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Land Acknowledgment

We respect and truly acknowledge that we are in Mi'kma'ki, the ancestral and unceded territory
of the Mi’lkmaq People and that this land is governed by the treaties of Peace and Friendship
signed in 1726. West Hants Regional Municipality recognizes that we are all treaty people and
have responsibilities to this land and each other. West Hants Regional Municipality also
recognizes African Nova Scotians are a distinct people whose history, legacies, and
contributions have enriched that part of Mi’lkma’ki known as Nova Scotia for over 400 years.

May 2024 Background Review and Policy
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1.0 Introduction

West Hants Regional Municipality (WHRM) is undertaking a Municipal Document Review, which
has been branded as the “West Hants Plan Review” (WHPR) project. The WHPR will culminate
with a Regional Municipal Planning Strategy (MPS), Land Use By-law (LUB), and Subdivision By-
law (SBL) that will serve as a road map for WHRM to responsibly manage growth and change
over the next 20 years.

1.1 Context

The current, in-force planning documents for West Hants Regional Municipality pre-date the
2015 merger of the former Town of Hantsport with the then Municipality of the District of West
Hants and the subsequent 2020 consolidation with the former Town of Windsor, resulting in
three (3) distinct sets of documents for West Hants, Hantsport, and Windsor. The existing
planning documents for the three former municipal units last underwent comprehensive reviews
in 2005, 2008, and 2010, respectively. Since these reviews occurred, the planning documents
have undergone several amendments to address evolving community needs and changing
circumstances.

Recognizing this complexity, the ongoing West Hants Plan Review initiative aims to synthesize a
cohesive approach by developing a unified Regional MPS, LUB and SBL. This comprehensive
effort seeks to harmonize and streamline the planning process across the diverse regions of
WHRM.

An MPS is a long-term planning policy document that guides growth, development, and overall
use of land within the Municipality. It also establishes the goals, objectives, and land use policies
to ensure that the future needs of the Municipality and its community are met. Complementing
the MPS, the LUB contains the regulations necessary for implementing the policies outlined
within the MPS. Additionally, the SBL plays a crucial role in governing the division and addition
of land. Together, these planning tools form a coordinated framework to guide and regulate
development activities in a manner aligned with WHRM'’s objectives and community aspirations.

1.2 West Hants Plan Review Work Plan

The WHPR process will be completed across four (4) phases. Figure 1-1 provides an overview
of the project timeline, detailing the purpose of each phase as listed below. Each phase of this
project is associated with major deliverables and tailored consultation and engagement tactics.

The four (4) phases of the WHPR process are as follows:

May 2024 Background Review and Policy 1
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Phase 1 Phase 2 Phase 3 Phase 4
Project Start- Background Prepare Regional Refinement &
Up Review & Planning Finalization
Visioning Framework

Figure 1-1: West Hants Plan Review Process
Phase 1: Project Start Up

e To understand current issues and opportunities in WHRM from Council and Municipal
Staff. A Communications and Engagement Strategy will also be prepared to determine
the pathway for public engagement throughout the project.

Phase 2: Background Review and Visioning (current phase)

e To introduce the project to the community and undertake a review of relevant
background information.

Phase 3: Prepare Regional Planning Framework

¢ To undertake the technical writing, review, and implementation of the West Hants Plan
Review, building upon the work accomplished to-date. Community and stakeholder
meetings are being held to obtain feedback on the draft documents.

Phase 4: Refinement and Finalization

e To refine the draft Regional Municipal Planning Strategy, Land Use By-law, and
Subdivision By-law and bring through the statutory approval process.

Throughout the four phases of the WHPR, there will continue to be numerous opportunities for
public and stakeholder consultation through a series of workshops, surveys, and open houses.
Prior to the adoption of the WHRM planning documents (MPS, LUB, and SBL) a Public Hearing,
as mandated by the Municipal Government Act will be held before WHRM Municipal Council to
present the drafted documents, hear from members of the public, and obtain approval from
Council.

2 Background Review and Policy May 2024
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1.3 Existing Document Review

In 2016, the Council and the Planning and Development Department initiated the process of
reviewing the MPS, LUB and SBL for both the former Municipality of the District of West Hants
and the former Town of Hantsport. Subsequently, following the consolidation of the Municipality
of the District of West Hants and the Town of Windsor the Planning and Development
Department incorporated the planning documents from the former Town of Windsor into the
ongoing review. As part of this review, over 17 public engagement events were held, and a
number of Background Studies were completed in 2018 and later updated in 2020 to include
Windsor. The background studies include:

e Population e Infrastructure

e Housing ¢ Industry and Resource

e Land e Heritage and Culture

e Agriculture e Community Health and Services

e Economic Development

Unfortunately, the West Hants Plan Review had to be suspended due to the COVID-19
pandemic. The progress made during this initiative will be utilized in the ongoing development of
the MPS, LUB, and SBL for WHRM.

May 2024 Background Review and Policy 3
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2.0 Community Profile

West Hants Regional Municipality is a growing Municipality. Located in proximity to Halifax
Regional Municipality, the largest municipal unit in Nova Scotia and the major employment and
transportation hub in Atlantic Canada. Figure 2-1 illustrates a visual snapshot of the population
data from the most recent Census as per Statistics Canada (2021).

15.6
19,509 2.6% 48.8 years 8,375 )
persons/km
Total Population Median Age Number of Population
Population Change Since Private Density
2016 Dwellings
3.1% 3.4% 4.1% 50.1%
Indigenous New Canadians Visible Minority WHRM
Identity Employment
Rate

Figure 2-1: WHRM Population Data (Source: Statistics Canada, 2021)

21 Population

West Hants Regional Municipality has experienced reasonable growth in population and
households over the years. The Statistics Canada 2021 Census lists the population of the
WHRM as 19,509 residents. This represents an increase of 2.6% from the previous census in
2016.

4 Background Review and Policy May 2024
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The 2021 Census reports the following age distribution in WHRM: 14.5% of residents are 0-14
years; 60.8% are aged 15-64 years; and 24.7% are aged 65 years and older. Of the 24.7% aged
65 years and older, 2.7% are aged 85 years and older. This growing cohort of older adults has
specific needs that must be met to ensure that they can continue to fully engage and participate
in the community, including the provision of services and infrastructure that cater to all ages and
mobilities.

Population by five-year age groups and gender, West Hants (Rural municipality), 2021

I Women+ [ Men+
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Age groups
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Figure 2-2: Population of WHRM by Age Distribution (Source: Statistics Canada, 2021)

In the 2021 Census, 97.1% (18,715) identified English, 1% (200) identified French, and 1.3%
(260) identified a non-official language as their mother tongue. Non-official languages were
identified as the mother tongue of 260 residents, and included Arabic, Pilipino, Russian, Polish
and other languages.

Approximately, 585 people in WHRM identified as Indigenous in 2021, with 275 residents
identifying as First Nations single identify, 250 identifying as Metis single identity and 25
identifying as Inuk single identity. There are 645 residents who identified as being immigrants to
Canada.

2.2 Housing

The 2021 Census documented approximately 8,375 households within WHRM. Of these,
approximately, 79.7% of these were single detached dwellings (6,675), 14.2% (1190) were
attached dwellings (i.e., semi-detached, row house, apartment in a duplex, or apartment in a
building that has fewer than five storeys), and 6.1% (510) were movable dwellings. The average
household size in WHRM is 2.3 persons.

May 2024 Background Review and Policy 5
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With respect to tenure, according to the 2021 Census, 79.5% of households in WHRM are
homeowners, and 20.5% are rental. Of the 8,375 occupied private dwellings in 2021, only 1,575
dwellings were built in the period from 2001 to 2021, and approximately, 6,800 were
constructed prior to 2000.

2.3 Land Use

Development is concentrated in the communities of Windsor and Hantsport with more suburban
and rural development taking place in other areas of the Municipality. The majority (71%) of the
land in West Hants is zoned General Resource and over one-third (39%) of land in Windsor is
designated Agriculture.

Residential development in WHRM is primarily low-rise, single detached, and is based in
traditional grid networks of streets. Primarily, the West Hants communities have seen more
concentrated growth in Three Mile Plains and Falmouth and more dispersed development in the
rural areas.

