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Stormwater Tax Strains A Broken Taxation System

	
  

Condominium owners were surprised this September when they
received their October 2016 property tax bill. An unannounced
charge appeared on these bills, labeled as the Stormwater Right
Of Way charge. This tax disproportionately impacted condominium owners and CCI Nova Scotia is engaging with its members
and the municipal government to address this. To educate the
public about this change, CCI Nova Scotia has submitted a letter
to the editor and we have produced it here for your information.
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When condominium owners in the Halifax Regional Municipality (HRM) opened their recent property tax bill they got a
surprise. They found a charge of $42 that had been levied as
a single charge against the entire condominium complex that
now appeared on the property tax bill of every condo owner in
the complex.
That is flat-out unfair. It means, for example, that for a 60-unit
five-storey condominium complex, HRM is now collecting $42
x 60 = $2,520 instead of the single charge of $42. Meanwhile,
the identical 60-unit apartment building across the street still
only pays the single charge of $42.
This levy is a perfect example of what happens when you tinker
with a property tax system that is grossly and egregiously out of
whack.
What on earth was HRM thinking? Some background: Halifax
Water maintains and operates the stormwater collection and
control system in HRM. It charges property owners a fee to recover its cost. One of the charges is for precipitation that lands
directly on the street right-of-way and ends up in the stormwater
system. Since the right-of-way is (usually) owned by HRM then
Halifax Water expects HRM to pay them (thus the $42) for collecting and processing this stormwater (just like a private property owner). The charge is not related to water consumption. All
of this is approved by the Utility and Review Board.
This is ridiculous. Our example illustrates an inequity in the
stormwater charge and it also highlights an even greater inequity in Nova Scotia’s property tax system: the way general property tax is levied against condominiums. Using our 60-unit
five-storey building as an example again:
The total amount of property tax paid by the 60-unit apartment
building is 40-60% (maybe even lower) of the aggregate tax
paid by the 60 owners in the condominium complex. However,
they both have the same amount of street frontage and they
both require the same services. This skewed wastewater charge
just drives the point home.
On April 9, 2013 HRM Council adopted a motion “that Regional Council direct staff to analyze and review why condominium
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uities created when they started fiddling with the Stormwater
Right-Of-Way charge. It calls for yet more study of our ancient
property tax system. It is a whisper in the wind.
Our new HRM Council faces many challenges. Among them
is the need for a dynamic, responsive, equitable property tax
system that responds to the urgent, growing needs of a large and
growing municipality.
HRM is only one piece of the puzzle. The Province of Nova
Scotia holds the power to change the property tax system across
this Province to make it fair to all stakeholders. To use the Ivany
Report’s mantra: "Doing nothing is no longer an option".
There are 12,000 condominium owners in HRM. A $42 charge
on their tax bill isn’t a lot of money in itself, but it is the latest
example of what happens when you try to make a broken tax
system do things it was never designed to do.
What happens now? Well, that’s up to Council and 12,000
condo neighbours.

AGM Looks For Ways To Fight Bad Taxes
Nova Scotia politicians are ignoring condominium
owners’ growing and ongoing concerns over fair taxation for condominiums.
Those concerns dominated discussion at CCI-Nova
Scotia’s recent Annual General Meeting in Halifax. A
case in point: The Stormwater Right-Of-Way charge
that has appeared on Halifax Regional Municipality
residents’ property tax bills. The $42 charge used to
be levied as a single charge against the entire condo
complex: it now appears on the property tax bill of
every condo owner in the complex.
That is flat-out unfair, as CCI-NS argued in submissions to HRM Council and in editorial submissions to
the media. A questionnaire – part of CCI’s efforts to
engage candidates in the recent municipal elections
– produced modest results: 15 of the 55 candidates

