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• Initiated by Provincial Government in 2005 to address concerns over rapidly increasing assessments in a 
number of communities (sudden & dramatic increases in assessment).

History of the Capped Assessment Program (CAP) in Nova Scotia

2005
Property application 
required
- CAP rate set at 10%

25,000 Properties in 
CAP

2006
- Property application 
required
- CAP rate set at 10%
- Condos become 
eligible

40,000 Properties in 
CAP

2007

- No application 
required
- CAP rate set to CPI
- Manufactured 
homes become 
eligible

64,000 Properties in 
CAP

2008

- No application 
required
- CAP rate set to CPI
- Housing Co-
operatives, 
incorporated farms 
and manufactured 
home parks become 
eligible
279,000 Properties in 
CAP

2019

- No application 
required
- CAP rate set to CPI

Approx. 300,000 
Properties in CAP

82% of all properties 
with dwellings



Not Eligible
• Majority owned by an out-of-province resident
• Commercial property
• New construction
• Transfer in ownership during the year unless to a close family member
• Non-owner-occupied condominium

CAP Eligibility

Eligible
• At least 50% owned by a Nova Scotia resident
• Residential property with less than four dwelling units or vacant resource
• Annual increase in market value greater than the Nova Scotia Consumer Price Index
• Ownership remained within the family
• Owner occupied condominium
• Manufactured home
• Manufactured home park, co-operative housing, residential or resource portions of commercial farm



Province of Nova Scotia:
2010-2011 Review of the CAP Program
http://www.novascotia.ca/dma/pdf/mun-cap-review-report-2010-2011.pdf

The reports clearly demonstrated, though generally both 
misunderstood and supported by the public, the CAP 
program was ineffective tax policy and was neither fair nor 
equitable to the tax payers of Nova Scotia.

Reports & Reviews

NSFM:
2011 Report: Nova Scotia Assessment Cap Review UNSM Position Paper
https://nsfm.ca/policy-issues/54-unsm-cap-report-may-5-2011/file.html

2014 Report: MUNICIPAL PROPERTY TAXATION IN NOVA SCOTIA, Kitchen and Slack
https://nsfm.ca/policy-issues/51-municipal-property-taxation-final-report/file.html

http://www.novascotia.ca/dma/pdf/mun-cap-review-report-2010-2011.pdf
https://nsfm.ca/policy-issues/54-unsm-cap-report-may-5-2011/file.html
https://nsfm.ca/policy-issues/51-municipal-property-taxation-final-report/file.html


Issues with the CAP 

• Primarily benefits the wealthy and does not effectively assist residents on low or fixed 
incomes (i.e. rental units, low income housing, rural homes with flat market assessments)

• Misunderstood by the public as a control of the amount of taxes paid by property owners, 
when in fact it is not at all that

• Disincentive for people to purchase or build new dwellings i.e. young families

• The CAP has created a negative impact on aging and retired residents who want to 
downsize or rent a property 



Issues with the CAP (con’t)

• CAP severely distorts 
the market value 
system

• Transfers the tax 
burden from high to 
low-value properties

• Selling existing housing 
stock is harder, and 
sometimes shocking

• Difficult to understand 
and not defendable

Arbitrary tax 
redistribution among 
and between capped 

and uncapped 
properties creates 

disparity within 
communities

The inequities are being exacerbated the longer the 
program is in place



Economic Impact

• Concern has been voiced: “The CAP program is negatively 
effecting home sales and new construction.”

• Nova Scotia Association of Realtors (NSAR)
• Mortgage Brokers Association
• Homebuilder's Association
• Real Estate Lawyers
• Nova Scotia Real Estate Appraisers Association (NSREAA)

• CBRM municipal building permits have gone down.
• 25% decline in the CBRM, population down 5%

• Contractors are telling municipalities they can no longer 
afford to build duplexes (primarily senior rental units) 
because of the taxes.  The business case for them is no 
longer there.

• Newcomers to the province have expressed concern about 
the tax rate and how they are being penalized by the CAP 
when buying or renting a new home.

The economic impact of a 
property sale is estimated to be 
$40,000 per transaction.

Each property not sold due to the 
CAP has a $40,000 negative 
impact on the Nova Scotian 
economy .

