as they would under municipal status.

There are some unavoidable increases in service quality as a result of
incorporation. An example of this is the increased power residents have to
determine for themselves which roads in the community should get priority for

improvement,

In 2 municipality, the community sets the timing, priorities, and standards of
local road maintenance; in unincorporated areas the province determines these,
In a municipality, the costs of road improvements can be at least partially
charged against the properties that benefit; thera is no mechanism for this
accountability under unincorporated status.

It is inevitable that the municipal council would be under some pressure to
improve the quality of local roads, and some capital expenditures would be
made to upgrade roads. The costs of this have been included in the capital

budgets in Chapter 5 and Chapter 6. The province would make short-tarm

grants to assist in the transfer of the road responsibility.

Finance and Taxes
Municipalities are eligible for a number of provincial grants that are not
available without municipal status.

Summary and Conclusions 104
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The municipality would have to make a contribution towards RCMP costs
under the current provincial policing agraement because its population is over
the 5,000-person threshold. Residants now make a payment for RCMP in the
form of the provincial rural tax, which would be eliminated upon incorporation
(replaced by the municipal tax).

The costs of maintaining and improving local roads would shift from the
province to the municipality, While the provineial rural tax used to recover
some of these road costs would be eliminated, the municipal tax that replaces it
would have to generate sufficient funds to cover the road maintenance costs,

Tax payments for regional district services would also fall as some of these
services become a municipal responsibility, but, again, municipal taxes would
have to cover the costs of these,

The municipality would recelve an on-going Revenue Sharing Act grant from
the province to help finance municipal services; all municipalities receive this
assistance each year.

On balance, the municipal service budget projections indicata that
incorporation would mean 4 slight tax increase for Westbank properties, The
increase varies depending on the property type and on the assessed value.
Sample impacts are projected as follows (statad in 1991 dollars). Naote that
assessed values are fower than actual marker values,

» Vacant lot (523,000 assessment) § 19 increase
» Home assessed at $100,000 (the average) $ 34 increase
» Home assessed at $150,000 % 50 increase
» Home assessed at $200,000 $ 70 increasa
» Business assessed at $500,000 £593 increase

* Farm with a home (5150,000 assessment) £169 increase

Incorporation Process

The question of who gets to vote in a referendum and in a municipal election is
gxtremely important. The rules in the Municipal Act governing municipal
voting rules are complicated but some essential points are:

* To be eligible to vote, you must be at least 19 years old, be a Canadian
citizen, have lived in BC for 6 months prior to voter registration, and have
lived in the community for 3 months prior to voter registration

= All property owners (except large corporations) are eligible to vote even if
they live elsawhere in BC, provided they mneet the age and citizenship
requiremeants

» Tenants ¢an vote, provided they mest the age and citizenship requirements
+ Small corporations are aligible for one vote under certain circumstances.

Summary and Concligions 108
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10.3
ﬁ._]ncertainties

An important question Is how the boundaries are selected. The boundaries that
would apply in a referendum are set by the Minister of Municipal affairs,
Regreation and Culture following consultation with the local study committee,
The local comimittee makes the decision to réquest a referendum, but the final
decision to have a referendum rests with the Minister. All rasidents within the
boundary could vote in the referendum, subject to the eligibility rules stated

abova,

A number of other issues regarding phasing in of incorporation, reversibility of
incorporation, and choosing the lavel of services are important.

There is considerable flexibllity to phase in services to correspond to the
increasing capacity of the new municipal administration. Not all services would
have to be provided by municipal staff from the very start; some could be
phased in over saveral years, and some could be contracted out for a short or

long term, :

An individual resident would generally not be able to choose whather or not to
receive a specific municipal service, It would be up to the new municipal
council to establish service areas and service levels within the community,
These policies are usually adopted only after consultation with the affected

residents.

If for some reason the majority of people se¢ incorporation as a mistake, the
municipality can disincorporate and again become an unincorporated
community. This would-be an extremely unusual occurrencs. Although
disincorporation is possible, there is no recent provincial example where
disincorporation has taken place, People in municipalitles apparently prefer
municipal status to rural status,

A number of assumptions that help shape the calculations of the projectad tax
increases deserve mention here, as they may have a direct bearing on the impacts.

Community Preferences

It is not possible to predict what service priorities a municipal council would
develop. The municipal budget may or may not closely resemble the
projections made in this report. While the projections are reasonable, they are
not definitive or binding.

For example, council could choose to contract out more services or fewer
services than assumed here. It could decide to shift funds away from road
improvements and into some other services.
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It is also difficult to predict what new or improved services (if any) residents
might want in the future, This is true under both unincorporated status and
municipal status. -

The Provincial Rural Tax

The province lowered the rural tax rate by 24% for 1991, but Westhank
residents saw their property assessments rise by more than this because their
assessments rose by more than 24%, so their tax bills actually increased even
though the tax rate fell. In the long run it is reasonable to suggest that the
province may increase this rate, just as it had been doing for some years prior
to 1991,

A return to a provincial policy of raising the provineial rural tax rate would
make incorporation more attractive than indicated in this report, because it
would raise the status quo taxas without affacting the munleipal status taxes.
To put this in perspective, a raturn to tha 1990 rate (82,30 per $1000 assassed
value) would add 355 to the unincorporated status taxes on an average house,
thereby rvaducing the incorporation impacts by $55.