2.4 Recreation and Community Facilities

There are a variety of recreation opportunities,
picnic areas, and green spaces, and play
structures, that are owned, or operated and
maintained by WHRM, including:

e Armstrong Lake Park
e Avondale Wharf and Waterfront
e Brooklyn Fire Hall Trail

e Burgess Crescent Park &

Playground

e Causeway Trail

e Cheverie Salt Marsh Restoration Figure 2-3: West Hants Sports Complex
Trail (Source: WSP Canada Inc.)

e Chittick Park e Falmouth Mini Park and

Causeway Trail
e Dr. Silas Rand Park
o Foundry Field
e Eldridge Road Recreation Site _
e Fundy Centennial Park
e Elmcroft Park
e Hobarts Beach
e Falls Lake Municipal Land Trail . ) .
e Irishmans Road Recreation Site
e Falmouth Boat Launch
o Kempt Quarry Recreation Site

6 Background Review and Policy May 2024
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e McDade Park e Tregothic Trail

e Riverview Trail e Upper Burlington Planters Trail
e Rotundus Park e Victoria Park

e Shamrock Ball Field e Windsor Waterfront Skatepark
e St. Croix Recreation Site e Windsor Waterside Park

e Other community facilities include:
o0 West Hants Sports Complex
0 Hants Aquatic Centre
o Windsor Community Centre

Public and independent elementary and secondary schools within WHRM include:

e Windsor Elementary School e Three Mile Plains District School
e Windsor Adult High School e Windsor Forks District School

e Avon View High School e Falmouth District School

¢ King’s-Edgehill School e Hantsport School

e Dr. Arthur Hines Elementary
School

2.5 Transportation

Highway 101 is the major, 100-series highway that runs through WHRM. Highway 101 connects
WHRM to Halifax to the east, and to Yarmouth to the west, running through the length of the
Annapolis Valley and along the Bay of Fundy shore. Highway 101 is the only 100 series highway
in WHRM. There are two trunk highways within WHRM; trunk NS-1 runs largely parallel to
Highway 101 in an east/west direction from Halifax, though the Annapolis Valley, to Yarmouth.
NS-14 runs in a largely south to north direction, commencing in Chester, N.S., traversing
through WHRM from Upper Vaughn to Woodville. NS-215 is a secondary highway which
commences at Newport Corner and runs along the Noel Shore throughout WHRM to the
boundary with East Hants, around the community of Walton. The remaining roads and streets
are divided into four types: arterial, collector, local and private, either maintained by WHRM or
by Nova Scotia Department of Public Works.

The closest airport is the Halifax Stanfield International Airport located outside of WHRM
(approx. 70km) in Goffs, NS. It provides both passenger and freight air services. The closest
commercial seaport facilities are in Halifax — the Halifax Atlantic Hub Terminal and the Fairview
Cove Terminal. Canadian National operates an intermodal terminal in Halifax as well for
passenger and freight rail.

May 2024 Background Review and Policy 1
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2.6 Economy

In the 2021 Census, WHRM reported a labour force of 9,100 people, a labour participation rate
of 55.9%, an employment rate of 50.1%, and an unemployment rate of 10.3%.

Data from the 2021 Census showed that the employment sectors with the greatest proportion of
the labour force include health care and social assistance, construction, and retail trade. These
three sectors were the only sectors that employed more than 10% of the labour force in WHRM.
Both the health care and construction sectors saw growth between 2016 and 2021. Retail trade
saw a slight decline in the percentage of persons employed in the sector during the same time
period.

8 Background Review and Policy May 2024
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Distribution of the employed labour force aged 15 years and over by industry sectors, West Hants (Rural municipality), 2016 and 2021

. 2016 W 2021

Agriculture, forestry, fishing and hunting

Mining, quarrying, and oil and gas extraction

Utilities

Construction

Manufacturing

Wholesale trade

Retail trade

Transportation and warehousing

Information and cultural industries

Finance and insurance

Sectors

Real estate and rental and leasing

Professional, scientific and technical services
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Arts, entertainment and recreation
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Figure 2-4: Distribution of Employment in WHRM by Sector (Source: Statistics Canada, 2021)
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2.7 Cultural Heritage

There are two heritage
properties in WHRM that are
designated by the
Government of Canada as
having National heritage
significance: Fort Edward and
the Hantsport Railway
Station. Fort Edward was
established in 1750 and
played a crucial role in key
historical events, including
the Acadian Expulsion and
the American Revolution. As
Canada’s oldest surviving
military blockhouse, Fort Figure 2-5: Fort Edward, WHRM (Source: Parks Canada)
Edward stands as a tangible
link to the past, showcasing
the region’s history and
contributing to the
understanding of Nova
Scotia’s cultural evolution. It's
architectural features and
preserved artifacts make it a
vital heritage landmark,
enriching the community’s
narrative and connecting it to
broader Canadian History.

The Hantsport Railway Station
was built in the late 19"
century, the station played a
crucial role in facilitating
transportation and trade,
reflecting the economic growth of Hantsport. Its distinctive architecture stands as a reminder of
the significance of railroads in shaping local communities, making it a cherished heritage site
that offers insights into Nova Scotia’s transportation history.

Figure 2-6: Hantsport Railway Station (Source: WSP)

10 Background Review and Policy May 2024
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Additionally, there are a number of Municipally and Provincially designated heritage properties
throughout WHRM including, Clifton House/Haliburton House, Clockmaker’s Inn, Greenwood,
Kempt Shore Presbyterian Church, and Windsor Plains Community Hall, among others.

WHRM has enacted a Municipal Heritage Property By-law (2021) aimed at identifying,
preserving, and protecting buildings, public-building interiors, streetscapes, cultural landscapes,
or areas of historical or cultural significance within the Municipality. The Planning Advisory
Committee serves as the Heritage Advisory Committee (PAC/HAC) and is a committee of
Council which advises on:

¢ Inclusion of buildings, public-building interiors, streetscapes, cultural landscapes or
areas in the Municipal Registry of Heritage Property;

o Applications to substantially alter or demolish a Municipal Heritage Property; and
e Other heritage matters.

In addition to the Municipal Heritage Property By-law, the Municipality offers a Municipal
Heritage Property Conservation Work Grant. This grant offers financial support to owners of
Municipal Heritage properties for eligible conservation work to architectural elements to support
the designation of the property.

2.8 Recreational, Open Space, and Natural Features

West Hants Regional Municipality
is characterised by a beautiful
natural coastal environment,
particularly along the Avon River,
which empties into the Minas
Basin, where the world’s highest
tides rise and fall along
approximately 160 kilometres of
shoreline and the banks of tidal
rivers. In order to protect the
shoreline from flooding, there is
approximately 6,019 acres of
dykelands and 30.5 km of running
dykes in West Hants, and
approximately 1,000 acres of
dykeland in Windsor.

Figure 2:7 — Smileys Provincial Park (Source: Nova Scotia)

The Region features two Provincial Parks, Smileys and Falls Lake, along with two Park Reserves,
Cheverie Salt Marsh and St. Croix. Additionally, there are wilderness areas, 12% of lands
protected according to Environment Nova Scotia, and Crown Land within WHRM.

May 2024 Background Review and Policy 1
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3.0 Policy Context

3.1 Municipal Government Act

The Municipal Government Act (MGA) is provincial legislation that delegates the roles and
responsibilities of municipal units in Nova Scotia; it gives councils broad authority to pass by-
laws in respect to their right to govern their Municipality in the way they see fit and appropriate
within the jurisdictions divested to them through the act. The MGA outlines the various areas
that local governments can and are required to administer in their function. The MGA is also
intended to enhance the ability of councils to respond to and address present and future issues
in their municipalities. The purpose of a Municipality, as stated in the act, is to provide good
governance, services, facilities, and other aspects that in council’s opinion are necessary and
desirable for all or a portion of the Municipality, and to development and maintain safe and
viable communities.

An important aspect of the power of a council in relation to the purpose of a Municipality is the
control of planning and development, which guides municipal land use through the development
and adoption of a Municipal Planning Strategy, defining the goals, objectives, and policies
unique to the Municipality, and the accompanying Land Use By-law, which prescribes the
standards upon which the policies contained within the Municipal Planning Strategy are
implemented and achieved. In addition, the Subdivision By-law plays a crucial role in regulating
the division of land within the Municipality, ensuring orderly development and adherence to
zoning regulations.

3.2 Statements of Provincial Interest

The Statements of Provincial Interest are guiding declarations, intended to provide principles
upon which development can occur in a sustainable and reasonable manner within Nova Scotia.
They are, in part, a recognition of the finite nature of the fundamental resources - land and
water — which contribute to the physical, economic, and social fabric of the entire Province. They
also serve as pillars around which the future growth and development of the province can be
achieved in a fair and equitable means. They are intended to assist Provincial departments,
Municipal governments, and individual residents make appropriate, common sense-based
choices, required in responsible land use decision making. The creation of policy as it relates to
land use should be “reasonably consistent” with the statements. However, they are not explicit,
rigid standards; they exist with the understanding that Nova Scotia is a unique and diverse
place. The communities within the province have their own distinctive character and conditions.
Common sense application and the thoughtful, creative, and innovative application around the
statements of provincial interest are paramount to their effective application.

12 Background Review and Policy May 2024
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There are five (5) Statements of Provincial Interest, applicable to the Planning Document Review
for the West Hants Regional Municipality:

Statement of Provincial Interest Regarding Drinking Water
Statement of Provincial Interest Regarding Flood Risk Areas
Statement of Provincial Interest Regarding Agricultural Lands
Statement of Provincial Interest Regarding Infrastructure
Statement of Provincial Interest Regarding Housing

a b~ WODN =

Each statement has its own goal, based on the rationale for the statement’s inclusion within the
Municipal Government Act, along with provisions related to the responsibilities for Municipalities
to adhere to within their planning documents as they pertain to each Statement of Provincial
Interest.