running for office in HRM responded. [See Page 5]
AGM attendees heard more encouraging news about
CCI-NS efforts over the past year to fulfill its education and advocacy mandates. Keynote speakers,
Realtor Alex Astbury and Home Transition Specialist
Lynn King, provided valuable information of what
needs to happen to maximize value when selling your
condominium. [See story Page 4].
Five CCI board directors have not reoffered. On your
behalf, we thank Alex Astbury, Greg Auld, Earl Channing, Scott Layton and Jack MacLellan for their service and their support for CCI’s work. Board member
Barb Hart was re-elected for a new term. New board
members include: Graeme Duffus, Mitchell Eliasson,
Bonnie Hutchins, Lorena MacDonald and Rachel
Smith [See story Page 3]
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President’s Message
CCI To Focus On Taxation And Condo Deficiency Issues
Fall is here and as the season changes so does CCI Nova Scotia. Following our AGM in September we had the largest change to our
CCI Nova Scotia board in the last three years. This change is exciting for me as president of CCI Nova Scotia as it brings new ideas,
new experiences and new enthusiasm to help us grow our chapter.
In my opinion our year in CCI Nova Scotia starts in September with our AGM and the election of our new board. With that view, it is
time to look forward to the year ahead. This year we will continue to offer the high level of education to our members and to act as a
resource for all condominium questions posed by our members. We also intend to gather information and advocate for our members
in two key areas: taxation and condominium deficiencies.
We will be increasing our efforts to seek fair taxation for condominiums. As some of you may be aware, there was an additional
charge placed on each deeded unit, including parking and storage units, on this tax bill. This has resulted in an exponential increase in the taxes being collected from condominium owners, disproportionate to the taxes paid by single-family homeowners, and
apartment building owners. We have reached out to our members, and our municipal government in respect of this unfairness. Our
newsletter this month includes two stories, which provide information as to this endeavor. We are working for you to get answers
and hopefully a resolution to this patent unfairness.
Last year there was media coverage in respect of construction deficiency issues in Condominium. In late 2006-early 2007 CCI Nova
Scotia gathered information from its members about deficiency issues in condominiums. This information was compiled into a position paper that was provided to the provincial government. This year your CCI Nova Scotia board has decided to update the information we have on this issue. As such we will be contacting our members to seek more information and direction from them as to any
construction deficiencies that they have experienced within their condominium. We encourage you all to participate in this investigation and help create a body of information for CCI Nova Scotia to use on a go-forward basis as we investigate this matter.
As we move into this new season of CCI Nova Scotia, I encourage you to become engaged with your CCI Nova Scotia board and
continue to help us grow and improve with your comments, questions and involvement.

~ Devon Cassidy

New Directors Join CCI Board
Please welcome several new directors to the CCI-Nova Scotia
board of directors.

Rachel Smith: An engineer, in charge of WSP’s Building
Sciences practice in Atlantic Canada, she has worked for
more than 15 years in residential and commercial building
envelope design, construction and restoration.

Elected at our recent AGM, these individuals’ experience and
expertise will add bench strength and enhance CCI’s effort to advocate on behalf of Nova Scotia condominium owners.
Barb Hart: Former Dartmouth Deputy Mayor and past president of
the Union of Nova Scotia Municipalities. Barb serves as chair of
CCI’s Taxation Committee. She was elected for a new term.
Graeme Duffus: Founding principal of Duffus & Company, which
merged with DSRA this year. In more than 40 years in the industry,
he has been responsible for projects in housing, planning, commercial and institutional buildings, both public and private sector.
Mitchell Eliasson: A lawyer with Wickwire Holm, he is a member
of the firm’s Real Estate, Business Structures, Estate Planning, Banking and Municipal Law practices.
Bonnie Hutchins: A Realtor with ReMax Nova and a condominium
specialist, she has worked in the industry for nearly 30 years. Bonnie returns to the CCI board having served as a director in 20052006.
Lorena MacDonald: A Realtor with Harbourside Realty, she has
worked in the industry since 1987.
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When You Sell Your Condo
Keynote speakers at CCI-Nova Scotia’s recent annual general
meeting had some good advice for condo owners to maximize
the value of their units, or when selling.
Realtor Alex Astbury FRI, ACCI, Red Door Realty and a
past director of CCI-Nova Scotia, joined Home Transition
Specialist Lynn King (www.lynnking.ca) to address the AGM
attendees. They both drove home the message that selling your
condominium is like a job interview: put your best foot forward
and make a good impression; you want the other guy to buy what
you’re selling.
Alex Astbury:
• Buyers have a lot of choice in the
marketplace and the average age of
condominium buyers is dropping rapidly.
• First impressions are very important:
landscaping; a well-lit entrance; the
cleanliness and condition of the garbage/
recycling room all make an impression.
• Modern, updated common elements: if entering your building is
like walking into a funeral home, it’s that much harder to sell your
unit, no matter how much it sparkles.
• 98% of condo sales occur through Realtors. Make the job easier
for them and that helps you. Make sure there are safe and
accessible locations for lock boxes. Make sure the Realtor and
potential clients know where to park without getting a ticket.
• Make your condo corporation’s rules readily available. A good

website that contains rules, regulations, declaration are
important to have available for potential buyers.
Lynn King:
• Fix what needs fixing. Consider
replacing the electric hot-water
heater if it is near or past its critical
safety date; make your patio livable
and attractive.
• Installing hardwood floors throughout the unit, tile in the
bathrooms and kitchen is one way to add value without
breaking the bank.
• Update baths and the kitchen. If you cannot afford to redo
the kitchen, consider switching out door handles and
drawer pulls, update the countertop; switch out the sink
and tap and add new appliances.
• In the baths, update vanities, flooring, add low flow (and
higher) toilets, add a new shower curtain and bath mat.
Make sure your grout is clean and crack free and redo the
caulking around the tub.
• Pick one paint colour and use it throughout. As with
flooring, the use of one shade will make the unit appear
larger.
• Blinds are always a good idea at windows.
• If your unit does not have its own washer and dryer, but
if the condo corporation allows in-unit installation, then
consider doing so. It is a positive selling feature in today’s
competitive market.
• Purge and purge again. Less is more, so empty out the
unit.