Rural Tax Rebate

This report assumes that the municipality would nor receive a rebate of 1991's
rural tax collections from the province. As allowed under 5.25 of the Municipal
Act, the new municipality could receive 50% or 100% of the pravious year's
rural tax collections (ret of receivables). This one-time rebate, if given, would
amount to either $330,000 or $660,000 — depending on the incorporation date
during the year. Receiving these funds would reduce the projected average
house tax under municipal status by a small amount.

Regional District Taxes

This report assumes that the Central Okanagan Regional District would not
significantly change the sarvices in electoral area H in a manner that would
affect taxes under the current status but g under municipal status, This is a
reasonable decision, but it is not possible to confidently predict future regional
district taxes and services,

Road Improvement Grants

It is possible that eligibility for 75% road improvement assistance offered to
Westbank by the province would generate more, or less, assistance than
assumed in this report. Only new municipalities are eligible for this 8-year
program and so Westbank' chances of receiving substantial funding are good,
However, the province has guaranteed only that certain projects are ellgible for
75% funding, not that this funding is guaranteed. It would be up to municipal
council to selzet the road improvement program and to set the road
improvement budgets.
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10.4

|Ba[ance Sheet Table 10.1 summarizes some of the advantages and disadvantages of
incorporation, and Table 10.2 on the last page summarizes the major changes

that incorporation would bring.

It is not possible for this report to state whether or not the advantages
ourwelgh the disadvantages. This decision can only be madza by each
individual on the basis of what issues martter the most. An advantage might not
matter if it involves a topic that is not very important to the individual. For
example, better roads from incorporation is 4 meaningful advantage only if an
individual feals that the guality of local roads should be improved.

Table 10.1: Incorporation Advantagss and Disadvantagas

g AQVANTAGEG DlﬁAQVANTAGgS
REPREBENTATION » Giraater political repregantation + Soma pacpila mistrust the
» Closar contact with dacizion makers increased concentration of

dacizion autharity te a single body
of josally slacted officialx

AUTHORITY AND » Groatar local control over land use » Greuter charmca for a short-tarm
RESPONSIBILITY + Greater jocal conlrol aver hudgats ang coursil to cominit the community
taxes ta leng-term obligatons and

» Groater loca| abllity to change sarvices services
(Including lecal Imprevamant bylaws,
whera cost (£ paid dirsctly by

banafitting proparties)
EFFECTIVENESS + Ensiar accass to meatings + decision » Incredsed local administrative
process staff

« More comprehensive community
phanning pessible, sinca more sarvicas
and policlas are datarmined by the

game body
» Centralized recards for local services
PROTECTIVE » Thare is more jocal control over flre « Some optiens would weaken
SERVICES . protection policles under some Woestbani'a control over fire
options, but not under 3l optiens protection policies
» More RCMP afficers (12 va. 5) » Higher local REMP ceaty
OTHER LOCAL + Easiar to change sarvicas (an » Easiar to change services (this is
SERVICES advantage {o those who want changed a disadvantage to thoze who do
SArvicEs) not want changed zarvices)

+ Altared zarvicas by choice of lecaily-
sincind council, not by remate body

FINANCE « Eligibiiity for watar and sewer grants « incroasad property taxes
AND TAXES + Start-up incorporation grants = Rallanca on provincial grants
+ Greater flexibllity in contracting » Graater chance for councii to shift
services burden away from thase who
= On-going provineisl grant of over bensfit and onie all taxpayers at
5650,000 par year large
+ Raducad ragional district taxes » Regponsibility for road costs

Not af items are equaily important cpivions will vary about tha balance betwean banefits + cosly
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Tabla 10.2: Major Changes Due to Incorporation

CURRENT SITUATION'

MUNICIPAL STATUS

» Municipal caunell
» Ragional District board mamber
« Improvement dislrict trusises

« Mo

« Yoz — 1 Tor all of electoral area M

v Yeg — Westbank Irig. rustees,
Westzidas fire trustass

s Yex — 1 mayor and + & aidermaen

+ Yeor — & mambar of munic., counsil

» None (if fire servica bacomes a
municipal dep't In Westbank)

» Pravincial rural tax

» Municipa) tax

» Raglonal district tax

» School district | hospital district, and
agsesgment authority taxes

» Yoz (raie sat by province)
» No

s Yos

o Yos

- Mo

= 'Yag (aat by municipal council)

» Yeo {less than before)

s Yeg (nat affected by incorperation)

» Adminigtration officas

« Public werks buliding, garage, yard
+ Public werks squipment + vehlofes
» Sewer trunks and treatmant

= Local sawar collactors

» Most of Wastbank walar

» Shannon Laka + Manu Rd water

» Jonpsen Beatiey pogl

» Westbank community ctra

» Community parks

= Sevardl: Rag. dist. In Kalowna, irig.

distriet in Westbank, highwaya in
Kelowna and Victera, et

» Frovinclially-awned

» Provincs (privata contractor)

= Rag. district

= Reg. district

» Wastbank irrig. district

« Lakeview irtig. district

« Regional district

« Regional diatrict

» Regional district

« Munlcipal (could be rantad premises
at {irst); reg. district in Kalowna

» Municipal (could be contracted out)
+ Munitipal (could be santracted sut)
+ Options (cauld stay reg. dialrict.)