3.2.1 Statement of Provincial Interest Regarding Drinking Water

Goal
Protection of the quality of drinking water within municipal water supply watersheds

Rationale

e Safe supply of drinking water is a basic requirement for all people.

e Inappropriate development in municipal water supply watersheds may threaten the
quality of drinking water.

e Some water supply watersheds are located outside of the boundaries of the
Municipality using the water. The Municipality that is reliant on the water supply has
no direct means of protecting its supply.

Application

The statement is applicable to all municipal water supply watersheds in Nova Scotia — both
surface watersheds and groundwater recharge areas

Provisions

e Planning documents must identify all municipal water supply watersheds within the
planning area.

e Planning documents must address protection of drinking water in municipal water
supply watersheds. This includes the following considerations.

0 Restriction of permitted uses to those that do not pose a threat to drinking water
quality.

0 Balancing the expansion of existing uses against the risk posed to drinking
water quality.

May 2024 Background Review and Policy 13
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o Limitations on permitted lots to prevent cumulative impact on drinking water —
consideration needs to be given to lot size and density of development,
balanced against the risks posed to drinking water quality and supply.

o Establishing separation distances between new development and
watercourses to prevent impacts from run-off.

o Establishing measures to reduce erosion, sedimentation, run-off, and
vegetation removal associated with development.

o Different watersheds will be able to support different levels of development in proximity
based on unique conditions. The application of appropriate land use controls should
be determined by the following factors.

Existing land use
Location within the Municipality

Size of the water supply

o O O O

Soil conditions

It is recognized that in some situations, long-term protection and viability of drinking water
supply may not be practical. In these circumstances, the planning document must address the
particular reasons why. Municipal planning documents must, in these circumstances, consider
the location of an alternate source(s) of drinking water where long-term protective measures can
be applied.

The province supports the preparation of watershed management strategies for all municipal
water supply watersheds. These strategies should be prepared by the Municipality in
conjunction with the water utility and in consultation with impacts parties including landowners.

3.2.2 Statement of Provincial Interest Regarding Flood Risk Areas

Goal

To protect the safety of the public and property as well as to reduce the requirements for flood
control works and flood damage restoration in floodplains.

Rationale

Floodplains are naturally occurring storage areas for flood waters. New developments located
within floodplains can disrupt this natural occurrence, thereby increasing flood levels and flows.
This creates an increase in the threat to existing development both upstream and downstream.

Five floodplains are identified as ‘Flood Risk Areas’ under the Canada-Nova Scotia Flood
Damage Reduction Program; the extent of potential flooding has been scientifically determined.
None of the five areas are located within the boundaries of West Hants Regional Municipality.
However, the SPI acknowledges and explicitly states that where local knowledge and
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information concerning floodplains is prevalent, planning documents should be reflective and
respondent to this information and the applicability of this statement.

Provisions

e Planning documents must identify locally known floodplains.
e Planning documents must be reasonably consistent with the following:

o Within the floodway development must be restricted to uses such as roads,
open space, utility and service corridors, parking lots and temporary uses - the
placement of off-site fill must also be prohibited in order to prevent the
expansion of the floodway and impacts both up and downstream.

o Within the floodway fringe some form of development is permitted, but it must
be floodproofed. Further, development intended for vulnerable persons
(hospitals, seniors’ homes, etc.) and development associated with hazardous
uses is not permitted. This is intended to safeguard vulnerable populations and
protect natural resources from contamination.

o Placement of off-site fill is limited to what is required for floodproofing or the
management and mitigation of flood risk.

e The expansion of existing uses must be balanced against the risks to human safety,
property and the increased risk both up and downstream flooding. Expansion of the
floodway must not increase the area of the structure at or below the required
floodproof elevation.

¢ Known floodplains that are not mapped under the Canada-Nova Scotia Flood Damage
Reduction Program, at minimum should be reasonably consistent with the provisions
of the Floodway Fringe.

o Development contrary to the Flood Risk Areas statement may be permitted but a
hydrotechnical study, undertaken by a qualified individual, showing that the proposed
development will not contribute to up or downstream flood or result in a change to
floodwater flow patterns must be submitted and accepted.

3.2.3 Statement of Provincial Interest Regarding Agricultural Lands

Goal

To protect agricultural lands for the development of a viable and sustainable agriculture and
food industry.

Rationale

e Preservation of agricultural land is important to the future of Nova Scotians.
e Agricultural land is being lost to non-agricultural development.

e There are land use conflicts between agricultural and non-agricultural land uses.
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Application
The statement applies to all active agricultural land as well as land with agricultural potential in
Nova Scotia.

Provisions

e Planning documents must identify agricultural lands within the planning area.

e Planning documents must address the protection of agricultural land. Measures that
should be considered include:

o Prioritization of uses such as agricultural, agricultural related uses, and uses
that do not eliminate the possibility of using the land for agricultural purposes
in the future. Non-agricultural uses need to be balanced against the need for
agricultural land preservation.

o Limitations on the number of lots. Too many lots encourage non-agricultural
development. Minimum lot size and density of development needs to be
balanced against the need to preserve agricultural land.

o Establishment of separations distances between agricultural and new non-
agricultural development to reduce land-use conflicts.

o Provisions to reduce topsoil removal on lands with the high agricultural value.

e Existing conditions (established land-use patterns, economic conditions, and the
location and size of agricultural holdings) prevent all areas from being protected for
food production. In these instances, planning documents need to address why these
lands cannot be protected for food production. Wherever possible, non-agricultural
development should be directed to land with the lowest agricultural value.

3.2.4 Statement of Provincial Interest Regarding Infrastructure

Goal
Efficient use of municipal water supply and municipal wastewater disposal systems.
Rationale

Federal, Provincial, and Municipal governments have made significant investments in providing
municipal water supply and wastewater disposal systems. Unplanning and uncoordinated
development increases the demand for costly conventional and inefficient infrastructure.

Application
All communities within the province.
Provisions
16 Background Review and Policy May 2024
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¢ Planning documents must promote the efficient use of existing infrastructure and
reduction in the need for new municipal infrastructure. This should include the
following measures:

0 Encouraging maximum use of existing infrastructure through the enablement
of infill development on vacant land and higher density forms of development

o Discouragement of ‘leapfrogging’ over areas served by municipal
infrastructure to un-serviced areas.

o Community growth that requires the extension and expansion of infrastructure
should be directed to directed to areas where serving costs will be minimized.
Consider the use of practical alternatives to conventional wastewater disposal
systems.

o Known environmental and health problems related to inadequate infrastructure
and the establishment of short and long-term policies to address the problems,
including financing considerations, should be included.

o Where on-site disposal system is known to experience problems, alternatives to the
provisions of conventional wastewater disposal systems should be considered. This
can include the replacement or repair of malfunctioning on-site systems, the use of
clustered systems, and the establishment of wastewater management districts.

e Discourage the installation of municipal water systems without municipal wastewater
disposal systems.

¢ Consider intermunicipal solutions to address problems and the provision of required
infrastructure.

3.2.5 Statement of Provincial Interest Regarding Housing

Goal
To provide housing opportunities to meet the needs of all Nova Scotians
Rationale

Shelter is a fundamental requirement for all, and a wide range of housing types is necessary to
meet the needs of Nova Scotians

Application
All communities of the province.
Provisions

e Planning documents must include housing policies addressing affordable housing,
special-needs housing, and rental accommodation. This includes an assessment of the
supply and demand of these forms of housing and the development of solutions
appropriate to the planning areas. The definition of affordable housing, special needs
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housing and rental housing can be left to the individual Municipality to define in the
context of their unique characteristics.

e Measures that should be considered in planning documents include enabling high
density development forms, reduced lot sizes and reduced yard requirements to
encourage a range of housing types.

¢ Depending on the type of group home, planning documents must address them in their
context. Some are more aligned with single-family, low residential characteristics while
others that provide for specialized services may need specific locational criteria.

e Provisions for manufactured housing must be provided for in planning documents.

3.3 West Hants Regional Municipality Current Planning Documents

West Hants Regional Municipality is comprised of three former Municipal units. The former Town
of Hantsport, the former Town of Windsor, and the former Municipality of the District of West
Hants. In 2014, the Town of Hantsport voted to dissolve its municipal incorporation and the
former town was dissolved into the Municipality of the District of West Hants the following year.
In 2018, the Province of Nova Scotia passed legislation enabling the Town of Windsor and the
Municipality of the District of West Hants begin a negotiation process that would ultimately lead
to a merger of the two Municipal units. This process was completed and on April 1, 2020, the
West Hants Regional Municipality was established.

As a result of the changes to the municipal units that occurred there are currently three
separate planning documents are in-force within the West Hants Regional Municipality, from
each of the three former Municipalities. This creates a system that can pose challenges to
implementing a cohesive planning process and ensuring that planning policies are aligned
throughout the entire Municipality. This section will provide an overview of these planning
documents to assess the congruencies and provide a means to identify gaps and deficiencies in
the current planning documents for WHRM.

