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Nova Scotia
The Legislation

All property shall be assessed at its market value, such value 
being the amount which in the opinion of the assessor would 
be paid if it were sold on a date prescribed by the Director in 
the open market by a willing seller to a willing buyer, but in 
forming his opinion the assessor shall have regard to the 
assessment of other properties in the municipality so as to 
ensure that, subject to Section 45A, taxation falls in a uniform 
manner upon all residential and resource property and in a 
uniform manner upon all commercial property in the 
municipality.

Notwithstanding subsections (1) and (2), the assessment of a 
property shall reflect its state as of the date referred to in 
subsection (2) of Section 52. 
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Nova Scotia
Legislation-
Classification

“residential property” means property or part thereof used or 
intended to be used for residential purposes, but does not 
include the portion of a hotel or motel used for the purpose of 
lodging for the public or an apartment hotel; 

“commercial property” means all property or part thereof 
except residential property and resource property, and 
includes the forest property owned by a person who owns fifty 
thousand acres or more of forest property in the Province; 



The Assessment Act on intent:

“intended to be used” means a present intent supported by some 
substantial act to carry out the intent. 

Sale of institutional properties sees a change in status from exempt 
to taxable. The Act provides as follows:

“If any property exempt from taxation ceases to be so exempt on or 
before the first day of March in any year, the owner or occupant of 
the property after it ceases to be exempt shall be taxed in respect 
of that property for the portion of the taxation year during which it is 
not exempt”.

“The property shall be classified according to the use made of 
it after it has ceased to be exempt”.

Nova Scotia
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Nova 
Scotia

Assessment date

1 January 2022

Base date

1 January 2021

State date

1 Dec. 2021

Assessment is market value twelve 

months ago, reflecting the physical state 

of property as of December 1st.

Annual reassessment –dates move 

forward one year every year (two year gap 

ended for the 2017 assessment year). 



Nova Scotia 
Redevelopment Site-
Former Church

The Facts:

• Vacant lot, located at a prominent intersection in a predominantly residential and 

institutional neighborhood.

• Formerly improved with a Christian Science church (“the Church”) that was demolished 

in April/May of 2019 in anticipation of its sale. 

• Property was subject of a bidding process instigated by the Church in April 2019. 

Bid package circulated to local and regional developers.

• Two key messages in the package:

- Marketed as a multi-residential site; further, the vendor represented that City staff advise that 

the logical re-use of the property is for multi-family housing; and,

- That the property suffered from environmental contamination at the time of sale. The package 

provided that while the site met the environmental standards for its redevelopment as an 

institutional or commercial use, redevelopment as a multi-residential site would require some 

additional soil removal. 

Zoned P (Park and Institutional), but “zoned to use”.  Residential use is 

the use contemplated by HRM’s Centre Plan, under which the property 

falls. It is designated “HR-1 Zone = Higher-Order Residential 1” Zone.  

Plan was in final stages of approval in Fall 2019; approved in 2020.
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Nova Scotia
Redevelopment Site-
Former Church

Purchased by a local multi-residential developer 

in June 2019 for $1,600,000.

Filed an appeal for 2020. Valued for assessment 

purposes at $1,067,200 as a commercial vacant 

lot; an increase of 58% over 2019.
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Nova Scotia
Redevelopment Site- Former Church

Prior to making its bid, purchaser had renderings 

prepared. Preliminary massing for about 40 

residential units.

Also contacted vendor’s representative respecting 

steps to be taken in order to have the property re-

zoned for residential use

Immediately subsequent to acquiring the property, 

and prior to the December 1st 2019 physical “state” 

date for the 2020 assessment year, our client set 

about completing the rigorous environmental 

remediation programme required to bring the property 

to a residential development standard, at a cost of 

approx. $300,000.
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Nova Scotia
Redevelopment Site- Former Church

Appeals for 2019 (valuation date January 2018; state date December 2018) 

and 2020 ((valuation date January 2018; state date December 2018). 

