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Question 1: If elected, what action(s) will you take to address housing in your 
community?

Municipality of the District of Lunenburg: 
Candidate Responses

Elspeth MacLean-Wile
Candidate for Mayor
 

I am committed to addressing the housing issues that exist in our community - housing for 
seniors, housing for those seeking their first home, housing for those on low incomes and the 
homeless. Communities within MODL need to be involved in the planning needs of their areas; I 
see Riverport, Petite, Blockhouse and New Germany for prime areas for community discussion 
and planning. MODL must work with other municipal partners to address affordable housing and 
creating housing options for the unhoused with appropriate support services

Andrew Himmelman
Candidate, District 3

I will advocate for making the cost of living within MODL to be reduced. Homeowners within 
MODL have witnessed a increase in their property tax bill year after year. This has been created 
by a shortage in homes from population increases, increases in housing prices and then in turn, 
it raises the assessment value up, which drives the property tax bills up. In my opinion we have 
to work at this problem from both ends. We have to make sure current homeowners can 
maintain their housing, while also looking at permanent solutions for affordable housing. 

Wendy Oickle
Candidate, District 3

I have consistently supported affordable and low cost housing with in the municipality

Gary Mailman
Candidate, District 3
 

As a real estate agent housing issues / concerns have been front and center for me in my work. 
As an active member of the Nova Scotia Association of Realtors I have been part of a committee 
that has been lobbying for years that the deed transfer tax is unfair and a major burden for first 
time home buyers. If elected I will be pushing for some type of relief from the deed transfer tax. I 
will also be looking at reducing the tax rate we are paying, especially since MODL collected 
approximately an extra $2 million in revenue than budgeted for this year because of the increase 
in property assessments.

Andy Veinotte
Candidate, District 5
 

I think lower property taxes would help to ensure people can afford the home they live in or if 
they sell it the next family or couple is not burdened with more tax. There are a few other fees 
and taxes that could be considered to be reduced or eliminated like the deed transfer tax.

Alison Smith
Candidate, District 6
 

Awareness is a big one for me. Being on the doorstep these past weeks, I have conversations 
with people all the time about housing. This is a very rural district and our stories are harder to 
find in news coverage, and housing policy/funding programs at the provincial and federal level is 
often geared toward cities and towns. Just being a voice for some of our struggles is important to 
me. One of the first actions I would take is to prioritize an Affordable Housing Plan. We have a lot 
of land-use planning coming up in MODL and I would engage with the non-profit sector, as well 
as developers and tradespeople, and communities to ensure that our zoning and by-laws lay the 
groundwork for sustainable, inclusive growth. We need to be working with non-profits in 
particular on a strategy that speeds and incentivizes the creation and/or accessibility of housing 
that is affordable for everyone.

Phil Williams
Candidate, District 8

If elected I will work to have the municipality reform the tax structure in the municipality to 
foster a more inviting environment for private industry to invest and build and thus increase the 
housing supply.

Ben Brooks
Candidate, District 9

Firstly, to address housing, I would want a deeper understanding of our areas needs, so the need 
can be targeted most appropriately. I would then want to ensure my fellow councillors were 
equally aware of the housing needs, and then begin to see what options we may already have. I 
would want to work with trusted groups and individuals who have already been entrenched in 
this work, to learn from them and hear what solutions they see and propose. I would then like to 
see what municipal and provincial land could be made available to create model communities, 
with modular housing that reflects the economic reality of many, many Nova Scotians. And, 
frankly, is housing which long term is much more sustainable, is an added bonus.

The South Shore Housing Action Coalition invited candidates to respond to questions about housing, if 
elected to municipal council.  

Candidates were provided the opportunity to respond to our questions via email or complete an online 
questionnaire.  Candidates who completed the questionnaire had the opportunity to provide 
responses to additional questions.

Question 2: In your opinion, what are the housing needs of people living in your 
district or municipal unit?

Elspeth MacLean-
Wile
Candidate for Mayor

The initial step in discussion housing is to work with communities to identify their view of the need 
along with the research that is available to MODL on the housing situation in our district. These are 
outlined in detail in the previous answer

Andrew Himmelman
Candidate, District 3

We need more affordable housing for our aging seniors. Increasing the number of low 
maintenance options/facilities will in turn free up large family homes for young families to grow 
and prosper. The next issue is when the home is sold, the new owner gets hit with a deed transfer 
tax and high property assessment/taxes. Those are MODL controlled items that could be reduced. 