3.3.1 Former Town of Hantsport Current Planning Documents

The former Town of Hantsport initiated their MPS plan review in 2008 with a focus on
sustainability as a pillar of the Town’s planning focus moving forward. The Town developed, as
part of the MPS, an Integrated Community Sustainability Plan (ICSP) which revolved around four
pillars of sustainability — Environmental, Economic, Social, and Cultural (social and cultural were
combined within the MPS document). A set of goals and policies pertaining to each pillar is
included in the MPS.

Environmental goals and policies within the MPS speak to the challenges and circumstances
posed to the community due to its location along the Minas Basin and the need to address
adequate protection from and appropriate adaptation measures from coastal erosion and sea
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level rise. It also spoke to the challenges faced by the combined sewer system within the Town
and the need to protect the water supply from Davidson Lake within neighboring District of West
Hants.

Economic goals and policies pertain to the encouragement of efficient development patterns
and the use of existing infrastructure through infilling and providing for housing. They also noted
a need to encourage growth within the Town. The MPS identified two areas (southeast of
Holmes Hill Road and between Evangeline Drive and Chestnut Avenue) for future growth and
housing via subdivision. The policies also spoke to increasing public transit ridership, improved
internet access, encouragement of home-based businesses, and the development of economic
partnerships throughout the region.

Social and cultural goals and policies pertain to the development of trail systems, additional
sidewalk infrastructure, partnerships and support for schools, libraries, police and emergency
services, and solid waste collection.

The general policies within the MPS encourage economic development within vacant areas of
the Town of Hantsport and call for the establishment of a Comprehensive Development District
(CDD). Residential policies allow for the establishment of primarily low-density zones.
Commercial policies address the potential for mixed-use (commercial/residential zoning) and
industrial policies direct these land uses to areas that are zoned for this use only. Open space
policies direct municipally owned areas into lands zoned for recreational open space while
environmentally sensitive areas are placed in conservation open space zones.

3.3.2 Former Town of Windsor Current Planning Documents

The former Town of Windsor’s planning documents were enacted in 2005 and are the oldest of
the three sets of planning documents currently in force within WHRM. Given the town’s position
as the main service centre in the West Hants region, as well as the primary urban centre
between HRM and the Kentville-New Minas area, the focus of the documents differs from that of
the other two sets of current planning documents.

The overall objective of the documents is to promote the town as a highly desirable place to
reside as well as create a thriving centre for commercial and service opportunities, through the
enhancement of the residential and commercial environments. The MPS notes several
development principles, this includes:

¢ Encouragement of compact residential and commercial growth through the application
of efficient use of municipal infrastructure.

e Maintaining control over the location, design and built form of new multi-unit residential
development.

e Ensuring flexibility in the planning documents to support the growth and opportunities
for home-based businesses.
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e Permitting a broad range of uses in the Industrial Park.
e Promoting the downtown as a main business district in the town.

e Establishing development standards for roadways entering into the town, including
type, location, scale, and built form of new development.

e Promotion of healthy living through access to parks and open spaces such as trails,
the waterfront, and other public and private facilities.

e Protection of active farms and agricultural dykeland from the encroachment of
incompatible land uses.

3.3.3 Former Municipality of the District of West Hants Current Planning
Documents

The former Municipality of the District of West Hants planning documents came into force in
2008. These documents were the first time that planning documents had been established for
the entire former Municipality — prior iterations of planning documents were completed in
piecemeal format beginning in the growth centre of Falmouth, then spreading to Upper
Falmouth, and beyond to areas of the former Municipality centered first around agriculture and
then to resource production and protection.

The development of planning documents for the former Municipality of the District of West Hants
focused on directing non-rural development patterns to growth centres — Falmouth and Three
Miles Plains — one village: Brooklyn, as well as eleven hamlets within the Municipality, typically
centered around a community hall or historic place of worship. The intended density of
development within each of these levels declines respectively, however all are intended to
provide a level of local commercial service.

The intention of this pattern of development is to protect and preserve lands outside of these
identified areas and communities for agricultural and resource development as well as
protecting natural resources such as freshwater supply. The MPS created two separate
resource designations within the areas outside of the identified growth centres, village, and
hamlets; these were based upon the natural capabilities of the land and its likely use. The
Agriculture designation was comprised of active farm and lands with the highest capability for
agricultural uses — class 2 and class 3 soils, as well as historic Acadian dykelands and represent
some of the most fertile lands in Nova Scotia.

The intent behind this designation was:
e To prevent intrusive, incompatible, and competitive land uses.
e Discourage fragmentation of lands.
e Provide long term security required for agricultural and resource production.

e Accommodate limited residential and non-agricultural/non-resource uses.
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o Establish appropriate separation distances.

e Enable economic diversification by permitting a wider range of uses in areas not
intended for residential development.

The Resource designation was intended to encompass land used for resource extraction
(mining and forestry) as well as some areas of combined resource use and municipal water
supply areas. Lands within these designations also permitted some limited non-resource
development. The MPS makes specific note of the importance that Gypsum mining has and
continues to play in the economic viability of the Municipality, particularly within the rural areas
and the need to reduce land conflicts between mining sites and adjacent land uses. Forestry
uses dominate the economic landscape within the southern and northeastern portion of West
Hants. Though the MPS also notes the growth of cottages and other recreational opportunities
and the importance of protecting wildlife habitat. Finally, the document also notes that the
freshwater supply areas for the entire West Hants region lie within the boundaries of the former
Municipality of the District of West Hants and highlights the importance of protecting this
resource.

3.3.4 Other Documents

Over the past decade, the former Municipalities that now constitute the West Hants Regional
Municipality made a concerted effort to develop cohesive plans pertaining to active
transportation and active living within the communities that comprise WHRM. These plans
include the following:

Avon Region Active Transportation Plan (2015)

This plan was a collaborative effort between the three municipal units at the time to improve safe
and efficient non-motorized transportation options and linkages within the Avon River Region. It
set a unique approach to a regional active transportation model within the urban and rural areas
of what was to become West Hants Regional Municipality. The plan addressed tangible
improvements in active transportation infrastructure and the encouragement of a shift towards
non-motorized forms of transportation.

Municipality of the District of West Hants Parks and Open Space Plan (2016)

This plan features a ten-year outlook to manage the Municipally owned parkland and open
space in order to secure the use of these important lands for the needs of the residents. This
plan was developed through extensive community consultation and resulted in the inventory and
classification of parkland and open space. Fifteen prioritized management actions were
generated as part of this plan for the plan to be implemented over the prescribed lifecycle.
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Municipal Climate Change Action Plans

As a result of the 2010-2014 Gas Tax Agreement, each of the former Towns of Hantsport
(2013), Windsor (2014) and the Municipality of West Hants (2013) completed a Municipal
Climate Change Action Plan. These plans encompass a variety of initiatives and policies aimed
at reducing greenhouse gas emissions, enhancing resilience to climate impacts, and facilitating
a shift towards a more sustainable and low-carbon future. The Plans have provided perspective
on the impacts of climate change on Hantsport, Windsor and West Hants and initiated
discussions about policy and procedures that could help protect people, properties, special
places, and essential municipal services that are susceptible to changing climate conditions.
Among the common climate change issues and hazards addressed in each plan are sea level
rise, erosion, inland flooding, storm surges, and drought. Additionally, a key focus of the plans
involves continually engaging with the community to raise awareness and foster climate action,
with each community establishing a Municipal Climate Change Adaptation Plan (MCCAP)
Committee. As of January 2023, the MCCAP Committee is known as the Climate Action
Committee (CAC).
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4.0 Key Issues and Themes

The following section discusses key local issues and opportunities for improvements to the
current Municipal Planning Strategies and Land Use By-laws that have been identified, based on
background review and initial consultation with WHRM staff. These issues, along with any others
that may be identified during the WHPR process, will need to be addressed in preparing the new
Regional Municipal Documents.

4.1 Document Format and Structure

In recent Municipal Document Review processes, there has been an increased emphasis placed
on ensuring MPS and LUB documents are user-friendly and able to be read and interpreted by a
broad audience, including Council, municipal staff, agencies, developers, and residents. As
such, the following subsections describes changes and considerations that have been identified
for further refinement and implementation in subsequent stages of the project.