= Municlpal {specified areas)

a Munfelpal {specified areq)

» Municizal (specifisd area)

= Municipal

» Municipal

+ Municipal

» Coitection of proparty taxes

= j.ocal share of RCMP costs

s Flra protection

» Regpongibility for Highway 87

» Responsibility for tocal reads

« Zoning + developmant authority
» Subdivision 2ppraval autherity

+ Official community plan edoption
» Bylaw anforcemant autharity

» Buitding ingpection rescansibility

» Province

+ Yaz {in rural tax)

» Wastzide firs protaction district

» Provinea (Min. of Trans + Hwys)

+ Province (Min, of Trans + Hwys)

+ Reqlanal district baard

= Min, of Trans + Hwys); reg, distriet
« Regional district board

» Ragional district board + RCMP

» Radgions) district board

« Municipaiity

= Yas (70% shars)

» Optiens (could be munig, dep't)
* No change

* Municipaltty (after first few yrs)
+ Munlgipality

» Municipaitty

» Municipailty

+ Municipality

+ Mynleipaiity

» Annual "ne stringa” grant from province
«» Eligible for sawar grants

» Eligitla for watar grants

= Eligibla for road improvemant grants

» Short-term aasistance grants

« No

« Regional district Is aligibla now

+ No, irrigation districts are not

« No {province pays eil read costs)
+ Na

» Yeg, gver 850,000 per year

» Rag, dist + munic. both eligible

* Yeo5

« Yeg, during first 8 years

+ Yas (about $2 million In first 3 yrs)

+ Elimilin for ravitalization fumding » hp » Yoo

RESIDENTIAL TAXES": Tetal 1861 Taxes: Mermal Year Taxea (1994 dellara):
» Vacant lot {323,000 assesymant) 5 311 taxes +« % 330 ...increase of § 19

» 520,000 sanmnad nome 1 § 535 luvog » § G657 ... imoreasc of §

= $100,000 azseined home (avga hom) « 31,290 taxex « 31,004 ... increase of § 34

« $180,000 agsenned home * 51,972 taxes « 51,972 ... incresse of § 50

» $200,000 ago0aood home + 52,558 taxee » 52,538 .. incroaes of 3 70

» $2%0,000 agzagned harne « 83,155 taxms . 5.3287‘ ir}ﬁ[nu of § 92
TAXES ON OTHER PROPERTY;

» Farmn + porne (3150,000 acmnt) « 1,631 taxae v 5 1,800 ... incraues of § 169
» $250,000 asmirt business + § 5,838 tayex =% 7,194 ... increaxsa of § 2968
» 5500000 26 b siness » 513 796 taxea + 514,389 ... increase of § 533

* NB: Aszassed property values are lower than actual market values,

Summary and Gonglugions  1¢-9




IR IITITFIITIIFIFSIFSNN I TUY M M WGY S UGS DI F R BN LW

JUL 18 83 16:47AM

Chapter 11

Implementation

11.1

|Introduction

11.2

Steps to a
Referendum

This chapter identifies the steps involved in the incorporation process.

Once residents have been provided with complete, objective and relevant
information, a decision can ba made about whether to hold a referendum on the
issue. If the residents vote for incorporation, then an application is made to the
province for Letters Patent glving the community legal status as a municipality.
Steps are also taken to build an organizational structure for the administration
of the municipality. An election s held to choose a mayor and aldermen and an
Inaugural meeting is scheduled to formally begin the process of local
government, Regular council meetings follow and begin to address the ongoing

concerns of the community.

The following outlines the transitional plan to be discussed mora fully in this
chapter,

9.2  From local initiative to referendum

9.3 From referendum to granting of Latters Patent
9.4 From Letters Patent to inaugural council meeting
9.5 After inaugural meeting

There are 2 number of important steps the local incorporation committee tmust
take between the completion of the incorporation study and the holding of a
referendum. This, of ¢course, assumes that the committee has decided that a
refarendum is warranted,

Local Government Restructure Grants (LGRP Grants)

The committee should undertake discussions with the province to confirm
estimates of the LGRP grants available if incorporation proceeds, The
committee should assess the adequacy of the provincial offers and decide if
furthar discussions should be initisted.

Some of the transition grants are fixed on a par-capita basis and some are
negotiated in response to the impact of restructuring on the community.
Financial assistance should be specified in a schedule of annual payments,

Implarmantaton 717
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The type of grants are summarized as follows:
« Roads Capital Grant Program (Ministry of Transportation and Highways):
Eligibility for 75% funding for certain road improvements.

e Roads Maintenance Grant (Ministry of Transportation and Highways): A
contribution to maintaining the roads within the incorporated area.

¢ Transition Grant (Ministry of Municipal Affairs, Recrezation & Housing):
Based on a per capita formula at the time of incorporation.

« Rural Tax Payment (Ministry of Finance and Corporate Relationsg): A
portion of the current year's rural tax collection (not often given).

s Policing Assistance (Ministry of Solicitor General and Ministry of
Municipal Affairs, Recreation & Housing, paid by Municipal Affairs):
The Province also provides assistance for the transfer of RCMP
responsibilities to the local level.

