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 POSITION PAPER – PROPERTY VALUES

Open pit strip mining of sand, gravel, bedrock & shale in Ontario is commonly associated with excessive noise, vibration, dust and particulate emissions, water table changes, water quality threats, permanent landscape changes, loss of natural heritage feature & functions and associated haul route adverse impacts. 
These operations cause adverse impacts that negatively affect the normal use & enjoyment of adjacent lands, leading to a loss of real property values.
The Province declares a public priority in Mineral Aggregate Resources in Section 2.5 of the Provincial Policy Statements, and has declared as a Provincial Interest, “the resolution of planning conflicts involving public and private interests” (Planning Act section 2(n)). Accordingly we at PitSense request that the Ontario Legislature enact laws, regulations and policies that will mandate that fair compensation in the form of reduced property assessments and taxes, and monetary payments or property value guarantees, be available for all landowners in Ontario negatively impacted by mineral aggregate open pit strip mining.
Further we assert that negative effects occur, and suitable compensation should begin, from the public announcement of a license application and continue for the life of the strip mine.
We contend that the mineral aggregate strip mine operator, who seeks to profit from the operation of their mine and thus benefits while the losses are imposed upon neighbouring properties, town revenues, and municipal infrastructure, must provide fair compensation, if and when those losses are experienced. 
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Our continuing research provides compelling evidence that these losses are real and substantial. Beginning in 2011 PitSense engaged the Ontario Municipal Property Assessment Corporation (MPAC) in discussions that have resulted in their recognition and acknowledgement of the effect. In January 2013 they implemented assessment reductions based on proximity to active or proposed pits and quarries. Ongoing research they are conducting will further determine the extent of these reductions in market value.
Any reductions in Municipal and Provincial property tax revenues that result from this exercise will have to be made up in one of two ways. Either taxpayers who are not in proximity to a pit must pay higher taxes, or the entity (owner or operator) that seeks profits from the mining operation will need to incorporate the identified external costs into their business plan in order to make appropriate compensation. We call this ‘Full Cost Accounting’ (FCA).
Obviously the latter approach is the only fair approach.
There are a number of studies and precedents that support the FCA approach. In 2009 the Town of Caledon commissioned a study done by the Centre for Spatial Economics (C4SE) which discussed at length the economic impacts of a proposed quarry (the Rockfort Quarry). It cited a large study done in the USA by George E. Erickcek and Professor Diane Hite that calculated economic impacts on property values as a result of a gravel mine in Ohio. The C4SE study also discussed the potential impact of the Rockfort Quarry on Municipal revenues.
More recently, an independent study done in June/July 2013 by professional appraiser Ben Lansink documented reductions of between - 8.57% and – 39.36% with a sampling size of 19 properties in a variety of locations in Southern Ontario.
Precedents exist for voluntary payment of compensation in similar circumstances, with varying degrees of effectiveness. One preferred method is a Property Value Guarantee (PVG), since if there is no loss experienced there will be no cost to the operator. Examples exist where such guarantees have been offered as part of a license application. (i.e. Brampton Brick, Walker Industries)
Please see our website Property Value page at: http://www.pitsense.ca/property_values.html?r=20140207194645 
for a link to an example of a PVG and further discussion of this issue. 
Our full submission made to MPAC in December 2011 is available at: 
http://www.pitsense.ca/uploads/mpacsubmissiondec_2011b.pdf