National Report
It’s Fall and time to get back to our business of building communities, educating condo owners and planning seminars by our chapter
here in Nova Scotia.
To those of us who volunteer our time and play a role on condo
boards whether at a local level (condo boards), provincially (chapters) or at the National leadership level, we all strive to provide the
education needed to help build a community.
Having participated at all three levels, as a council member at the
National level I can attest that the more I'm involved the more I
learn about the condo concept -- how it works and how to make it
better. Here in Nova Scotia there are more than four hundred (400)
condominium corporations, across the country there are 2.6 million
condo units and that number continues to grow rapidly. All one
has to do is look at the skyline of Halifax and the number of condos
under construction.
The Canadian Condominium Institute binds us together as a national
organization and provides a forum to network, discuss common
issues, best practices etc. There are two conferences each year that
allow this to happen. I am about to leave to attend the fall National
Leaders’ Forum/National AGM in Collingwood, Ontario. I will
discuss that and provide you with an update our discussions in our
next newsletter.

~ Bob St. Laurent, VP CCI-NS and National Council Representative
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Over 25 years of experience
in condominium sales.

Stacy Wentzell,
FRI, ACCI
Stacy Wentzell,
FRI
REALTOR®/Owner/Associate Broker
(902) 456-2740
swentzell@stacywentzell.com
www.harboursiderealty.com

Responses To CCI’s Election Questionnaire
Results from CCI-Nova Scotia’s election questionnaire sent
to HRM municipal mayoralty and council candidates were
modest at best.
Elected candidates Mayor Mike Savage, new District 8
councillor Lindell Smith, and returning councillors Steve
Adams (11) and Tim Outhit (16) provided full or partial
responses. They were among 15 candidates who took the
time to respond: There were 55 candidates running for
council positions.
The questionnaire asked whether the candidates would
support reopening tax-fairness-for-condos issues and whether
they would consider specific options for making the tax
system more equitable, including: a separate condominium
tax rate on multi-unit condos; a frontage charge for road costs;
a maximum tax per dwelling unit for multi-unit properties
and tax caps or other measures limiting the tax increase when
multi-unit properties are sold.
Responses from those elected:
Mayor Mike Savage: I would support measures that
encourage density as per our Regional Plan. We have a low
percentage of condos vs. rental in multi-unit buildings. I
believe we could look at measures that incentivize ownership
and would be open to further consideration of taxation of
condos to ensure tax fairness.
Lindell Smith, District 8: ... I would support examining the
equity and fairness in the condo tax rate and the multi-unit

tax rate, which are important to
condominium owners. However,
I’m wary of any changes
that would reduce the tax base without clearly identifying how any
reduction in revenue will be offset. This change would impact the city
being able to provide services to the community as a whole and not
just condominium owners. There must always be a balance between
incentivizing forward-thinking, sustainable development and ensuring an
adequate tax base.
Stephen Adams, District 11: I will support debate on all issues as you
have presented. In order to get an informed decision, a staff report will
need to be generated, to outline all options available and the overall
effects. For many years, I have been advocating the elimination of
assessments and using a simple method of taxation based on previous tax
bills. The assessment system and mill rate makes very little sense.
Tim Outhit, District 16:
Did not complete the questionnaire but in a memo stated he is a “a
strong supporter and advocate for tax reform/fairness for condominium
owners. “
Candidates who took the time to respond to CCINS include:
Colin Castle (District 1), Gabriel Enxuga (5), Kate
Watson (5), Tim Rissesco (5), Anthony Kawalski
(8), Brenden Sommerhalder (8), Linda Mosher
(9), Scott Guthrie (12), Bruce Holland (12) Bruce
Smith (12) Pamela Lovelace (13)

Mayor Mike Savage

BUILDING SOLUTIONS
YOU NEED. EXPERT ADVICE
YOU CAN COUNT ON.
BUILDING REPAIR AND RENEWAL
GARAGE, BALCONY AND BUILDING ENVELOPE EVALUATION
RESERVE FUND STUDIES
PERFORMANCE AUDITS AND WARRANTY CLAIMS
ENVIRONMENTAL ENGINEERING
MECHANICAL AND ELECTRICAL ENGINEERING
ENERGY EFFICIENCY AND SUSTAINABILITY CONSULTING
RETRO-COMMISSIONING

OVER 150 OFFICES
ACROSS CANADA

ENGINEERING A WORLD OF POSSIBILITIES

wspgroup.ca

rachel smith p. eng . halifax:

902-425-4466
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Condominium Unit Insurance Is A Must, Not A Maybe
When someone buys a home for the first time, typically the
prompt for an insurance purchase comes from the mortgage
company. It has a vested interest in ensuring that the property
owner purchases insurance.
Condominium unit owners are no different. However, many
unit owners either do not buy insurance (perhaps because they
are among the lucky few without a mortgage), or they let their
insurance lapse. They may feel that because of the type of building
they live in the exposure for loss is so low it is simply not worth
buying condominium unit owners insurance.
We often hear from condominium boards on the matter of unit
owners not having insurance. The reality is while condominium
corporations’ Declarations address the issue of insurance
purchased “By the Owner”, it is usually with the phrase “Each
Unit Owner may obtain, and maintain his own insurance…”
Making it mandatory by way of a Declaration, and enforcing it is
something that is unlikely to happen.
I will get to the reasons why condominium unit owners should
buy insurance in a moment.
As we know, many condominium unit
owners do not live in their units, but
instead rent them. As the Insurance Bureau
of Canada points out, tenants are legally
responsible for any damage they cause
to any part of your building, and for
unintentional harm caused to others who
live in or visit the property.
For example:
• If they fail to dispose of smoking material
properly and damage results not only to
their apartment, but the entire complex,
tenants may have to pay for the damage to
their unit and the rest of the complex.
• If someone slips and falls in your unit, you
may be held financially responsible for
the cost of the injured person’s damages.
A condominium unit owner needs to ensure
that their tenants carry their own tenants
insurance policy, for the benefit of the
Tenant, the Unit Owner, but also for the
Condominium Corporation itself.
Generally, a standard tenant’s or
condominium unit owner’s policy covers
up to $2,000,000 for the amount you have
to pay someone who successfully sues
you. Liability coverage also pays for the
cost of defending you in a lawsuit. Many
people are opting for limits well in excess of
$2,000,000.
Additional living expense coverage pays,
in certain circumstances, for any necessary
expenses incurred while your apartment or
condominium is being repaired following
an insured loss. These include hotel bills,
restaurant meals and moving costs.
This coverage is very important, and for
condominium unit owners who do not see
the need for coverage on their unit and its
contents, they should recognize that this
is a real exposure. For example, a failure
in the sprinkler system may cause serious
damage to some units, but very minor
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damage to others. But in both cases the unit owner may need
to move out for a period of time. This type of loss could be
covered by the condominium unit owner’s or the tenant’s
property insurance policy.
Owner’s improvement and betterment coverage covers
upgrades (built-in sound system, custom counters, etc.) to
your unit that may exceed standard condominium corporation
insurance limits.
Contingency coverage insures your unit itself so that you
are protected in the event your condominium corporation’s
insurance is insufficient.
Loss assessment coverage is unique to condominium
insurance. Since unit owners share responsibility for common
property, loss assessment coverage pays your share (up to
a stated limit) to cover major property and liability losses
on common property that may exceed the condominium
corporation’s policy limits. For example, if the building
suffers a water damage loss due to an overflowing bathtub
~ Continued on page 9

CM 100 Fundamental Management Course Draws Receptive Crowd
Patrick Cassidy, of Cassidy Nearing Berryman, Lisa Power
of CitiGroup and Tony Hall of Podium Property were kind
enough to present our CM 100 session to an eager group of
condominium owners, individual, professional, and business
partner members.
This year the session was held in the Loyola Academic
Centre at Saint Mary’s University, which allowed for our
participants to sit in small groups around round tables. From
the discussions occurring prior to the start of the session and
the breaks, it seemed like this was a productive change.
Pat Cassidy began the day discussing the building blocks
of condominium (Units and Common Elements) and
the hierarchy of documents that governs our lives in
condominium. He spoke of the changes he has seen in
condominium over his years of practice, such as the move
towards Bare Land Condominiums, and where he sees
condominium going in the future, specifically the idea of
a university changing their classrooms to a condominium
structure and then selling the classrooms off as a fundraiser.
Lisa Power followed next and led with her wish for boards,
that they have one board meeting per month and have
productive AGMs. Lisa discussed the importance of a
corporation’s documents among other items in respect of
management issues. Of particular interest to our participants,
was Lisa’s recommendation that each board prepare a board
binder, which is then provided to each board member and
includes items such as code of conduct for board members.

Tony Hall then discussed management styles, which included
a discussion of challenges in a self-managed building and in a
professionally managed building. Tony as always presented a
lively session and took time to good-naturedly roast his fellow
presenters and members of our CCI Nova Scotia Board members
past and present. He provided examples of common issues and
solutions, bearing in mind the key that you should always act as a
neighbour first.
Lisa and Tony then lead a discussion on hosting effective meetings.
Tony and Lisa’s conversational and humorous presentation style
made the topic accessible and hopefully informative for our
participants.
At the end, all our presenters participated in a question-andanswer session. It gave our participants a chance to put all of their
burning questions to our knowledgeable panel.
Thank you so much to everyone who attended the session and
provided their own experiences and questions, both of which
enriched the day for the participants and presenters. A special
thank you to our presenters, Lisa, Pat and Tony, who gave their
time and expertise to help increase all of our knowledge about
condominiums.