(Nova Scotia Realtors Association)



New Home Owners Pay More



Market: $402,200
Capped: $375,900
Base Taxes: $3,235

Taxes without Cap Program: $3,019
Paying $216 More than without Cap Program 

Market: $405,900
Capped: None 

Base Taxes: $3,494
Taxes without Cap Program: $3,047

Paying $446 More than without Cap Program
Paying $230 more than neighbour 

New Construction Pays More



Tax Burden

Municipal Budgets are set based on level of 
service and legislated cost recovery for 
Provincial services i.e. Education, Corrections, 
Public Housing

Municipalities only rate for what is needed.

Tax Burden is calculated based on:

Tax Rate x Taxable Assessment

Less Taxable Assessment  Higher Tax Rate
More Taxable Assessment  Lower Tax Rate



Year Market Value Capped Value 
Assessment Value 

Difference

2007 $2,550,315,800 $2,548,023,847 $2,291,953

2008 $2,741,250,356 $2,632,084,456 $109,165,900

2009 $3,025,905,700 $2,772,109,700 $253,796,000

2010 $3,317,126,900 $2,857,984,500 $459,142,400

2011 $3,614,097,200 $3,028,965,600 $588,847,300

2012 $3,868,307,000 $3,218,610,800 $649,696,200

2013 $4,171,388,300 $3,361,758,500 $809,629,800

2014 $4,382,427,300 $3,479,777,600 $902,649,700

2015 $4,542,686,900 $3,610,085,900 $932,601,000

2016 $4,607,662,000 $3,678,873,800 $928,788,200

2017 $4,688,875,000 $3,778,828,300 $910,046,700

2018

Growth in CBRM Market and Capped Assessment Values by Year



Municipality of the District of East Hants is 11.5% for 2019

Percentage Taxable Residential Property Assessment was Reduced by CAP



After Tax Rate Adjustment  -9% 1% 6% -16%

After a 19.02% reduction in 
the tax rate (CBRM 
example), the impact on 
the tax burden would be:

Property 1 – 9% reduction
Property 2 – 1% increase
Property 3 – 6% increase
Property 4 – 16% reduction

Impact of returning to Taxable Market Assessment with Tax Rate Reduction



• CBRM residents may think 
the CAP saves them 
money…

• Of those properties with a 
capped assessment, the 
only residents that are 
saving money are those 
where the difference 
between the market and 
CAP value is greater than 
19%

Redline: division between who saves (right) and who pays (left)

CAP Assessment as a percentage of Market Assessment by Property Value

This slide shows, on 
average, the CAP is 
doing the opposite of 
low income relief in the 
CBRM



Comparison of Low Income & High Income areas of CBRM



5618533

 Market Assessment –
$1,088,100

 CAPed Assessment – $671,400 
 Tax Bill - $9427.12
 Current Tax Rate - $1.404
 With CAP removed - $1.1385
 Tax Bill with no CAP -

$12,388.02
 Difference - $2,960.90

Beneficiaries of the CAP



 Market Assessment – $626,200
 CAPed Assessment – $324,100 
 Tax Bill - $4,573.15
 Current Tax Rate - $1.404
 With CAP removed - $1.1385
 Tax Bill with no CAP - $7,129.29
 Difference - $2,556.14

Beneficiaries of the CAP



 Market Assessment – $841,800
 CAPed Assesssment – $522,200
 Current Tax Rate - $1.926
 With CAP removed - $1.560
 Tax Bill - $10,056
 With CAP Removed - $13,132.08
 Difference - $3,076.08

Beneficiaries of the CAP



Arbitrary Tax Redistribution Among Capped and Uncapped Properties



1015 Upper Prince
Market Value - $95,700
CAPed Value - $86,600
Tax Bill - $1,962.10
Without CAP - $1,758.40
Difference - -$203.70

1019 Upper Prince
Market Value - $93,200
CAPed Value - $63,900
Tax Bill - $1,447.79
Without CAP - $1,712.46
Difference  - +$264.67

1023 Upper Prince
Market Value - $97,300
CAPed Value - $97,300
Tax Bill - $2204.53
Without CAP - $1,787.79
Difference - -$416.74

1027 Upper Prince
Market Value - $88,300
CAPed Value - $85,400
Tax Bill - $1,934.90
Without CAP - $1,622.42
Difference - -$312.48

Arbitrary Tax Redistribution Among Capped and Uncapped Properties

$1,962.10 $1,447.79 $2,204.53 $1,934.90



1. Equitable and Consistent – The current CAP system is neither.

2. Spike Protection - Protection from “sudden and dramatic” increases in 
assessment is needed.

Six Principles of an Effective Property Tax System

3. Easily Understood and Defendable –
Current legislation is convoluted and 
confusing to the taxpayer. The 
inequities of the CAP program are not 
at all defendable. Using market value 
as the primary basis for equitable tax 
distribution is commonly accepted and 
is easily understood.