Wendy Oickle
Candidate, District 3
 

Within my district many senior residents are wanting to have smaller homes rather than 
apartments to move into when selling there homes. Specially those who have large family 
properties and can’t manage any longer.

Gary Mailman
Candidate, District 3

More affordable houses are needed and any type of tax break can help make homes more 
affordable.

Andy Veinotte
Candidate, District 5

People that own a home are having trouble making ends meet and some others are having to live 
in trailers or campers because they can't afford the high prices for homes or taxes.

Alison Smith
Candidate, District 6
 

I meet a lot of young adults who are working full-time, living with their parents because they can't 
afford housing. I spend time with many seniors who find it hard to keep up with the bills and 
maintenance of big old houses but they don't have any option for downsizing. I also know from my 
volunteer work in the sector that there are women and children in our communities who feel 
trapped in abusive situations because they have no other housing to go to. Many people have 
moved to our district because our housing prices are rising but still lower than most areas. Rural life 
can be more lonely and difficult than people expect. In some areas, particularly around lakes, I hear 
a lot about the increase in property taxes. With the spike in housing prices/sales, assessments have 
gone way up. And because the CAP allows for increases in taxable assessments according to CPI, 
homeowners have seen larger than usual increases on their property tax bills in the last few years.

Phil Williams
Candidate, District 8
 

If elected I will be representing a predominantly rural community with most housing being single 
family units. The housing challenges represented are not so much homelessness but the 
inflationary environment we currently find ourselves in that is making it harder for people to stay in 
their homes. The increase in the cost of utilities, insurance, mortgage rates and especially property 
taxes mean more people will be forced out of their homes and with a lack of affordable apartments 
where will they go?

Ben Brooks
Candidate, District 9
 

The needs are affordability and availability. The supply is too low and the prices are too high, both 
for rentals and home ownership. But, additionally, the actual type of homes we are presently 
building is part of the problem. I believe we need to create modern, efficient replicable housing 
solutions which we can proudly show to the world while housing our people. These would be 
400sq ft and under homes, with a price tag and payment plans that again reflect what is really 
possible here in Nova Scotia.
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Elspeth MacLean-Wile
Candidate for Mayor
 

MODL can help in facilitating discussions at the community level and outlining options for communities 
to be involved in solving some of the housing challenges.  MODL may be able to support housing 
initiatives through their planning strategy which will be developed over the next four years. MODL can 
also work cooperatively with other municipal partners, and the provincial and federal governments to 
address the needs we have in this area.

Andrew Himmelman
Candidate, District 3

I have included an excerpt from the MGA below which describes what a municipality is for. MODL is in 
great financial shape and they have a large cash surplus. I strongly believe that MODL has been taking 
advantage of their 32% increase in tax levy and using it in ways that are not desirable for all or part of 
the municipality.  Reducing the base tax rate to offset rising property tax assessments should have been 
looked at. Councillor Sandra Statton made a motion during the 2024-25 budget approval meeting to take 
this years unbudgeted windfall of $2,000,000 and do a 5 cent rebate to every residential property owner 
within MODL. 8 out of 10 councillors voted against making their MODL residents tax bills more 
affordable. The reason given was "because of future capital projects".
MGA - Purposes of a municipality:  The purposes of a municipality are to 
(a) provide good government;  (b) provide services, facilities and other things that, in the opinion of the 
council, are necessary or desirable for all or part of the municipality; and (c) develop and maintain safe 
and viable communities

Wendy Oickle
Candidate, District 3

By encouraging housing contractors to offer housing more than just at the market value.

Gary Mailman
Candidate, District 3

Municipal governments can help with affordability by reducing taxes, speeding up permit applications, 
and offering incentives to builders / developers who want to build rentals that are affordable to low 
income residents.

Andy Veinotte
Candidate, District 5

Offer rebates to residents and more incentives than are currently offered

Alison Smith
Candidate, District 6
 

Being a voice for housing issues in rural Nova Scotia is key. Part of this is advocating for action from 
provincial and federal governments.

Municipalities have a role to play in zoning, identifying land for development, and partnering with non-
profits so that we are intentionally making space for housing that everyone can afford. 

Regarding newcomers to our community, the municipality has a role to play in nurturing inclusive 
communities. One opportunity I see is investing in our community halls. Our halls are critical community 
infrastructure where people get to know each other, learn about their communities, and socialize. As 
homes become more crowded, community halls also become more important as affordable spaces that 
people can rent for private and community events. 

Championing and investing in public transportation is also important for connecting people to their 
communities and the services they need.