~ Devon Cassidy
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Dispute Resolutions for Condominiums in Nova Scotia
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CCI-NS Ad Rates

Want to reach more than 5,000 Condo Owners and Professionals across Nova Scotia
and New Brunswick?
Consider advertising in this quarterly newsletter. The current ad rates are as follows:
Business card size ad $60 per issue
1/4 page size ad
$120 per issue
1/2 page size ad
$240 per issue
For more information e-mail or call: info@ccinovascotia.ca or 902-461-9855

Proudly Providing Advice to the
Condominium Industry Throughout
Nova Scotia since 1982

,QWHUSURYLQFLDO&RQVWUXFWLRQ(OHFWULFLDQ

tĞď͗ǁǁǁ͘ĐŽŶĚŽϱϭ͘ĐŽŵ

Specializing in
Condominium Reserve Fund Studies
Phone: 506-450-7150 Fredericton
Phone: 506-858-2787 Moncton
crf@altusgroup.com

Canmar
174 1 B r u ns w i c k S t re eJoan
t , SBuck
u i t e /4Don
01,Buck
Services
H a l i f a x , N ova S co t i a , B 3 J 3 X 8
Box 25142 Clayton Pk. RPO
Limited
Halifax N.S. B3M 4H4
SINCE 1985

Ph. 902.452.9110

Patrick I. Cassidy, Q.C. A.C.C.I.,
FaxF.C.C.I.
902.445-0507
canmar@ns.sympatico.ca
Tel. (902) 492-1770 • Fax
(902) 423-2485
Toll Free: 1-800-792-1770 (N.S.) • E-mail: cassidy@cnb.ca
Quality Condominium Management
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Victoria Issues New Utility Bill For Stormwater Runoff
From cbcnews.ca/news/Canada/british-columbia
Editor's Note: The stormwater tax that is referenced in Victoria
is currently collected by Halifax Water within HRM. It is not a
stormwater right of way charge.
A new utility bill arrived in Victoria mailboxes last month. The
city is now charging people separately for stormwater runoff that
leaves their properties.
Funds for dealing with stormwater in Victoria were previously
collected through property taxes and were based on the value of
a property. The new user-pay system ties the cost of managing
stormwater directly to how much water is expected to run off a
particular property.
"The ability of your property to manage stormwater has nothing
to do with the assessed value of your home," said Fraser Work,
the director of engineering and public works for the City of
Victoria. "It has to do with the design configuration and
characteristics of your home.
How much each property owner will pay is based on the size of
hard surfaces such as roofs or driveways. Other characteristics
such as how a property is used, and the length of street frontage
also factor in. The amount of rain that falls in a given year is not
part of the formula.
The average stormwater utility bill is expected to be in the
neighbourhood of $100 per property, Work said.
The city used geographic information systems technology,
building plans and aerial photography to come up with the
assessment for the new stormwater utility bills, Work said.
Funds collected through the bill will go directly to maintaining
and upgrading the stormwater system, much in the same way
separate utility bills are used to maintain the water or sanitary
sewer systems, Work said.
"We are basically just making this more consistent with the
way that we do utility billing and it's a user-pay, more equitable
system," he said.

Work said.
"But when you are looking at potentially replacing your
driveway, when you are looking at doing some roof work ... you
can look at this rewards program as a source of cost mitigation."

Condominium Unit Insurance Is A
Must, Not a Maybe ~ Continued from page 6
in your unit, the condominium corporation would generally file
a water damage claim with its insurance company. However,
since the loss originated in your unit, you may be held
responsible for the entire deductible.
While the cost for a condominium unit owner’s policy will
vary depending on the value of your “contents”, it is still a
small expense relative to the value of your investment and is
something that no unit owner should go without.

-- Ken Myers, FIIC, CAIB, Gateway Insurance Brokers Ltd.,
Past President of The Insurance Brokers Association of
Canada; an industry expert and a member and supporter of
the Canadian Condominium Institute-Nova Scotia chapter.
New Anti-Spam Legislation:
Let Us Know That It’s OK To Contact You
The CRTC and Industry Canada published final regulations related to Canada’s
Anti-spam legislation that came into effect July 1, 2014. We have until June 30,
2017 to ensure that we are compliant.
As the Canadian Condominium Institute communicates with you, our members,
mainly by e-mail, we encourage you to help us become fully compliant. In accordance with the new law, you must indicate whether you wish to continue to
receive electronic correspondence from us. That means completing a form.
We will be posting the form on-line and we will also be sending it to our mailing
list. It is incredibly important that you complete and submit to us the original
forms: We will be unable to contact you through email, unless we have this
completed form in our file. Additionally, if you contact infor@ccinovascotia.ca
we can provide the form to you directly.