Valued for assessment purposes at $1,067,200 as a commercial vacant lot; 

an increase of 58% over 2019.

For 2019 assessment year, church still standing at base date and physical 

state date. Classified commercially for taxation purposes. Under ownership 

by Church as of both dates, and zoned P. 

For 2020, Church was standing at base date;  demolished (by vendor) and 

environmentally remediated (by purchaser) prior to physical state date.
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Nova Scotia
Redevelopment Site- Former Church

Notwithstanding, issued a 2019 

exempt-to-taxable notice in mid-2019 at 

full commercial classification.  

Assessor believes that the fact that the 

Church is standing (for 2019) and the 

fact that residential units not permitted by 

right warrant commercial classification. 

PVSC’s assessor’s investigation of the sale-

technically a 2021 base date sale- accurately 

captures the circumstances of the sale:
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Nova Scotia-
Redevelopment Site-
Former Church

The result?

Tribunal confirmed 2019 assessment as commercial.

Tribunal reduced 2020 assessment by 15%, 

but left classification as commercial. 

Under appeal to the Nova Scotia Utility and Review 

Board on the issue of classification.
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Nova Scotia - Interim Uses

• Cheque-clearing facility.

• Sold via a sealed bid process in July 2012.

• Long term-lease in place to cheque processor at market rates.  Lease expiry 2015.

• Large, ¾ acre site.  Can accommodate 9 stories (and 140 to 150 units)

• Sold to a residential developer, who entered bid process after it had closed, and 

increased bid by $600,000 (or approx. 10%) over next highest offer in order 

to secure property.

• Price was $7,007,000; $50,000/unit +/-.  As much as double market value of the 

time. Purchaser was unequivocal that acquisition was for residential development.

• Pre-sale, 2012 assessment was $2,120,900.  Increased to $3,788,200 for 2013 (+ 

80%) ; $4,199,700 for 2014 (+11%, and $6,975,000 for 2015, or by a further 62%.

• (2015 was the year that the sale became technically relevant for assessment 

purposes; property was reassessed, with calculation moving from an income 

approach to cost).

• All years carry commercial classification.
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Nova Scotia
- Interim Uses

Two questions to be answered in 

inserting property on the roll:

Market Value Classification

Appealed for 2013 to 2019 inclusive 
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Nova Scotia
- Interim Uses

Between time of sale and 2015 

(when property was re-assessed based on its 

sale price), the apartment market shifted.

750 to 1000 new units were either announced 

or under construction.

HABU shifted to interim use as commercial 

pending eventual long-term multi-residential 

development. 
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Nova Scotia
- Interim Uses

The resolution?

Assessing authority agreed that change in HABU 

and the atypically-motivated sale reduced the 

relevancy of sale in valuing the property

Property classified commercially, with value 

calculated in commercial us

Similar taxes to what would be generated by PV of 

remining lease cash flow plus land at market rates.. 
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Properties under 
construction 
- all classes

Encountering osition that the market value of a 

partially completed project equals 100% of 

costs incurred.

2022 assessments on most development 

projects reflect the costs incurred at the state 

date (1 December 2021)

Most projects are running over budget and 

behind schedule at the state date as a result of 

Covid-19 disruptions. Relevant for valuation. 
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Properties under 
construction 
- all classes

Under construction by Dec. 1/21 state date; costs 

incurred in calendar 2021 (and reported to 

assessing authority) at $5,712,572.  Assessed at 

$5,712,600 for 2022. 

At what value should property be assessed 

for 2022?

Bare land at January 1, 2021. 
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Properties under 
construction 
- all classes

Appropriate value should be adjusted for time; 

costs incurred but not installed; and risk. 

Published sources of costing information 

(e.g. Marshall & Swift; Hanscomb) suggest 

costs rose by +/- 20% between January and 

December 2021.



Other Challenges 
for Valuation 
and Classification

AirBNBs

Interim parking uses

Extended Stay Hotels and Shelters

Disconnects between zoning and use
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