» Planning Grant (Ministry of Municipal Affairs, Recreation & Housing): A
contribution for the preparation/update of the Official Community Plan and
zoning, subdivision, and development bylaws.

Responsibility for Local Roads

The committee should ensure that the province has indicated the date the
province's contractor will cease to be responsible for local roads. This
information is viral. The commiree should ensure it is included as part of the
incorporation assistance offer referred to in the paragraph above.

Dectsion on Boundary

The committee must weigh the fiscal benefits and costs of including certain
areas against tha political costs and benefits to residents of the areas. For
example, including 2 certain area may be a fiscal benefit to the municipality,
but the residents may be strongly opposed and would be forced into
incorporation by a majority vote of the whole community. Experience suggests
that this resentment may simmer and cause problems for the new council later.

The committee may wish to informally canvas the residents of a peripheral area
to determine the support for incorporation. The committee may want to include
in the incorporation proposal only a cors area and exclude peripheral areas
now. It is possible to expand municipal boundaries at a later date if and when
the benefits of including peripheral areas become rore apparent. The
procedure for boundary expansion, as specified under 5.22 of the Municipal
Act, is relatively straightforward, provided that the residants in the area to be
incorporated are not opposad to the proposal. It requires supplementary Letters
Patent from the province,

Implemertation i1-2
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Public Information Forums

The commirtee should arrange for one or more public meetings in which to
discuss, explain, and debate the impacts of incorporation, using this
Incorporation Study as a tachnical reference.

Fire District Service

The committee, the Westside fire protection district trustees, the regional
distriet, and the province should commence discussions on the options for this
service early in the process. The options were outlined earlier in Chapter 4.

Regional District Assets

The comunittze should ask the province to confirm which regional district
assets would be transferred to the municipality based on the contants of the
municipal Letters Patent. Consideration should be given to community parks,
the Johnson Bentley pool, the Westbank community centre, the Westbank street
lights, the Shannon Lake street lights, and the local sewer collector lines.

Westside Irrigation District Assets

The committze should ask the province to confirm that the assets and l{abilitias
of the Westbank irrigation district would be transferred, and when the transfer
would occur. The committee should ensura that the province has agreed to
require the establishment of a municipal specified area for this water service.
Additionally, the commirree should ensure that the province has agreed to
protect the resarves of the district for the sole benefit of the members of the
district following incorporation. Finally, the digposition or use of the irrigation '
district office building should be addressed.

Laokeview Irrigation Districc Water

The committee should ask the province to confirm that those assets and
liabilities of the Lakeview irrigation district which relate specifically to the
Shannon Lake area and Menu Road area would be transferred to the
municipality, and when the transfer would occur. Additionally, the committee
should ensure that the province has agreed to require the establishment of a
municipal specified area for this water service, and that the province is
prepared to set out an agreement whereby the municipality can purchase water
for these regidents from the Lakeview ireigation district.

Provincial Assets

The commitiae should ask the province to indicate, or to start considering,
which Crown lands might be transferred to the municipality for municipal
purposes such as a2 municipal hall, playfields, garage and vehicle storage, and
S0 on.

Impiemeantation 113
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11.3

From the
Referendum to
Letters Patent

Devision to Ask for a Referendum

Based on the findings of the study, on the costs and benefits of incorporation,
progress on agreements for fire service transfer, and on residents’ feelings
about the proposal, the committee must decide whether or not to proceed to a
referendum vote and, if so, what boundarizss are selected.

Request for a Referendum
The committee would petition the Minister of Municipal Affairs, Recreation &
Culture, subject to 5.6(2)(a) of the Municipal Act, to hold a referendum on
ingorporation, The Minister in turn would establish the procedure for a
referendum gubject 1o 5.11(1) by:

s Appointing a returning officer.

+ Preparing a polling map.
¢ Authorizing monies for referendum expenses, including those incurred by
the incorporation committee.

The Minister has the final authority for choosing the boundaries as well as
¢hoosing the wording of the referendum question Itself, The referendum will
be managed by the returning officer, who is appointed by the Minister.

Holding the Referendumn

The referendum would be organized and paid for by the province. If the
referendum does not receive over 50% approval, then this particular
incorporation attempt could cease. The committee may wish to abandon the
process and disband. The other option is to re-present the incorporation option
to the public at a later date. In either case, the committee should document the
study procedure and outline the decision process (minutes of meetings, etc) so
that they can be referenced if incorporation arises in the future.

According to 5.7 of the Municipal Act, if more than 50% of the votes favour
the proposed incorporation, the Lieutenant Governor in Council may, on the
recommendation of the Minister, incorporate the lands within the selected
boundary into 2 municipality by issuing Letters Patent.

If the referendum favours incorporation, there are a number of kay tasks that
the committee should perform prior to the actual issuance of Letters Patent.
These generally involve confirming servicing agreements, finalizing the terms
and conditions of the Local Government Restructure Programune grants, and
conflrming the contants of the Letters Patent.

