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How Your Regional Tax Bills Work

The Total Tax Bill (TTB)

Let’s start with an example. Cambridge, is a tier 1 municipality in the Region of Waterloo. The 
Waterloo Regional government is a tier 2 municipality. The Cambridge property taxpayer’s annual TTB
bill is made up of three components - the City of Cambridge taxes, the School Board taxes, and he 
Waterloo Regional government taxes. Each of these three parts is determined independently by the 
aforementioned entities based on their respective budgetary needs. When these amounts are added up 
and considered in total, this is called the TTB.

The image below from the 2026 Cambridge budget document shows the most recent relative 
percentages of each of these three independently determined budgets.

Cambridge – Total Tax Bill
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For 2026, the Waterloo Region’s property taxes make up 55% of the TTB, Cambridge property taxes 
make up 35%, and the School Board’s taxes make up 10%. There is nothing magical about these 
percentages. The relative percentages will slowly change over time (but always add to 100%) as some 
individual budgets grow faster or slower than others.

Lets say for 2026 a particular Cambridge homeowner’s TTB is $6000. Cambridge would receive $2100
(35%) of the $6000. Waterloo Region would receive $3300 (55%), and the School Board would receive
$600 (10%). The City of Cambridge collects this money in taxes and remits $3300 to the Waterloo 
Region and $600 to the School Board.

The Municipal Property Assessment Corporation (MPAC)

So where did the $6000 come from you ask? Well, the Municipal Property Assessment Corporation 
(MPAC) assesses the value of our homes every 4 years. So for example, lets say 4 years ago your home
was valued by MPAC at $500,000 and 4 years ago its value for tax purposes was $400,000. Cambridge 
would have used the $400,000 value for tax purposes 4 years ago. Then it adds $25,000 ($500,000 -
$400,000)/4) to the $400,000 value to arrive at $425,000 which is the value for the tax purposes 3 years
ago. They it adds $25,000 again to the $425,000 value to get a $450,000 value for tax purposes 2 years 
ago. Another $25,000 is added to get a $475,000 value for tax purposes 1 year ago and finally another 
$25,000 to get the full $500,000 value for tax purposes in year 4. At this point the whole process 
repeats itself (every 4 years).

But the 2020 assessment was put on hold by the Ford government when the Covid pandemic hit, and it 
is still on hold today. The last MPAC assessment took place in 2016. So Cambridge and other 
municipalities are using the 2016 assessed values for tax purposes, and using MPAC for assessment of 
newly constructed homes.

The MPAC process exists primarily to ensure the relative market valuations of homes is determined 
fairly. It is not done to increase property taxes.

Cambridge (and other Ontario municipal governments) works out its operating budget needs, then 
calculates the percentage increase it has to apply to the assessed property base to fund that budget. 
Interestingly, if MPAC starts up again, and the market values of our homes jump up dramatically, the 
mill rate could actually go down. But sadly, our property taxes won’t .. LoL.

The Financial Information Return (FIR)

Did you know that at the end of each calendar year, every Ontario municipality must submit what is 
called a Financial Information Return or FIR to the Provincial Government. The FIR contains 
information you won’t find in the annual Budget document.

The tax pages from Cambridge’s 2023 and 2024 FIR’s are shown below (table 1 and table 2).
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Table 1 - Cambridge 2023 FIR Submission - Property Taxes

Table 2 - Cambridge 2024 FIR Submission - Property Taxes

We see in these two sheets the LT/ST column (lower tier/single tier), the UT column (upper tier) and 
the EDUC column (school board). Because Cambridge has a two tier regional government, there is no 
ST (single tier) component. In these columns you can find the tax rates imposed on the Residential 
Fully Occupied property tax category (regular single family dwellings). The Cambridge tax rate in 
2023 for residential fully occupied schedule (line 1 table 1) is 0.46826. It is 0.50183 in the 2024 
schedule (line 1 table 2).

This means that property taxes increased for residential fully occupied homes in 2024 by 7.17% 
(0.50183/0.46826 -1)*100 relative to 2023. The Cambridge property tax increase was about 3 times the
2.4% inflation rate for 2024 (7.17/2.4). This is not sustainable. Year-over-year property tax increases 
must be brought back down to affordable levels.
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The Waterloo Region property tax rate (UT tier column) increased from 0.533874 in 2023 to 0.579474 
in 2024. This is an 8.54% (0.579474/0.533874-1)*100 tax increase relative to 2023. The Waterloo 
Region property tax increase was 3.56 times the 2.4% inflation rate for 2024 over 2023. Again, simply 
not sustainable.

The school board tax rate was 0.153 in 2023 and also 0.153 in 2024. So School Board tax rates did not 
increase. In fact, their property tax increases have been frozen for years.

For the TTB to increase by just 2.4% (the inflation rate) in 2024, each of the individual contributors 
(Cambridge, Waterloo Region, School Board) would be limited to increases in their respective property
taxes of 2.4% each. If one contributor were to increase their taxes by more than 2.4%, the increase of 
others would need be less than 2.4% to off-set the overage to make the entire TTB increase still come 
out at just 2.4%.

The fair share of each contributor to the TTB (their fair entitlement) based on an overall target increase 
2.4% (2024 inflation rate) is shown in the following table.

Pie Chart Contributor How much increase each is 
entitled to if the overall target 
increase is the 2.4% (inflation 
rate)

The increase to the TTB that 
each contributor actually took 
in 2024

Waterloo Region = 55% * 2.4 = 1.32% increase to
the TTB

=55% * 8.54 = 4.67%

Waterloo took 3.54 times more 
than it was entitled to for a TTB 
increase of 2.4% (inflation)

Cambridge = 35% * 2.4 = 0.84% increase to
the TTB

=35% * 7.17 = 2.51%

Cambridge took 3 times more 
than it was entitled to for a TTB 
increase of 2.4% (inflation)

School Board = 10% * 2.4 = 0.24% increase to
the TTB

= 10% * 0 = 0%

School Board took less than it 
was entitled to for a TTB 
increase of 2.4% (inflation)
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Cambridge is entitled to a 0.84% increase to the TTB if the overall target increase is the 2024 inflation 
rate of 2.4%. Waterloo Region is entitled to a TTB increase of 1.32% and the School Board’s is entitled
to a 0.24% increase (1.32% + 0.84% + 0.24% = the 2024 inflation target of 2.4%).

A Few Additional Considerations

In Cambridge, assessment growth going into 2026 was about $1.5 million due to new home building, 
existing home upgrades, etc. Some of this money is used for incremental new service deliver costs, but 
far from 100% of it. And Cambridge, like a few other Ontario municipalities, owns shares in its local 
electric utility GrandBridge Corporation. Cambridge will receive annual GrandBridge dividends of 
about $4 million dollars in 2026. As well, Cambridge will receive grants and subsidies of about $1.6 
million in 2026. This means that Cambridge will have received ~$7.1 million to spend before it even 
has to raise property taxes. Nice cushion! Many Ontario municipalities benefit from assessment 
growth, grants and even dividends.

In Closing

This has been a bit of an overview of how the residential TTB is determined in Ontario two-tier 
municipalities. Should you have any questions or suggestions please call us at 1-519-716-1645 or email
us at info@propertytaxpayer.ca.