As a province and a municipality, we've declared gender-based violence to be an epidemic. Housing is 
one of the key areas we should be targeting for taking action-- we should be working closely on this 
issue with Harbour House, Second Story Women's Centre, Be The Peace, and others in the gender-based 
violence sector.

We don't have a lot of rentals in this district, but the ones that are available are not affordable for a lot of 
people.

Our municipality has low-interest financing programs for improving home energy efficiency and 
repairing wells, which are important for housing security. I would really like to see us building equity into 
that programming so that barriers such as literacy, language, and ability to use the internet, are not 
preventing people from lowering their power bills. A navigator dedicated to those programs might be 
what's needed.

The municipality can provide targeted tax relief and advocate for action on rising assessments at the 
provincial level.

Phil Williams
Candidate, District 8

Offer rebates to residents and more incentives than are currently offered

Ben Brooks
Candidate, District 9
 

I think municipal government needs to show leadership municipally, provincially and federally as it 
comes to supporting bold and effective solutions to our housing crisis. I think we need strong voices 
who advocate for the many who do not live in urban centers and for what our specific needs are here. 
Municipal government should also be supportive of re-examining any regulations which are 
hamstringing the development of alternative housing. Municipal government needs to advocate at the 
Provincial and Federal level for the quality of life issues (like housing) that their communities need.

Question 3: What role do you think municipal government can play in 
addressing those needs?
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Elspeth MacLean-Wile
Candidate for Mayor
 

I think housing needs to be one of our strategic initiatives as without adequate housing growth 
within our community will be limited; it will be difficult to keep young people here; and as a 
community we are not caring for those within our community who need help.

Andrew Himmelman
Candidate, District 3

If elected, I will advocate for the seniors down to the young couple starting their lives 
within this beautiful municipality. We need to make living here affordable, not only for new 
builds but also to maintain the existing. As I mentioned, I strongly believe there is a way to 
lower taxes for everyone in the municipality and also maintain the current Low income 
program.

Wendy Oickle
Candidate, District 3
 

I will continue to be a voice for addressing the complex issues surrounding housing with in the municipality. 
These issues include but are not limited to, having the higher levels of Government bring our infrastructure 
such as hospitals, and schools to meet the demand of increased population.

Gary Mailman
Candidate, District 3

I'm sorry if I sound like a broken record, but if elected I will make sure the topic of reducing taxes is front and 
center. There is also the property where the old Centre School is located that was supposed to be sold but 
did not go through. In my opinion, this would make a great location for an affordable housing complex.

Andy Veinotte
Candidate, District 5

I will bring these issues and others to council. I will be the voice they need

Alison Smith
Candidate, District 6
 

I am willing to make housing a key priority. I see how it affects our quality of life and determines who can live 
in our communities. 

In particular, I would prioritize the creation of an Affordable Housing Strategy so that we are clear on all the 
actions that are available to us and create a timeline for implementing them.

Phil Williams
Candidate, District 8

I can do nothing to "ensure that council addresses the issue of housing" all I can do as one councillor is 
encourage the rest of council to act.

Ben Brooks
Candidate, District 9
 

I think housing should be a top issue for the council, exploring many of the solutions which I’ve 
proposed here. We should aspire to create world-class solutions while tackling these challenges, 
which in turn lifts us all up together. We need unconventional solutions for these growing 
problems.

Question 4: If elected, what are you willing to do to ensure that your council 
addresses the issue of housing in your community?

Question 5: If you have identified other opportunities for action on 
housing, please share them with us here.

Wendy Oickle
Candidate, District 3
 

I feel the Municipality of the District of Lunenburg is presently address and supporting 
housing within the Municipality and many of the above statements .  My hope is that we will 
continue to have council members who see this vision as well and want to make housing not 
just available but affordable for families and individuals.

Elspeth MacLean-Wile
Candidate for Mayor
 

Housing is a topic raised by many of the people I have spoken with in my door-to-door campaigning. 
People see growth in our district and recognize the impact of growth on our housing challenges.

Andrew Himmelman
Candidate, District 3

Below I have included some questions and am looking forward to a constructive relationship on 
making MODL the best place in Canada to reside! I have looked over your fall 2024 info sheet that was 
attached and I also have some questions for SSHAC. In the section "what can municipalities do? 
There is zero mention to reducing property taxes to reduce the cost of living for current home owners. 
This would help prevent them losing their houses which causes these issues in the first place. Why are 
you as a coalition not advocating MODL to reduce the cost of home ownership? MODL has increased 
the tax levy by 32% since 2021. The base rate has stayed the same for 13 years now while the 
assessments and cost of ownership continues to rise. 
There is a section for existing bylaws?  Does SSHAC have any ideas for new bylaws and what would 
those look like?
Have you talked with home builders to find out the roadblocks they have in developing communities? 
ie. Planning, Zoning, Permitting, Inspections, etc... 