The smart energy
solution for residences.
Naturally.

The new billing system also allows people to reduce their
stormwater bills by making improvements to their property to
better manage water, Work said.
Financial rewards will be offered to property owners who add
rain gardens, cisterns, green roofs or resurface driveways with a
permeable surface that absorbs stormwater.
Heritage Gas
wantsare
to work
you. With
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amongmay
our owners
"The amounts
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onwith
offer
on over
the50rebate
program
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of natural
systemstheir
in Canada,
Heritage Gas would
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enough the
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people
to and
runoperating
out and
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101-371 St. Margaret's Bay Road

to help you make your residence an even greater success. Natural gas can help you make your
residence more eﬃcient, reliable, aﬀordable and environmentally friendly.
If you are interested in natural gas for your property, please contact:
Scott Grant
Senior Account Manager
Tel:
466 2112
Email:
sgrant@heritagegas.com

Tony Hall

PODIUM PROPERTIES LTD.
For further details about natural gas,
please visit our website:

www.heritagegas.com

92A Queen Street
Dartmouth, Nova Scotia B2Y 1G8

(902) 445-4936(o) (902) 407-3305(f)

tony.hall@podiumproperties.ca

www.podiumproperties.ca
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Action Needed On Home Warranty Front:
It’s Time For More Consumer Protection
One of the problems identified at the CCI Nova Scotia Chapter's
Annual General Meeting in 2006 was that many purchasers of
residential properties, particularly condominium developments
of all types, were faced with a multitude of varying latent defects
and construction deficiencies soon after the condominium
corporation is registered and assumes control of the property. In
many cases these deficiencies did not manifest themselves until
the warranty period has expired.
In response, CCI Nova Scotia Chapter sent out a questionnaire to
all members requesting more information on their experiences in
purchasing their condominium. The responses were overwhelmingly filled with experiences of having to fund repairs for construction deficiencies. Respondents reported costs ranging from
hundreds of thousands to over a million and a half dollars. This
was a cost to individual owners in the building of $37,000.

protection-final-report.pdf
The recommendation put forward endorsed those put forward
by CCI. Of particular interest was:

The Chapter used this information to prepare a submission to the
Nova Scotia government asking for a number of actions including, among others: mandatory annual licensing of all developers/contractors; a warranty program; third-party (arm’s length)
project management of the development by a certified engineering firm; and architects, contractors, and realtors should be at
arm’s length from the developer. This submission is posted on the
Chapter web page www.ccinovascotia.ca.

After much study
and discussion the
provincial government
concluded that the
condominium industry in Nova Scotia
alone was not large
enough to support a
warranty program.
Staff were directed

The response from the province was to hire a consultant to
prepare a report entitled "New Homeowner Protection". For
the complete report search "New Homeowner Protection Final
Report - Government of Nova Scotia or insert the url:
http://www.novascotia.ca/sns/pdf/ans-condo-new-homeowner-

Recommendation #6: There should be mandatory warranty,
at least for all Condominium Buildings. This warranty should
include water penetration protection for a period of at least
5 years. Warranty should be provided by companies at arm's
length from the building industry, and by
companies with sound
financial reserves, risk
management experience, and adjudication procedures.