4.1.1 A User-Friendly Document

The structure and format of the current Municipal Planning Strategies and Land Use By-laws
can be modernized and improved to create a more user-friendly document that is easy to
navigate and interpret by residents, developers, and agencies, and to administer by WHRM staff.
Formatting considerations for the new Regional Municipal Planning Strategy and Land Use By-
law include:

e Maintain the use of digital hyperlinks to sections of the document in the Table of
Contents, for ease of navigation when the MPS, LUB and SBL is being viewed in a
digital format;

e Introduce colored section dividers and icons to promote easier navigation and
wayfinding through the document, as illustrated in Figure 4-1;
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Figure 4-1: Use of coloured headers (City of Pembroke Zoning By-law, January 2020)
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Number provisions consistently throughout the documents. Consideration should be given to
renumbering policies/provisions under each section as follows: Section 1; 1. main policy/provision;
a) sub-policy/provision; i) secondary sub-policy/provision. This will allow for clear references to
the MPS and LUB in other planning documents and development applications, such as “Section

(1)@

e Limit the number of policies/provisions which require the reader to jump between
sections in the document;

e Each land use designation should include a preamble which describes the general
purpose and intent of the designation;

o Each Zone should include a preamble which describes the general purpose and intent
of the Zone;

e Under each Zone, there is an opportunity to organize performance standards (e.g.
minimum setback and yard requirements) in tables which are consistent across all
Zones; and

e Adding images and diagrams to illustrate certain definitions and zoning provisions to
more clearly communicate requirements. For example, diagrams can be used to
illustrate definitions for dwelling types, lot types, required yards, parking space size
requirements, driveway requirements, and permitted yard encroachments (see Figure
4-2).
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Figure 4-2: Examples of Land Use By-law lllustrations
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4.2 Definitions

Each of the current Land Use By-laws establishes defined terms in the following Sections:

e Municipality of the District of West Hants — Section 35.0
e Town of Windsor — Section 31.0
e Town of Hantsport — Part 2

The following changes may be considered to assist in the interpretation of the new Regional
Land Use By-law:

e A comprehensive review of all definitions should be completed to ensure that they are
contemporary, including deletion or replacement of definitions for uses which are out
of date;

o Definitions should also be reviewed to ensure that every permitted use discussed in
the general provisions and listed under the individual Zones has a corresponding
definition. A definition will also have to be added for any new permitted uses introduced
through the preparation of the new Regional Land Use By-law;

e Permitted uses should also be reviewed to identify uses that are similar in nature, and
that may be grouped under a broader defined term; and

e As previously mentioned, illustrations of technical definitions (e.g. lot lines, yards) may
be added to assist the reader in interpreting the provisions of the Land Use By-law.
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4.3 Key Issues/Themes

This section of the Background Review and Policy Directions Report summarizes the planning
issues and themes to be addressed through the WHPR as identified by WHRM staff and Council.

4.3.1 Residential Development

WHRM’s housing supply is predominantly ground-oriented single detached units although some
diversification has been seen in recent housing completions. According to the West Hants
Regional Municipality Housing Needs Assessment Report (2023), as of the end of 2022, there
was no gap between the demand for housing and the available housing supply in the
Municipality, indicating historical completion rates have been sufficient to meet new demand.
However, projections indicate a growing need for 560 units by 2027 and 1,115 units by 2032 to
accommodate population growth. While current construction trends may cover most of the 2027
demand, a shortfall of 10 units by 2027 and 15 units by 2032 is projected if the pace persists,
highlighting the need for proactive measures to address future housing needs. These housing
trends and projected deficiencies will be important to monitor going forward given the
historically low vacancy rates throughout Nova Scotia and impact of higher housing costs in
Halifax Regional Municipality (HRM). These conditions make WHRM an attractive place to
develop new housing stock and for homeowners to reside but could potentially increase the
pressure on existing housing stock as well as drive up the cost of housing — impacting low-
income residents and creating further strain on the housing market within the Municipality.

Currently, the respective MPS’s and accompanying LUB’s of the former municipal units are
limiting in the ability to permit residential development beyond one-unit and two-unit dwellings,
without requiring discretionary planning approvals beyond required permitting such as
development permits and building permits. WHRM has expressed interest in increasing the
number of permitted units as-of-right in the LUB, in an effort to encourage and attract
development to the community. Currently, innovative housing forms that appeal to a wide cross-
section of residents of varying means and abilities are permitted. However, many are only
permitted via a Development Agreement or other discretionary planning approval process. As
households become increasingly diverse in composition — single occupants, non-familial
cohabitation, multi-generational families, etc., there is a need for housing options and diversity to
become increasingly flexible.

The WHPR is an opportunity to develop appropriate provisions for residential development to
better reflect the current and anticipated housing needs, intensification in appropriate areas
based on existing and planned infrastructure as well as current and anticipated transportation
demands to manage growth through reasonable regulations while ensuring efficient standards
are implemented. This can be done through criterions such as reducing setbacks, maximum
parking requirements, increased permitted height and density requirements (both as-of-right
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and through discretionary planning processes when and where applicable), and providing for a
wider-range of housing options, types, and built forms. In addition, the creation of specific
zoning categories and standards will be developed and implemented for the areas within the
WHRM that have existing infrastructure capabilities such as water/wastewater and road
networks to adequately support appropriate increases in residential growth and development.

4.3.2 Extreme Weather Protection

In Spring and Summer of 2023, wildfires that occurred in HRM and on the South Shore of Nova
Scotia, along with localized flooding in WHRM and HRM, brought concerns around protection
from extreme weather events into sharp focus for communities within the province. With WHRM
being one of the Municipalities directly impacted by the extreme weather events that occurred in
2023, WHRM recognizes the need for the new planning documents to address how land use
planning — policies and regulations — can better prepare and safeguard communities from
extreme weather events tied to climate impacts, which are occurring more frequently and with
greater ferocity throughout Nova Scotia.

4.3.2.1 Wildfires

Following the wildfires in Spring 2023, and the severe impact they had on residential
communities within HRM — with over 150 homes lost due to fire - the acute need for enhanced
regulations pertaining to land use that could aid in the prevention of widespread damage
became apparent. The residential communities that were impacted by the wildfires, Hammonds
Plains, Upper Hammonds Plains, Stillwater Lake, and Tantallon, share many characteristics
similar to residential communities, villages, and subdivisions found throughout WHRM.
Similarities include unserviced lots, predominantly residential uses, reliance on emergency
services with longer-wait times than custom to urban areas, dense vegetation throughout the
community particularly between residential units, and often a single access point throughout a
subdivision. These characteristics — though common throughout many suburban and rural
residential areas throughout Nova Scotia — can create potentially dangerous conditions for
wildfire to spread in a rapid and uncontrollable manner.

Unfortunately, weather and climate conditions are more frequently becoming prevalent for the
generation of conditions associated with enhanced risk of wildfires. These conditions include
less accumulated snowfall and warmer days on average throughout the winter months, leading
to less snowmelt and moisture being released into the ground and water systems during the
spring. In addition, Nova Scotia has faced extended periods of reduced rainfall, resulting in
lower accumulated precipitation levels throughout the year. Throughout the spring and summer
months, days with higher-than-average temperature normally recorded are becoming
increasingly prevalent. While it would be optimal to have weather patterns and climate
conditions revert to forms traditionally seen in Nova Scotia, this will not occur during the lifespan
of the new planning documents. Therefore, the new planning documents for WHRM must
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address the threat of wildfires on communities within the Municipality and offer policies and
regulations that can promote protection and limit threats.

The new planning documents can help address concerns and conditions associated with
wildfires. This includes policies within the MPS that encourage development patterns in a
compact and efficient manner, concentrating growth in strategic locations that make use of
existing infrastructure to enable better and enhanced protections of existing and new
development. Policies regarding development further from the urban cores found within the
Municipality — Windsor and Hantsport — can be tailored to encourage growth patterns to
appropriately space future development in a manner that can help prevent and deter the most
prevalent impacts of extreme weather, such as wildfires. Additionally, policies mandating the
creation of secondary, or emergency access roads, in new developments outside of the
serviced area. Emergency access roads may not necessarily need to adhere to the same
standards as conventional roadways. Access restrictions can be implemented when not in use,
but they remain available for emergency access or swift evacuation if necessary. Policy
requiring the implementation of site plan approval for development in rural areas susceptible to
the threat of wildfire may also be appropriate. Through this process, development would be
required to show where vegetation in proximity to new development is removed in order to
create a buffer around a dwelling and prevent wildfires from damaging or destroying said
dwelling. Potential regulations within the new SBL may also be considered. This could include
“fire breaks” between a certain number of lots, greater separation distances between dwellings
to prevent and limit fire “jump” from one dwelling to another.

4.3.2.2 Flooding

Flooding occurs naturally in various locations throughout WHRM. This is due to the relative low
level of much of the landmass in WHRM and its proximity to the Minas Basin, as well as the three
(3) main rivers — Avon, St. Croix, and Kennetcook, draining into the Minas Basin and then
flowing into the Bay of Fundy. However, the development patterns within WHRM, owing to the
establishment of dykelands by Acadian settlers, have resulted in a significant portion of the most
developed areas in WHRM being in proximity to areas most susceptible to risks of flooding.