Implamentation Tied
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Record Keeping

The committee is not the municipality. Therefore, it cannot execute formal
agreements for servicing relationships. However, the committee should
maintain 2 clear and formal understanding of servicing relationships between
the future municipality, the regional district, the Improvement districts, and the
province. Correspondence, memos of understanding, and agreements should be
recorded in a book of minutes for future reference.

Regional District Service Transfers
The committee should ask the province to confirm the policies — including
effective dates of change and the municipality's options to end the service —
for the transfer of these regional district services to the municipality:

« Building Inspection and permits (recommended: contract with the

~ regional district, for at least one year)

« Planning and land use controls (recommended: contract with the

regional district for at least one year)

« Dog control

« Unsightly premises ¢ontrol

« Community parks (including transfer of assets)

« Area H grants in aid

= Noise abatemant control

+ Westbank parking lot (including transfer of assets)

« Westbank youth club grant authority

« Johnson Bentiry pool (including transfer of assets)

« Westhank community hall (including transfer of assets)

Services Provided by the Province

In terms of road maintenance, the financial issues (ie, the Local Government
Restructure Grants) should have been confirmed by the province by this point.
Qutstanding issues the committee feels are not properly resolved should be
discussed with the province, The province's offer must include specific
reference to the date when the municipality will become responsible for local

roads.
The arrangements for policing should be confirmed by the province.

The BC Assessment Authority and the Municipal Finance Authority (MFA)
services are not negotiable — all areas of the province must pay for them on
the same basis. However, the committee and the future council should be
aware of servicas and expertlse available from these two agancies.

Services Provided by Other Jurisdictions

While schools are the jurisdiction of the school district, the future municipal
council and the school board may wish to cooperate in planning for the service.
Tt is clear that the rate and location of houshig devalopment, the capacity and
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location of municipal infrastructure, can have an effect on where schools are
needed and whether or not they can be accommodated.

Hospital services are provided by the regioral hospital district. Its boundaries
are identical to those of the regional district. Costs are recovered through
property taxes, the same levy applied to rural and municipal property.
Therefore, there will be no change In the delivery of, or cost recovery for,
hospital services.

Request that Cabinet Issue Letters Patent

The committes should ask the Ministar of Municipal Affairs, Recreation &
Housing to request that Cabinet Issue the Letters Patent to legally incorporate
the new municipality, The committee would meet with representatives of
Municipal Affairs, Recreation & Housing to confirm a number of items that
must be specified in the Letters Patent. These include the following:

» Legisiative:

« Clasgification as a district municipality (as opposed to city, town or
village)

« Boundaries: The municipal boundaries must be specified.

+» Municipal Elections: The form of elections is specified in 5.13 of the
Municipal Act, but it is possible to adjust statutory requirements in the
Letters Patent,

« Size of council: S.208(2) of the Municipal Act says that a district
municipality with less than 50,000 people shall have 6 council
mambers (excluding the mayor), but some flexibility exists for altering
the size of council as per 5.209. The size of council should be
confirmed with the Province,.

+ Appoint a returning officer for the first municipal election (mayor and
council)

« Establish the nomination date for the election

+ Set the election date itself

« Establish the costs of the election and the method of paying for it.

» Financlal:

» Under rural status, all improvements on agricultural land are exempt
for genaral taxation purposes. After incorporation, only the first
$50,000 of farm improvements are exempt; all residential
improvements on farm land are subject to full municipal taxation,
Subject to 5,13(1) of the Municipal Act, it may be desirable to phase in
municipal taxation of improvements by establishing a schedule of tax
exemption. Full taxation after 5 years is suggested.

+ Special exemptions for community service groups as specified in 5.398
to 5.400 of the Municipal Act should be considered and may be
inciuded in the Letters Patent.

. Letters Patent should specify that an assessment roll be prepared.

» Municipal borrowing authority for long term capital purposes is based
on previous years' assessments and debts, which in the case of a newly

implementation 11-6
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incorporated municipality do not exist. Therefore, the Letters Patent
should establish the municipality’s borrowing authority.

« A limlt is required to be set for the revenue anticipation borrowing
bylaw which provides the munitipality with a means to access money
for operational purposes,

» Organizational:

« Specify a date for the transfer of Individual regional district
responsibilities to the municipality. Regional District rules will apply
until this point in time,

= Specify the creation of, and the timing for, the main water specified
service area (the old Westbank Irrigation district boundary), and the
assat (and debt) transfer date

» Specify the creation of, and the timing for, the Shannon Lake/Menu
Road water specified service area (currently part of the Lakeview
irrigation district boundary), and the asset and liabilities transfer date

» Specify the timing and conditions of the fire protection service in the
municipality.

» Appoint an interim Clerk-Administrator having all the powers specified
in 5.244 of the Municipal Act.

+ Specify the continuation of existing provincial licences

« Specify the continuation of existing regional district and fire
improvement district bylaws

» Land use bylaws, building permit bylaws, and permits and approvals
issued under the existing bylaws of the regional district should continue
in force up to a date specifiad in the Letters Patent.

11.4

From Letters A number of organizational, financial and service functions must be carried out
jor to the inaugural meeting of the new council.