to take a broader look at the Atlantic Region condominium
industry to determine if it was sufficiently large to support such
a program. The outcome of this analysis is, as yet, unknown.
CCI proposes to reactivate their efforts to have the government
adopt and implement all of the recommendations previously
put forward, both in the CCI submission and in the consultant's report. The first step in this process is to update the data
on deficiencies and problems with new construction.
A new questionnaire is being developed, under the guidance
of CCI Board Member Rod MacDougall. In the new year it
will be circulated to all condominium Boards whose building
has been constructed in the last 15 years. The action will take
place from there based on the responses received.
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How Do We Change The
By-Laws?
Editor’s Note: CCI conducted a well-received seminar in May,
2013 called “There Are No Stupid Questions,” in which a panel
of experts fielded questions peppered from the audience.
Below is an article from the Fall 2013 CCI Newsletter by CCI
board member Sharon Gutnik, from notes that answered the
question: How do we change the by-laws?
A question that is likely of interest to every condo corporation
is “What is the procedure to change a corporation’s by-laws”?
Condo corporations whether 20 years old or just registered have
asked this question at some point. Either there is an existing
by-law that they want changed or more over there is one or more
new by-laws that they would like to add.
The Condominium Act of Nova Scotia (Revised 2010) states Item
23 (1) that the corporation, by a vote of members who own at
least 60 per cent of the common elements, may make by-laws.
Changing or making new by-laws is not done on a whim, given
that a vote of owners is involved. The process is a legal one and
as such should be done in consultation with the corporation’s
attorney. The new by-law(s) have to be submitted to the Registrar “together with a certificate in prescribed form executed by
the corporation”. The proposed by-law is not effective until the
Registrar accepts it for registration.
The new proposed by-law would have to be legitimate; it could
not be contrary to the corporation’s Declaration or the N.S.
Condominium Act, both of which supersede by-laws. As the Act
states in Section 23 (2) “the by-laws shall be reasonable and consistent with the Act, the Human Rights Act and the declaration”.
The process usually starts at the board of directors level, where
during the managing of the corporation they find an item lacking
in the by-laws and decide to rectify this. As a vote is required,
the first step would be to send out a notice outlining in detail
how the new by-law would read. A voting ballot would accompany the notice. It is not uncommon to hold a general meeting
to explain the proposed new by-law, at which the board explains
why it is considered necessary and what affect it will have in
future.
See Section 23 (1) (a) to (i) of the Condominium Act of N.S. for
the comprehensive list of the different items that would be covered in by-laws. In general, by-laws are items governing management of the property, use of common elements and respecting the
conduct generally of the affairs of the corporation.
Obtaining 60 per cent of the votes of the common element (unit
percentages) can be difficult and often involves many hours of
canvassing owners by the board of directors. Once ballots are
returned with the required percentage in favour, the corporation’s attorney would be involved (if not already consulted). The
attorney would need to verify that the ballots are legitimate and
signed by current, registered owners of each unit. The wording of
the new by-law and how it was represented to the owners would
be reviewed.
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If you are looking to change or add to your corporation’s
by-laws it can be done but best to consult legal council to
avoid the frustration of your hard work being denied by the
Registrar.

CCI Has A Role To Play In
Promoting Reliability Of Reserve
Fund Studies
Editor’s Note: This is an excerpt from an article in the Spring
2011 CCI newsletter by Jim Fletcher, P.Eng., Jim Fletcher
Engineering. He is a past director of CCI-NS
The studies are important in that they determine between 25 and
50% of most condominium fees.
In Nova Scotia, studies or updates are required every five years
for condominiums with ten or more units; they include (a) an
on-site assessment by a qualified professional of what is required
to maintain the condominiums common elements – pavements,
landscaping, walls, windows, structure, roof, etc.; (b) a forecast
of the cost of this work over the next 25 years; and (c) (through
collaboration with the condominium owners): a schedule for
funding these repair costs.
Life is much simpler for condominium owners and their board
members if funds are available for major refurbishments when
they are needed, and if contributions are predictable.
Reserve funds are used for major expenditures only, e.g., window
replacements and tree trimming. Most items in can be planned
and budgeted with some accuracy over several years and, as the
year approaches for the item to be carried out, site assessments
will estimate the budget year and the cost more precisely. Site
assessments may be useful in deciding on work in the current
and following year, but should be considered a guide only, with
decreasing precision, for future years.
Ultimately, a leaking roof or broken fence posts may determine
when repairs are done; it is better to be funded ahead of time
to have the cash when needed - both for planned work and for
unplanned contingencies such as burst water-mains.
The value of reserve fund studies to the owner lies in the quality and frequency of the on-site assessment and report. My
personal opinion is that Nova Scotia, Ontario and Alberta’s
requirements of on-site assessments every 5-6 years strike a good
balance between the required scope of service, the skill-set of
the service provider, and the value to the condominium. The expected qualifications of assessors could be bench-marked using
this time-frame, and CCI can play a stronger role in promoting
the appropriate registration and continuing accreditation requirements for assessors.

Professional and Business Partners Directory ~ CCI-NS Chapter
CCI-NS ACCI PROFESSIONALS

Pat Cassidy, QC, ACCI ...................................................................... Cassidy Nearing Berryman ........................................................................ 902-492-1770
Stacy Wentzell, FRI, ACCI ................................................................ Harbourside Realty. ..................................................................................... 902-456-2740
Alex Astbury, FRI, ACCI ................................................................... Red Door Realty ........................................................................................... 902-499-1119

CONDOMINIUM DEVELOPERS

Rob Bell................................................................................................ Bell Enterprises Limited.............................................................................. 902-464-3939
David Bryson ...................................................................................... Three Brooks Development Ltd. ................................................................ 902-422-6678

CHARTERED ACCOUNTANTS

Tracy Wright, CA ............................................................................... Levy Casey Carter MacLean...................................................................... 902-445-4446