Today, dykelands make up approximately 7,000 acres of total area within WHRM and nearly half
the land within the boundaries of the former Town of Windsor. These areas are best suited for
agricultural uses and limited development. However, it is important to be cognizant of the desire
and, at times, need to locate housing and other more intensive forms of land uses in proximity to
services and amenities sought by residents on a daily or regular basis. Further, with the push to
densify housing and development in central locations — both as a means to ensure efficient use
of existing infrastructure and to limit sprawl and development from central locations to
peripheral and beyond, conflict in land use can occur between permitting new or expanded
development in areas identified as prone to flooding.
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The current planning documents identify flood-prone areas and feature an overlay. This restricts
the uses permitted to the underlying zone but limits further development, restricting
development to that which is as-of-right or development that includes recreational uses such as
golf courses or recreational trails. Policies do permit additional forms of development but require
that a surveyed plan demonstrates the development will occur above the established highwater
mark of the dykeland. This is similar to the requirements found in the Provincial Statement of
Interests and should be carried forward to ensure the documents reasonably comply. Special
provisions to ensure that lands in the former Town of Windsor are permitted to be developed in
an appropriate manner may have to be considered given the sheer percentage of land within
the former Town that is classified as dykelands and the need to encourage density and housing
options within the largest community in WHRM. Policies and regulations within the new planning
documents can facilitate the prudent development of the community while ensuring that areas
prone to flooding are not jeopardized by haphazard land uses and intensification beyond what
the dykelands can manage.

4.3.3 Coastal Protection

Given the rise in extreme weather events and the development pressures associated with
Coastal development, there is a recognized need in WHRM to regulate in an appropriate manner
the necessary balance between development along the coastline of WHRM and protect existing
and future development while ensuring that access to the coastline is afforded in a fair and
equitable manner. Many municipalities within Nova Scotia, including WHRM, were awaiting the
proclamation of the Coastal Protection Act by the Province of Nova Scotia. However, in
February 2024 the government of Nova Scotia announced it was no longer considering bringing
this act into force. In its place the government of Nova Scotia has released The Future of Nova
Scotia’s Coastline: A plan to protect people, homes, and nature from climate change. This brief
document provides fifteen actions to be implemented over a three-year span to help inform
individual property owners about the risks associated with coastal development. It also calls
upon municipalities to develop their own specific land use policies and regulations regarding
coastal development to create climate-resilient communities.

WHRM has acted in a proactive manner in this regard; amendments to the in-force MPS for both
the former Municipality and the former Town of Windsor were written to ensure that when the
Coastal Protection Act was proclaimed the Coastal Protection Zone will automatically be in
place, restricting future non-exempt development from occurring within 30 metres of the high-
water mark. The former Town of Hantsport already had a measure in place matching this
requirement, owing to the threat of coastal erosion and the identified need for coastal projection
within the community based on its proximity to the Minas Basin. Given the recent announcement
that the Coastal Protection Act will not be proclaimed, it will fall to the WHRM to develop a plan
that is appropriate for the Municipality. The application of a Coastal Protection Zone is intended
to restrict and regulate future development, but not necessarily outright prohibit development
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from occurring. Rather, to obtain a building permit within this zone, a report prepared by a
qualified professional outlining the level of risk stemming from coastal impacts is required.

In the development of the new planning documents, regulations outlining the permitted types of
development without an assessment, the permitted types of development with an assessment
prepared by a qualified professional, and conditions and extent of renovations under which
development can occur without an assessment will need to be considered. However, it is
important to note that, given the impact extreme weather events and coastal erosion and
degradation are having within WHRM and Nova Scotia as a whole, it will be important to develop
regulations that will ensure the protection of properties and the ability to continue to provide
access to coastlines where appropriate and applicable.

4.3.4 Economic Development

The economic development of WHRM is tied in many ways, to its proximity to HRM and the
Annapolis Valley. Given its proximity to both of these areas, it can create challenges to
developing the appropriate conditions for many economic sectors since services and
businesses are within a reasonable distance for commuting as well as accessing goods and
services. However, these conditions can also enable a greater diversity of businesses. This can
create the necessary conditions for robust and resilient economic development, which in turn
can benefit the Municipality overall. Further, a diverse cross-section of economic development
can protect the WHRM economy during periods of economic downturn when they arise due to
external factors beyond the scope of local conditions. The new planning documents for WHRM
can provide important contributions to the creation of appropriate conditions for greater
economic development. Policies and regulations can encourage conditions conducive to
promoting a greater diversity of businesses and enable entrepreneurship within the community.
They can also be used to direct commercial growth to areas identified through the plan review
as appropriate for particular types of business. Land use planning policies and regulations can
also control inappropriate and incompatible forms of development, which in turn can be used to
protect and promote areas in WHRM that are unique. These can act as a draw for economic
activity by creating a destination for consumers that isn’t found elsewhere.

One of the largest employment sectors in WHRM is the retail sector. However, WHRM lacks a
significant footprint of ‘big box retailers’ and ‘power centres’ — commercial nodes where these
retail formats are clustered together. There are some larger retail outlets in the Windsor area,
such as Kent Building Supplies, Atlantic Superstore, and Sobeys. However, owing to the
proximity of WHRM to New Minas, in neighbouring Municipality of the County of Kings, and
Bayers Lake, Dartmouth Crossing, and Bedford Commons in HRM, as well as the comparatively
small population of WHRM versus that of the neighbouring municipalities, large-format retailers
have not established themselves to the degree that they have in other municipalities in Nova
Scotia. This means that participants in the warehousing and retail sector of the local economy
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are more likely to be employed by smaller-scale business that serve a local clientele or offer
specialized products and services. This is an important distinction for the economic fabric of
WHRM. The new planning documents for the WHRM can potentially contain policies and
regulations that are supportive of smaller-scale business and help direct these businesses to
traditional commercial areas, such as “main streets” of communities to promote them as
destinations for both residents within WHRM or those who would travel to WHRM from Halifax
and other neighbouring municipalities. This can generate economic spin-offs through the
hospitality and tourism industry.

WHRM has a robust tourism and hospitality sector, owing its location to many of the main
transportation hubs for the province, its proximity to HRM, the historic and traditional
characteristics of communities such as Windsor and Falmouth, the rich agricultural components
that form much of the rural landscape and the idyllic location as the gateway to the Annapolis
Valley. Entrepreneurs have and will continue to capitalize on the characteristics that make
WHRM an attractive destination for visitors from both near and afar. While HRM captures the
largest portion of tourism revenues to Nova Scotia, the Annapolis Valley and Fundy Shores — of
which WHRM is a part of — ranks second. Policies and regulations in the planning documents
can help to promote this key industry by enabling a diversity of business opportunities for rural
and town locations. This can include “agri-tourism” operations as an accessory business to an
existing operation — allowing visitors to experience and take part in traditional, small scale
agricultural operations. It enables small-scale, family-oriented business to diversify their
operations, thereby creating more resilient and healthy enterprises. The natural landscape and
varied topography cater to activities appealing to WHRM residents and draw people from HRM
and neighbouring municipalities. Ski Martock, On-Tree Adventure Park, multiple golf courses,
mountain biking, and recreational boating opportunities act as a magnet to the region and
promote economic growth and development.

The previous ten (10) years have seen a significant growth in the opportunities for home-based
businesses to become a more viable and primary source of income generation for
entrepreneurs. The proliferation of high-speed internet availability, coupled with the abundance
of online retail platforms and the influence of the COVID-19 pandemic, has catalyzed a growing
demand for online shopping, prompting an expansion in this economic sphere. The
development of new land use planning documents can assist in the creation of flexible
regulations to permit the establishment and expansion of home base businesses and policies to
encourage growth in this sector. This is critical to creating stronger economic resiliency in
WHRM, as the single largest percentage of businesses operate with five (5) or fewer employees
and often have a home-based component or entire business operation. It is also critical given
that the type of employment has shifted away from full-time employment opportunities towards
part-time and flexible employment. While this is reflective of overall trends in employment on a
wider provincial and national scale, it also results in the need for more opportunities to develop
alternative income streams and opportunities.
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However, it is important to note that home-based businesses are not exclusively relegated to the
online presence or operations. Many rurally located home-based businesses operate on
properties that have a residential and commercial or industrial component. It is important that
land use policy and regulations are cognizant of these conditions. Updated land use planning
documents must be developed and adopted in a manner that strikes the appropriate balance
and degree of flexibility in permitting incompatible land uses via appropriate separation
distances, buffering, and site planning.

4.3.5 Renewable Energy

Recognizing the tangible daily impacts of climate change, WHRM understands the need to
rapidly transition from non-renewable fossil fuels to renewable energy sources. This shift aims to
mitigate the adverse effects on climate, including rising temperatures, alterations in weather
patterns, and heightened frequency of extreme weather events. At the provincial level, the
government of Nova Scotia has also recognized this need and set a target of 80% of energy
consumed in Nova Scotia stemming from renewable sources by the end of this decade, and
meeting net-zero targets (no-emissions produced through energy generation) by 2050.

At the same time, WHRM is cognizant of the concerns that have been raised through public
consultation and engagement regarding the impacts that Renewable Energy — particularly the
infrastructure associated with renewable energy projects — can have on communities. These
concerns often revolve around noise, shadow flicker, aesthetics, property values, and impact on
natural habitat for plants, animals, and birds. Municipalities, including WHRM, need to be
sensitive to the concerns pertaining to the impact renewable energy sources can have on the
natural environment and residents residing in proximity to these facilities and infrastructure. The
benefit of robust land use policies and regulations pertaining to renewable energy infrastructure
is that it clearly outlines when, where, and under what conditions renewable energy can be
developed; this provides assurances to residents of how these facilities will be developed,
operated, maintained, and decommissioned throughout their lifecycle.