Patent to prs g ¢

Inaugural Nomination of Cendidates for Municipal Office

Meeting Subject 10 $.94 of the Municipal Act, nominations for mayor and alderman

must be received by the Returning Officer In a form as specified in 3,96 of the
Municipal Act. Date for filing nominations would be as set out in the Letters
Patent.

Hold Municipal elections

Subject to 5.92 of the Municipal Act, the Returning Officer would give notice
of the election, stating time of the advance poll in a form specified in 5.93 of
the Municipal Act. The date for the initial election would be as set out in the
Letters Patent. All elections after this one must agree with s.85 of the
Municipal Act.

impiementation 117

BﬂGJOQJQJQGJGJJJJJJUGOQJGGQ&IGJGUQUUUUUUUUUUUUUUUUUUUUI




JUL 18 83 168:51AM F.1@

Organization Requirements
These are some of the key organizational requiremems to be undertaken by the

Interim Clerk/Administrator.
» Arrange the time and location of the inaugural meeting.

» Qrder a corporate seal as required by 5.216 of the Municipal Act,

» Publish latters patent as specified by s.15 of the Municipal Act.

¢ Obtain original subdivision files from the Ministry of Transportation and
Highways.

« Obtain all records and documents relevant to the new municipality from the
regional district

» Notify the Registrar of Land Titles of the Interim approving officer and
supply a copy of signature.

Financial Requirements
Under tha direction of the Interim Administrator the following items should be

undertaken.
» Prepare 2 provisional budget as specified in 8.263 of the Municipal Act.

« (Obtain the assessment roll.

» Transfer banking a:ra.ngements from the regional district and the
improvement districts to the new municipality.

Transportation Services

« Ensure that negotiations have been complated with the Ministry of
Transportation and Highways to provide interim services and road

maintenance if necessary.
= Obtain copies of all road access permits.

Inaugural Meeting of Couneil

The inaugural meeting of the municipal council is customarily held in the first

week in December to swear in the Mayor and aidermen. Other legal and

administrative functions that should also be attended to include the following.
» The introduction of a Procedures bylaw (s.231 of the Municipal Act)

« The introduction of a Revenue Anticipation Borrowing bylaw

= The introduction of a Banking bylaw

» The introduction of a Council Indemnification bylaw (5.262 of the
Municipal Act)

« The introduction of an Employee Indemnification bylaw (s.262)

» The appointment of an approving officer

» The appointment of 2 municipal clerk

= The appointment of a municipal treasurer

Implamentaton 11-8

NONONNANNOANANANANNANARNANARNANANAAANANANANAARNAARARAARA



MUVJIJUIIJIIIIIIIIIIIIIOIU VUV NUNNUUSUUUYVLNUUNUUVWUGUUYUUY

l

JUL 18 "83  1@:51AM

11.5

After the
Inaugural
Mesting

« The appointment of an auditor

 The introduction of the provisional budget

» The appointment of a municipal Apptoving Officer.

» The appointment of a Madical Health Officer

» Tha appointment of members to the Union Board of Heaith

* The appointment of the member to the Regional District Board

Soon after the inaugural meeting (usually in January of the following year), a
number of important legislative and policy decisions must be made by the new
council. These include the following.

General Government

Council should initiate the process for securing a municipal hall, either as an
addition to an existing building or a new building (or possibly a leasad office).
The site should be secured by agreement or purchase. The design process for
the building should be initiated, as should the budgeting process for it.
Council should appoint a municipal solicitor.

Protective Services

As soon as possible, after having reviewed avallable options, decisions should
be made regarding:
* Policies for RCMP services and arrangements for space for the police
(possibly in Kelowna)

+ Animal control bylaw (if there is no contract with the regional district)

= Selection of a building inspector (If there is no contract with the regional
district)

Transportation Serviges
Having reviewed some policy options, municipal council must decide on:
» The procedure for maintaining roads with a municipal erew or contracting
the service to a private flirm or firms

» Vehicle selection and purchases
« [.ocation of public works yard (if one Is required)
» Nature of the public works building (if one i required)

Recreation and Parks

Councii will be required to decide on service delivery options for parks
servicas.
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Fiseal

It is customary for council to establish a number of working committees, one
of which is the Finance Committee, This committee should review the
preliminary budget and make recommendations to council,

Staffing :

As soon as possible, council should identify and appoint a permanent -
Administrator, Clerk and Treasurer, as well as a date when these permanent
positions will take effect (this ends the temporary position of Interim Clerk-
Administrator),

Environmental Services
There are a number of planning and land use regulation bylaws that will be
required by the munlicipality to regulate developmant. Council should decide
whether to uge consultants or contract with the regional district to provide
planning development services. A number of key by-laws are required,
including the following:
* Official Community Plan bylaw
» Comprehensive Land Use bylaw (it should incorporate the Procedures
bylaw, zoning requirements, subdivision requirements, and sign
regulations)

» Building regulation bylaws and adoption of the BC Building Code.

Council should decide if there is to be an Advisory Plarning Comrmission as
outlined in 5.955 of the Act, and if so, appoint members to it
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Chapter 12

Glossary

Ad Valorem Taxes

Ad valorem taxes are taxes based on assessed property value. The taxes
payable are determined by multiplying the assessed property value by a tax
rate. The higher the property assessment, the higher the taxes. Ad valorem tax
rates are stated a3 the amount of tax per $1000 of assessed value. Anad
valorem tax rate of $2.00 per 51000 and an assassed value of $150,000 would
generate a tax of $300 (ie, $2.00 times $130 = 5300).