ENGINEERING SERVICES

Rachel Smith, P.Eng ........................................................................... WSP Canada (Halifax) ................................................................................ 902-425-4466
Michael Williams, P.Eng .................................................................... BRK Engineering Inc.................................................................................. 902-222-2213
Jim Fletcher, MASC., P.Eng. .............................................................. Bluenose Engineering Ltd........................................................................... 902-403-3001

INSURANCE SERVICES

Donald Grant ...................................................................................... Bell & Grant .................................................................................................. 902-429-4150
Ken Myers............................................................................................ Gateway Insurance Brokers ........................................................................ 902-431-9300

LEGAL SERVICES

Mitchell Eliasson ................................................................................ Wickwire Holm ............................................................................................ 902-492-7527
Mauren Randall. ................................................................................. Boyne Clarke LP. .......................................................................................... 902-463-7500
Devon Cassidy..................................................................................... Cassidy Nearing Berryman ........................................................................ 902-492-1770
Niall Burke........................................................................................... Cassidy Nearing Berryman ........................................................................ 902-492-1770
Pat Cassidy, QC, ACCI ...................................................................... Cassidy Nearing Berryman ........................................................................ 902-492-1770
Erin O’Brien Edmonds, QC .............................................................. Crowe Dillon Robinson .............................................................................. 902-453-1732
Gregory D. Auld, QC. ........................................................................ Wickwire Holm ............................................................................................ 902-492-7527

MANAGEMENT SERVICES

Joan and Don Buck ............................................................................ Canmar Services Ltd. .................................................................................. 902-445-1399
Crystal Yeo .......................................................................................... CitiGroup Properties Ltd ............................................................................ 902-464-7783
Lisa Power .......................................................................................... CitiGroup. Properties Ltd ........................................................................... 902-464-7783
Leigh Nickerson .................................................................................. Condo 51 Management Ltd. ....................................................................... 902-880-1116
Sue Hurshman .................................................................................... Greenwood Lane Inc ................................................................................... 902-491-2906
Sharon Gutnik..................................................................................... Pedestal Property Management ................................................................ 902-220-3800
Tony Hall ............................................................................................. Podium Properties Ltd. .............................................................................. 902-445-4936
Scott Layton......................................................................................... Southwest Properties Limited ................................................................... 902-423-7527

OTHER SERVICES

Sherry Spicer ....................................................................................... Boris Holdings.............................................................................................. 902-471-3190
Kirk Mock............................................................................................ BroMoc Print & Litho Ltd.. ........................................................................ 902-481-2704
Wayne Morash. ................................................................................... D & M Morash Steeplejacks Co. Ltd. ........................................................ 902-823-2006
N. Wayne Sajko. .................................................................................. Fennel and Associates Appraisers Limited. ............................................. 902-453-5051
John Gaulton ....................................................................................... Five Star Roofing and Masonry ................................................................. 902-425-2506
Scott Grant. ......................................................................................... Heritage Gas . ............................................................................................... 902-466-2112
John Zafiris. ......................................................................................... Lorax Systems Inc. ....................................................................................... 902-456-8076
Burt Sutherland................................................................................... Maritime Window Film Products ............................................................ 506-855-0855
Percy Gauchie. .................................................................................... Metro Windows and Doors ........................................................................ 902-468-4373
Rob Mabe............................................................................................. Maxium Financial Services......................................................................... 905-780-6150

REAL ESTATE SERVICES - REALTORS

Donna Flemming ............................................................................... Atlantis Realty .............................................................................................. 902-430-3833
Stacy Wentzell, FRI, ACCI ................................................................ Harbourside Realty Limited ..... ................................................................. 902-488-2820
Andrew Perkins .................................................................................. Keller Williams Select Realty........... ........................................................... 902-488-0012
Dale Cameron. .................................................................................... King’s Wharf......... ........................................................................................ 902-240-0768
Mary Ann Crowley. ............................................................................ Real Time Realty Inc... ................................................................................ 902-456-5433
Alex Astbury, FRI, ACCI. .................................................................. Red Door Realty .......................................................................................... 902-499-1119
Bonita Lee Hutchins, FRI .................................................................. RE/MAX Nova ............................................................................................ 902-488-2820

RESERVE FUND STUDIES

Rachel Smith, P.Eng ........................................................................... WSP Canada (Halifax) ................................................................................ 902-425-4466
Jim Fletcher, MASC., P.Eng. .............................................................. Bluenose Engineering Ltd........................................................................... 902-403-3001
Michael Williams, P.Eng. ................................................................... BRK Engineering Inc................................................................................... 902-222-2213
Michael Stewart. ................................................................................. IRC Building Sciences Group..................................................................... 902-695-5549
This Directory and the CCI Newsletter printed by BroMoc Print & Litho Ltd.
Disclaimer: The professionals listed in this directory are members of the Nova Scotia Chapter the Canadian Condominium Institute. The CCI-NS Chapter does not warrant, guarantee or accept
any responsibility for work performed by the companies or individuals.