4. Low Income Program – An effective Low Income 
Tax Exemption Program targets help towards 
those who have a demonstrated need. All tax 
exemption programs should be reviewed and 
modelled after the better programs.

5. Municipal Governance – Support and preserve 
municipal autonomy, accountability, and 
transparency. 

6. Economy – An effective tax system needs to have 
a neutral or positive effect on economy.

Six Principles of an Effective Property Tax System (con’t)

The CAP program does not keep municipal 
budgets in check – good governance does that. 



Recommended Solution Aligned with Guiding Principles

• Slow Phase-Out
• Spike protection for the long-term
• Assistance for low income homeowners
• Tax Rate would fall, equalizing the tax burden (all things being equal)
• Distortion would be removed from taxation system

Phase Out of CAP over 7 to 10 Years

Year

Market Value

7 Year Phase out of $70,000 
($170,000-$100,000) 

($10,000/year)
Market growth with 
inflation 
(2%/annually) CAPed Taxable Value

2019 $170,000.00 $10,000 $100,000.00
2020 $173,400.00 $10,000 $3,400.00 $113,400.00
2021 $176,868.00 $10,000 $3,468.00 $126,868.00
2022 $180,405.36 $10,000 $3,537.36 $140,405.36
2023 $184,013.47 $10,000 $3,608.11 $154,013.47
2024 $187,693.74 $10,000 $3,680.27 $167,693.74
2025 $191,447.61 $10,000 $3,753.87 $181,447.61
2026 $195 276 56 $10,000 $3,828.95 $195 276 56



Tax Rate reduction by year Current 3.1892% 5.2506% 5.3256% 3.8997% 2.0455% 0.6958% 0.1152%

Year 1 2 3 4 5 6 7

2018 2019 2020 2021 2022 2023 2024 2025 Difference

Sydney - Full Service $2.2660 $2.1937 $2.0785 $1.9679 $1.8911 $1.8524 $1.8395 $1.8374 $0.4286

Glace Bay - Full Service $2.0940 $2.0272 $1.9208 $1.8185 $1.7476 $1.7118 $1.6999 $1.6980 $0.3960
New Waterford  - Full 
Service $2.0800 $2.0137 $1.9079 $1.8063 $1.7359 $1.7004 $1.6885 $1.6866 $0.3934

North Sydney - Full Service $2.1060 $2.0388 $1.9318 $1.8289 $1.7576 $1.7216 $1.7097 $1.7077 $0.3983

Sydney Mines - Full Service $1.9910 $1.9275 $1.8263 $1.7290 $1.6616 $1.6276 $1.6163 $1.6144 $0.3766

Dominion  - Full Service $2.0660 $2.0001 $1.8951 $1.7942 $1.7242 $1.6889 $1.6772 $1.6752 $0.3908

Louisbourg  - Full Service $2.0160 $1.9517 $1.8492 $1.7507 $1.6825 $1.6481 $1.6366 $1.6347 $0.3813

County - Full Service $1.9260 $1.8646 $1.7667 $1.6726 $1.6074 $1.5745 $1.5635 $1.5617 $0.3643

County - No Service $1.4040 $1.3592 $1.2879 $1.2193 $1.1717 $1.1478 $1.1398 $1.1385 $0.2655

Overall Reduction of 19% in Tax Rates Over the Next 7 years

7 year Phase Out of CAP – Effect on CBRM tax rates



Interest From other Municipalities

• Letters were sent by the NSFM in mid-December inquiring what municipalities 
might be interested in a pilot.  

• To date, 9 municipalities are interested in a working together on solution:
CBRM, East Hants, Municipality of the District of Chester, Mahone Bay, Amherst, 
Lunenburg, Windsor, Yarmouth

• Given that some Councils have not met since the request for feedback  went 
out, we do expect more responses.

• The Pilot Program has the full support of the NSFM Board of Directors



Interest From other Municipalities - HRM

October 31, 2017

That Halifax Regional Council direct the Mayor to write the Minister of Municipal 
Affairs and a copy to Cabinet members and request they examine possible 
solutions to the unintended consequences of the Assessment Cap, including its 
impact on the economy through declining property sales and its negative impact on 
housing affordability including consideration of a method(s) to protect against 
spikes in assessment, an easily understood program in light of the complexity of the 
existing program and a seniors/low income program and further the changes be
phased in over seven (7) years.



We are Ready.
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