Assessed Value

The property value, as determined by the Assessment Authority, to be used
when calculating property taxes. While they are based on market values, the
assessed valuas are frozen for two years, then re-assessed for the next two-year
period, and so on. For example, the assessed values used to determine 1991
and 1992 taxes are based on the 1990 market values. In Westbank, assessed
values are much lower than zcrual market values because the market has risen
substantially since the last re-assessment.

Assessment Authority

Property assessments in BC are determined by the BC Assessment Authority,
an independent arm of the provincial government, The property tax rates used
to finance the operations of the Assessment Authority are uniform across all
araas of the province; municipal properties pay the same rates as properties in '
unincorporatad areas.

Capital Financing

Capital financing as used in this report refers to the acquisition or purchase of
larger capital items such as major road improvements, municipal buildings,
park improvements, and so on. Capital projects can be financed in a number of
ways, including using current year's tax revenues, borrowing funds via long
term debts, using reserve funds that have been put away in increments over
years, and using grant money from the province. The property tax impacts
shown in this report assume a significant amount of municipal money would be
spent on capital projects. A capital financing plan involving the use of annual
tax dollars and the incorporation grants has been developed to ensure that the
capital projects could be undertaken as shown without incurring any new
municipal debts (see next item).

Capital Fund
In this study it is assumed that 2 new municipality would create a capital
financing program -- an investment program ~- to smooth the benefits of start-
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up grants over a longer time period. The fund would be used to help pay for
capital projects over the first seven of eight years, thereby reducing the need
for long-term debts. Most new municipalities in BC have established
investment and spending programs and principles for their start-up grants. The
mechanics of these plans vary from place to place, but most new municipalities
recognize that the initial grants should flt into a financial plan to maximize
benefits over time rather than just in the first few years.

Central Okanagan Regional District ("CORD")

CORD has 6 member areas and is run by a board of 9 directors. The 6 member
areas consist of 2 municipalities (Kelowna and Peachland) and 4 electoral
areas. Each of the 6§ members of the regional district has one director, except
for Kelowna, which has 4 directors. For money matters, members can have
greater voting strength based on population; there is a total of 25 votes among
the & members. On other marters, such as zoning or a decision to establish a
naw service, each director gets only one vote (but a bylaw setting taxes and
faps for a new service does use the weighted votes). Each electoral area
director is elected directly by the voters; the municipal councils appoint their
own member(s) to the CORD board. In the electoral areas, CORD is the prime
government with responsibility for 2 number of area-specific services.
However, there are a number of regional district services that all members,
including municipalities, participate in. Such things as regional parks and 911
emergency calling arz examples of services that are dealt with by CORD rather
than by individual members acting independently of each other.

Electoral Area . :

The Central Okanagan Regional District — "CORD" - consists of 2
municipalities and 4 electoral areas, Westbank is in electoral area "H".
Electoral areas are unincorporated areas, as opposed to municipal areas.
Electoral areas have one director on the regional district board; this director is
elected directly by the residents every three years. A municipal council
appoints one of its own members to sit on the regional board as a director. If
Westbank incorporates it will have one director on the CORD board.

Home Owner Grant

The province of BC provides annual grants to owners of residential properties
provided it is thelr principal residence. Owners of seasonally-occupied
properties and renters are not eligible for the grant. The basic home owner
grant for 1991 is a maximum of $430 when the owner is under 65 years of age,
or $700 when the owner is 65 or older. Owners under 635 cannot use the grant
to reduce their net property tax below $350; owners 65 and over cannot use the
grant to reduce their net tax below $100. In addition to this basic grant of
either $430 or $700, the province also makes available to the same groups a
school supplement grant. The school suppiement grant is 50% of the difference
between the gross school taxes and the maximum home owner grant; the
maximum grant here is $1,000. For example, if a resident owner under 65
years of age faces a school tax of $1200, the school supplement grant for 1991
would be $385, which is 50% percent of the difference between the 51200 tax
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and the maximum $430 home owner gra;:t. The home owner grant and the
school supplemental grant would not be affacted by incorporation.

Improvement District

Improvement districts are a form of local government authorized under the
Municipal Act, There are three in the Westbank area: the Westside fire
protection district, the Westbank Irrigation District, and the I.akaview
Irrigation District. Only the Westbank Irrigation District lies entirely within
the proposed municipal boundary; the other two extend to cover other areas as
well. An improvement district has electad trustzes to pass bylaws and the set
policias for its services. Fire improvement districts generate revenues for their
operations mainly through ad valorem property taxes.

Incorporation

As used here, incorporation refers to the act of changing a rural status
comumunity to a municipality incorporated under the Municipal Act.
Responsibility for 2 number of services would shift from the regional district,
the province, and the fire district to the municipality, which is run by a locally
elected mayor and council. The municipality would have property taxation
powers to finance these municipal services. A municipality is created when the
provincial Cabinet issues the Letters Patent for it, specifying its boundaries, its
effective date of creation, and numerous other technical marters. )

Indirect Taxes

In the context of paying for local services, indirect taxes refer to provineial
taxes from multiple sources such as personal income tax, sales taxes, and so
on that are undifferentiated by geographical area. For example, the costs of
maintaining roads and providing RCMP services in Westbank are partly paid
for through the provincial rural tax and partly paid for through indirect taxes
collected over the province as a whole,

Levy
A levy is a more general term for a property tax, user fee, or charge for a local
service.