Gary Mailman
Candidate, District 3

Unfortunately a shortage of housing, especially affordable housing, is a problem all over Canada. This 
housing crisis has been the result of a number of factors including a shortage of construction and 
skilled trade workers, increase immigration, short term rentals, and since the start of Covid a 
significance increase in property values. Unfortunately this issue is not going to be fixed by just one 
level of government, its going to take a collaborate effort and everyone is going to need to do their 
part!

Andy Veinotte
Candidate, District 5

When will the federal government get control of inflation, the major driving force of unaffordable 
housing?

Alison Smith
Candidate, District 6
 

To clarify, I support looking into all the opportunities identified above. The ones that I left unchecked 
are ones that I have more questions about, especially regarding the municipalities capacity to 
implement or enforce them, or the unintended consequences. I would be happy to talk to SSHAC more 
about them.

Ben Brooks
Candidate, District 9
 

As someone who is himself a builder, who started building homes at 19, I feel I have some valuable 
insight on what we should be looking at regarding the multi-stage of life housing needs which you 
speak about. Also, as someone born and raised in Nova Scotia, I'm well aware of the economic 
challenges this province has faced (and faces) from north to south.  We should be enlisting Dalhousie 
Architecture with builders, contractors and designers to create efficient, affordable, modular, flat pack 
homes which initially will be something under 400sq ft - with the ability to be expanded, as 
relationship and family needs require. Then, building these ideal homes (I don't care for the adjectives 
tiny or small) in clusters, for multi age groups, provides some amazing opportunities for aging seniors 
and young families who have no family of their own nearby. Then add some shared resources to the 
community (cooking/dining hall, laundry) and you have an even more desirable and attainable 
solution - made here in Nova Scotia, which could be showcased to the world. These homes, the land 
they are on all in should be something under $50,000. That should be the goal, with new forms of rent 
to own, to allow people to be housed now, and work towards home ownership. These ideal homes and 
their communities would also be a viable alternative for seniors, some widowed, presently living in 
3500+ sq ft houses, who would like to sell and downsize, who literally have nowhere to go and still 
want independent living.

Some of these are solutions which should be explored, implemented and repeated. I will lastly say as a 
builder, we need more builders if we are to achieve many of these goals. I am and will be a strong 
advocate for the trades, for mentorship and for unique trades educations which allow for greater on 
job training wherever possible.

Question 6: What are your questions or comments about housing?
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Additional Questions from Candidate Questionnaire

Vacant Property Registration Alison Smith

Incentives for Renting Out Wendy Oickle
Gary Mailman

Alison Smith
Andy Veinotte

Registration of Tourist Accommodations Gary Mailman

Elimination of Non-Owner-Occupied Tourist Accommodations Gary Mailman Alison Smith

Developing a Municipal Housing Plan/Strategy Elspeth MacLean-Wile
Wendy Oickle
Gary Mailman

Alison Smith
Phil Williams
Andy Veinotte

Initiatives to Support Energy Efficiency for Homeowners and Renters Elspeth MacLean-Wile
Wendy Oickle
Gary Mailman

Alison Smith
Phil Williams
Andy Veinotte

Question 7: Which of the opportunities for municipalities to address housing 
needs in your community would you consider?

Municipality of the District of Lunenburg: Candidate Responses

Adopting a Municipal affordable housing plan that increases the support of 
safe, affordable housing that meets peoples’ needs.

Wendy Oickle 
Andy Veinotte

Alison Smith
Gary Mailman

Championing the role of Municipal Government in addressing issues related to 
housing

Elspeth MacLean-
Wile
Wendy Oickle
Andy Veinotte

Alison Smith
Gary Mailman

Ensuring local policies reflect the vision of Federal and Provincial Housing 
Policies

 Alison Smith Gary Mailman

Engaging with local agencies, NGO’s and stakeholders in creating a community 
driven action plan

Elspeth MacLean-
Wile
Andy Veinotte

Alison Smith
Gary Mailman

Ensuring local agencies are heard by funders and government stakeholders Elspeth MacLean-
Wile
Andy Veinotte

Alison Smith
Gary Mailman

Ensuring local businesses are supported in the effort to make a living wage the 
baseline for all employee compensation

Andy Veinotte Alison Smith
Gary Mailman

Question 8: Which actions will you commit to doing, as a member of Council, 
with respect to supporting community housing needs?