Policies within the existing documents for the former Municipality of the District of West Hants
enable Council to consider residential and utility-scale wind turbines. Residential wind turbines
are for personal use; examination of the level of permissiveness that residents are comfortable
with enabling within the new planning documents will need to be considered and addressed.
Small-scale, personal wind turbines can provide opportunities for residents to generate clean,
renewable, off-grid energy. However, the potential for adverse, conflicting land-use exists.
Current planning policy does not permit wind turbines of any size or energy output within the
boundaries of the former Town of Windsor. Policies for the former Town of Hantsport permit
personal-grade turbines throughout the boundaries of the former town. However, utility-grade
turbines are prohibited.
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Utility-grade, medium- and large-scale wind turbines are a more intensive land-use and can
have the potential for a wider impact in both a perceived positive and negative manner. Turbines
and wind farms (multiple turbines developed and maintained by a public or private enterprise)
that produce more than two (2) megawatts of energy are subject to Provincial and, dependent
on the specific conditions, Federal Environmental Assessments. Given the authority for these
facets of turbine development are at higher levels of government, their authority supersedes that
of the Municipality. However, municipalities can still set regulations regarding separation
distance, maintenance plans, and safety considerations, in additional to standard requirements
regarding discretionary planning approvals. Current policies permit utility-grade turbines and
wind farms on lands outside of Growth Centres, Villages, and Hamlets. Two (2) wind farms are
currently in operation — Ellershouse and Martock Ridge. Given the emphasis from the Province
of Nova Scotia to make a rapid transition to renewable forms of energy, and the proliferation of
wind farms in other municipalities in Nova Scotia, it is prudent for WHRM as part of the plan
review, to examine and evaluate land-use regulations surrounding wind energy. Regardless of a
person or persons stance on wind turbines and the associated infrastructure, it is pertinent to
address these concerns and regulations around land use in order to ensure this form of
renewable energy can be developed in a manner that is consistent with protecting and
preserving natural resources.

Hydro-electric power stations have been a longstanding energy fixture within WHRM. Both the
St. Croix hydroelectric system and the Avon River hydroelectric system have been generating
electrical supply for decades as some of the first hydro-electric systems Nova Scotia. However,
it is unlikely there will be an expansion of hydro-electric systems in WHRM, given the high cost
of developing the infrastructure in relation to the amount of energy generated and the increasing
demand for energy. Other potential sources of energy include solar farms, which can be placed
on strategically located properties. Policies and regulations within the new planning documents
can be considered in order to facilitate the growth of this form of renewable energy. However, it
is also important to ensure that land used for large-scale solar projects can be returned to its
previous state. This is particularly important if the land has high agricultural value and
productivity.

4.3.6 Agriculture Land Stewardship

Agriculture is a critical aspect of the fabric of the WHRM. Agriculture — both the land use
component and the economic opportunity — are of vital importance to the WHRM. Land with high
potential for agricultural use has been identified using the Canada Land Inventory (C.L.l.) Land
Capability for Agriculture classification system. Under this system, Class 1 applies to the best
agricultural land, while Class 7 refers to land with no agricultural value. There is no Class 1 land
in Nova Scotia, but there are significant areas of high capability Class 2 and 3 land in the central
and northern parts of WHRM particularly around the Avon, Kennetcook, Cogmagun and St.
Croix rivers. In all, approximately 91,000 acres in WHRM is rated as C.L.I. Class 2 and 3.
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In alignment with the Statement of Provincial Interest, to protect the viable agricultural land and
active farms for future generations the agricultural areas of WHRM are designated and zoned for
agricultural uses and Council has established policies to restrict non-agricultural development.
Further, policies within the existing planning documents also speak to appropriate separation
distances between agricultural and non-agricultural uses, in order to reduce conflict between
incongruent land uses. Policy within the existing planning documents also prohibit new roads to
be developed within the Agricultural designation without rezoning or a discretionary planning
approval process; this is to prevent the fragmentation of farmland. Policy provision also exists to
prevent the removal of topsoil except with necessary for a permitted use or incidental to a
permitted use.

There are three (3) distinct zones within the Agricultural designation of the current planning
documents for WHRM:

Table 4-1: Agricultural Designations from Current WHRM Planning Documents

Land Purpose Permitted Uses

Classification

Prime Improved Primarily reserved for Agricultural uses
Agricultural Class 2and 3 long-term agricultural
. F try and forestry-relat
(P/Ag) lands production. Land has the ug;zs ry and forestry-related
most restrictions on non-
agricultural Single unit dwelling accessory to
uses/development. ongoing agricultural operations

Existing dwellings, churches,
and community centres

Agricultural Improved and Reserved for agricultural Agricultural uses

Priority unimproved production with limited .
Two (AR-2) Class2and 3 non-agricultural Agricultural support uses
lands uses/development. Single- and Two-Unit Dwellings
Manufactured homes
Forestry and forestry-related
uses
Churches, Community Centres,
and Fire Halls
Agricultural Class 4 and Controlled non-agricultural  Agricultural uses
Priority active development is permitted. Adricul
tural rt
Three (AR-  agricultural griculturat support uses
3) land in Growth Single- and Two-Unit Dwellings
Centres, Manufactured homes
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Village, and Forestry and forestry-related
Hamlets uses

Churches, Community Centres,
and Fire Halls

However, despite the emphasis on agricultural, forestry, and other limited uses within zones in
the Agricultural designation, certain policies exist that permit non-farm residential dwellings to
be developed as a main use on Agricultural Priority zoned lands. Lots with a total area of six (6)
acres or less, in existence on the date of the adoption of the former Upper Falmouth MPS and
LUB (April 11, 1989) are permitted to have non-farm residential dwellings. Lands located within
this agricultural priority zone may undergo rezoning to the Rural Residential (R-4) zone under
certain conditions. These conditions include being either a former resource extraction site or
being confirmed by a professional agrologist’s report to possess soils classified as CLI class 4 or
lower in agricultural quality, or topographical conditions are present that prevent the land from
being uses for agricultural purposes.

Lands within the Agricultural Priority Two Zone (AR-2) are permitted a wider range in on-farm
businesses via development agreement — this includes agri-tourism uses such as farm-stays,
restaurants, and museums, as well as farm markets in excess of the as-of-right provisions and
home-based businesses. Provisions for the creation of new non-resource rural commercial,
recreational commercial, resource industrial, and open spaces use(s) via development
agreement are also permitted. Controls permit the subdivision of non-farming lots for the
purpose of residential development but limit the creation of these lots to two (2) per calendar
year. Rezoning of lands to Rural Residential (R-4) is also permitted, subject to the same
conditions as lands within the Prime Agricultural zone.

Controls on lands within the Agricultural Priority Three Zone (AR-3) are the most permissible
and more closely resemble a mixed-use versus an agricultural zone, though agricultural uses
still take priority over not. There are no limits on the number of non-agricultural, residential lots
that can be created via subdivision with frontage onto an existing public road. AR-3 lands within
the boundaries of Growth Centres, Village, or Hamlets can be considered for non-agricultural
development without rezoning or a discretionary approval process, provided they do not have
an impact on the agricultural uses. Lands outside of the growth centres can be rezoned to Rural
Residential (R-4), but this is limited to a maximum area of 25 acres.

Within the context of Agricultural Land Stewardship, and the evolving nature of agricultural land
uses, there are several considerations to address. There is clear direction from the Provincial
government via the Statements of Provincial Interest that the use of land use planning controls
as a means of protecting and preserving viable and productive agricultural land is paramount.
The current policies within the existing planning documents largely support this interest,
however opportunities currently exist that can enable the potential for agriculturally productive
land and soils to be rezoned for non-agricultural uses. There are also limits to regarding
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opportunities to permit on-farm business, either via prohibition within the P/Ag zone or via
development agreement in the AR-2 and AR-3 zone which could be reconsidered to enable
small-scale, family operated farms to generate additional, supportive income without impacting
the viability of their farming operations or the productivity of their lands.

4.3.7 Culturally & Historically Significant Places

WHRM is a Municipality and community rich in culturally and historically significant places.
Mi’kmaq campsites and burying grounds were located in and around the St. Croix, Avon, and
Kennetcook rivers, due to the abundance of resources and the use of the natural waterways as
transportation linkages. For millennia the Mi’lkmaq have been, and remain, stewards of lands and
watersheds throughout WHRM.

Upon the arrival of Acadian settlers in the mid Seventeenth century, a robust agricultural
industry began to be developed through the construction of dykelands, low lying marshlands
that were protected by dykes that were otherwise subject to flooding at high tides. These lands
became some of the most fertile land for farming and agricultural land uses within WHRM and
remain so to this day. Acadians, prior to the expulsion in 1755, farmed the lands in West Hants
during the Seventeenth and first half of the Eighteenth centuries. These culturally important
pieces of agrarian lands remain significant parts of the fabric of the West Hants community and
Nova Scotia.