Local Community

Section 817 The Municipal Act allows a form of local government called the
local community. A local community is a sub-set of the regional district, The
iocal community is run by a commission comprised of 4 locally elected
commissioners (who must be residents in the community) and the electoral area
director, The commission would decide the policies for those services under its
jurisdiction and then ask the regional district board to implement these policies.
These policies are restricted to 2 number of specific services and do not include
zoning or subdivision authority. The comumission makes recommendations to
the regional board for certain service lavels and service budgets, but thes final
authority for approving these rests with the regional board. The local
community is designed for small communities with less than 500 people. Thera
are only a tfew examples of local communities in BC, all involving communities
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that are much smaller, more remote, and less complex than Westbank,

MFA .
MFA stands for Municipal Finance Authorify, This is the arm of the provincial

government that borrows money on behalf of regional districts and

municipalities when they need to finance capital projects using long-term debts.

The MFA pools all the borrowing requasts from these local governments into
one and then raises the required amount on various money markets, choosing
the best rates possible. The property tax rates used to finance the operations of
the MFA are uniform across all areas of the province; municipal properties pay
the same rates as unincorporated properties.

Municipal Grants .
The municipality would receive short-term assistance grants from the province

to eas2 the transition from rural stanis t© municipal status; these grants are
based on population and road length. In addition, all BC municipalities receive
an on-going basic grant of up to $110,00 and an on-going population grant of
around $50 per person per year. Municipalities are eligible for a number of
other grants such as grants for planning projects (eg, updating the official
community plan), for downtown revitalization designs, and for sewer and
water projects; these grants are given on a case by case basis. The property tax
impacts shown in this report assume only the short-term assistance grant, the
on-going basic grant, and the on-going population grant are received by the
new municipality. '

Parcel Tax .
A parcel tax is a tax levied on each parcel or lot. All lots would pay the same

flat parcel tax. A small lot would pay the same tax as a large lot.

Referendum
A referendum is simply a vote. In the context of municipal incorporation, a

referendum would involve a yes-no question asking voters if they are in favour

of incorporating the area as a municipality. A "no" vote would signify a choice

to remain under current rural status. The results of a referendum are not
binding; it is up to the Minister of Municipal Affairs, Recreation, and Housing
to decide whether or not incorporation should take place. The Minister Is
unlikely to overturn any significant majority for or against incorporation, but
the Minister's discretion may be important if the results of a referendum are
not clear ~ for example, if the yes votes amount to 50.5% of all votes cast.
The Minister has the final say in determining the formar of the question, the
boundary, and the date for this type of referendum.

Restructuring
Restructuring as used here refers to changing the form of local governance

from the current rural status to municipal status by incorporating the
community as 2 municipality. Thera are other forms of restructuring, such as

amalgamation with an existing municipality.
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Rural Tax

With the exception of the University Endowment Lands (near UBC), all areas
of the province that are not in a municipality pay the provincial rural tax, Thig
is an ad valorem tax currently set at $1,75 per $1000 assessed value for
residential properties. The purpose of tha tax is to pay for road maintenance,
RCMP costs, and other services provided to rural ares residents by the
provinee. All taxable properties in Westbank pay the rural tax. If incorporation
proceeds, the rural tax disappears and is replaced by a municipal tax. The rural
tax has risen from $1,40 in 1987 to the cucrent $1.75 per $1000 assessed
value. The increase in assessed values has further raised the impact of this

rural tax,

Specified area

A specified area service is a service provided only to a portion of a larger
territory. For example, street lights in Westbank are provided by the regional
district only to specified parts of electoral area "H", and taxes for them are
levied only in these areas. Two types of local government can have specified
areas: a regional district (in this case, CORD) and a municipality. A local
government can have multiple specified areas. The taxes and tolls in one
specified area can be different than those in another specified area. There could
be one tax rate in 2 specified area for sewers and a different tax rate for sewers
in another specified area. Specified areas allow a local government to apportion
the costs of specific services among properties on the basis of the benefits they
receive, recognizing that some properties benefit more, some less, and some

not at ajl,

Tarff

A tariff is a user fae or tax charged by an improvement district. Differant
improvement districts have different tariffs.

Tax Shifting .
A municipal council is free to choose the share of property taxes it wishes to
place on each of the different types of land use -- residential, business, and so
on. The Westbank tax base is aimost all residential, which means there is not
much opportunity to shift taxes away from the residential properties and onto
some other type of properties, or vice versa. A municipal council could decide
to use the same ad valorem tax rates across all types of proparties, but this is
relatively uncommon in BC. Most municipalities use a higher ad valorem tax
rate for business properties than for residential properties, thereby shifting
some of the tax burden away from the residential properties and onto the

commercial sector.

Toll
A toll is simply a user fee charged by a service-providing agency such as a

municipality or improvement district.
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