Fort Edward was established by the British in 1750 and the Town of Windsor followed in 1758.
Fort Edward was the site of conflict between the British and allied French and Mi’kmaq militia
during the Seven Years War and served as a Military prison in the 1760s. Following the
expulsion of the Acadians, New England Planters (during the 1760s) and subsequently Loyalists
(during and following the American Revolution) arrived in communities in WHRM such as
Avondale and Newport Landing. These settlers began to develop roads, communities, and other
infrastructure, some of which remains today. Fort Edward reprised its role as a Military prison
during the American Revolution and remained an active fortification until 1858. During World
War | it was utilized as a training depot. Fort Edward was designated a National Historic Site of
Canada in 1920 and remains one of the most significant historical sites in Nova Scotia.

During the Nineteenth Century, Hantsport, originally established as in the late-1700s, became a
hub of shipbuilding throughout Nova Scotia owing to the ample supply of timber from the West
Hants area. The Windsor and Annapolis Railway, established in the 1860s in the area, further
solidified Hantsport and the wider region as a centre of manufacturing and industry in Nova
Scotia, along with agricultural production. Further railway development in the 1890s enabled
travel, commercial enterprise, and connectivity between the communities in WHRM and the
wider Nova Scotia region and beyond. The Town of Windsor was officially incorporated in 1878
and the Municipality of the District of West Hants was incorporated the following year. Further
industrial development occurred in the early Twentieth Century — such as the establishment of
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the Fundy Gypsum Company in 1924 and the Minas Basin Pulp and Power Company in 1927.
These notable resource extraction enterprises diversified the economy within current day
WHRM and contributed to the economic and communal fabric throughout the Twentieth
Century.

It is also important consider the role and presence of persons of African descent throughout the
communities that make up WHRM. For over 400 years, persons of African descent have resided
in WHRM. Many of the first persons of African descent were brought to WHRM against their will
as part of the slave trade. Both English and French colonial linkages between Europe, Africa,
North America, and the West Indies connected the region — including present day Nova Scotia.
During and following the American Revolution and the War of 1812, freed slaves and refugees
arrived in the region, with many settling in the historic African-Nova Scotian community of Three
Mile Plains. It is important that the new planning documents acknowledge and respect the role
and contributions that the African-Nova Scotia communities within WHRM have contributed -
and continue to contribute — to the development and enhancement of the WHRM community.

Within WHRM, there are several sites and property of historic significance and have received
designation and registration at either the municipal, provincial, or federal level — or a
combination thereof. This includes:

Municipally Registered Properties

e All Saints Anglican Church, Leminster

e Dimock House, Scotch Village

e Greenwood, Falmouth

e Kempt Shore Presbyterian Church, Kempt Shore
e Upper Vaughn Community Hall, Upper Vaughn

e Lawson House, Windsor

e Thorton House, Windsor

e Christ Church, Windsor

e Third Church, Windsor

e Old Parish Burying Ground, Windsor

e Windsor Plains Community Hall (Five Mile Plains School), Three Mile Plains
e Sainte-Famille Cemetery, Falmouth

e The Manning House, Falmouth

Provincially Registered Properties

e Sainte-Famille Cemetery, Falmouth

e Windsor Plains Community Hall (Five Mile Plains School), Three Mile Plains
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e Hantsport Railway Station, Hantsport

e Sangster Inn, Falmouth

e Clockmaker’s Inn, Windsor

e Convocation Hall, Windsor

¢ Clifton House (Halliburton House), Windsor

e Richmond Hill Farm, Windsor

e Saint John the Evangelist Roman Catholic Church, Windsor

National Historic Sites of Canada

e Fort Edward, Windsor
e Hantsport Railway Station, Hantsport

Given the rich history and cultural significant and diversity of sites throughout WHRM, the
planning documents will need to be actively cognizant of the need to be sensitive to how these
sites are identified throughout the process and what types of land uses are permitted to occur in
proximity to historically and culturally significant places. There is a need for the documents to
instill a sense of “place keeping” for sites within WHRM that are of historical and cultural
significance. This could include, but it not necessarily limited to, ensuring public access to these
sites when appropriate, protecting view planes, controlling alterations to municipally registered
heritage properties through discretionary planning approvals processes, and providing
recognition and acknowledgement to those who developed the communities that today make up
WHRM. The development and implementation of the new planning documents offer a unique
opportunity to contribute to the enhancement of historically and culturally significant locations in
the West Hants community.

4.3.8 Protection and Access to Fresh Water Resources

WHRM encompasses three (3) watersheds that supply water to the residents within serviced
areas of the Municipality. The watersheds are Davidson Lake, French Mill Brook and Mills Lake.
To provide adequate protection of the watershed, each watershed is zoned Water Supply (W)
and has a separate Watershed Advisory Committee which is in the process of adopting Best
Management Practices. Although this zone is in place and the Municipality owns some of the
land within these watersheds, much of the land remains in private ownership. This necessitates
the need to work in tandem with existing landowners to ensure the stability and safety of the
municipal water supply.

Within the lands zoned Water Supply (W), the policies and regulations of the current planning
documents limit and control the permitted land uses that may occur. These regulations are
important for the continued protection of the water supply; they address and controls
recreational activities within the watersheds including swimming, boating, fishing, and
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snowmobiling, prohibiting the erection of permanent structures and, in the case of Mill Lake,
limiting these activities to landowners within the protected watersheds. It also restricts resource
and industrial based activities such as forestry, mining, and agriculture activities, excluding
processing structures, livestock, cannabis production, and greenhouses. In essence, any
commercial activities must be completed in a manner that is only temporary and does not result
in the development of permanent structures. Much of the land surrounding French Mill Brook
and Mills Lake is forested and remains in large tracts. Subdivision is controlled through large lot
size requirements (10 acre minimum) as well as road frontage requirements. Further subdivision
controls are also maintained through water frontage requirements. This is important as minimum
setbacks of 65 metres from waterfrontage and land level alteration controls on slopes greater
than 15%, restrict further development on camp sites and seasonal dwellings. Options exist for
development of permitted land uses within the minimum frontage and alteration of slopes, but
specific studies, prepared by qualified professionals, demonstrating that a proposed
development would not have an undue negative impact on the water supply are required. The
purpose is to not prohibit outright development for landowners to utilize their property for
recreational purposes, but to safeguard water supplies for the WHRM through the application of
technical studies.

Both the French Mill Brook and Mills Lake watersheds are designated as Protected Water Areas
under the Environment Act. The requirements under the Environment Act are in addition to
those within the current planning documents and can further restrict land uses that could
threaten the water supply for WHRM. The Davidson Lake water supply is not protected under
the Environment Act. However, much of the land surrounding the lake is owned by the
Municipality vs. private ownership and provides a level of security in the land uses that could
occur in proximity to this water supply.

Prior to the consolidation of the three former municipal units, each watershed provided a water
supply to an individual former Municipality, though all were located within the boundaries of
what was, at the time, the Municipality of the District of West Hants. This fostered a necessity of
cooperation between the three former municipalities and strengthened their interconnection
with one another. Currently, as one municipal unit, there is an opportunity to create efficiencies
in the way water supply for the entire Municipality is managed.

Access to freshwater resources is also an important consideration regarding the new planning
documents of the Municipality. Land with water access is increasingly more controlled, higher in
value, and harder to obtain through purchase. However, it is important from an equity lens that
residents are able to access freshwater resources for recreation and health purposes. The new
planning documents will look to ensure through policy and regulatory means there are
opportunities for all to be able to have access to fresh water to promote a healthy and active
lifestyle.
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5.0 Policy Recommendations and Strategic Directions

5.1 Vision Statement, Goals and Objectives

Overall Vision Statement

The overall vision statement is a holistic declaration that captures the goals and objectives of the
entire community of WHRM. It promotes the strengths and resiliency of the community and the
intended and expected outcomes at the heart of the new planning documents for WHRM. The
draft vision statement is a starting point — it provides a basis for the overall goal and scope of the
new planning documents. However, it is intended and expected that through extensive
consultation and active engagement with the residents of the WHRM community the overall
vision statement and accompanying goals and objectives as they pertain to each key issue and
themes identified as priorities for the development of the new planning documents for WHRM
will evolve and be refined to truly reflect the will of the people who make WHRM a thriving, open,
friendly, equitable and successful Municipality.

“West Hants Regional Municipality envisions a future where inclusivity, innovation, and
resilience converge to foster a welcoming and vibrant community. There is
harmonious balance of urban and rural lifestyles, celebrating the rich history, culture,
and diversity of local communities. WHRM is committed to preserving natural
landscapes and agricultural heritage through sustainable development and economic

prosperity. The Municipality is a dynamic and inviting destination for tourists and
residents alike, prioritizing the preservation of its rural character. WHRM is a thriving
and connected Municipality that offers a high quality of life for all residents,
emphasizing a commitment to preserving its unique identity. Together, we embrace
our shared spirit of pride and collaboration as we shape a promising future for
WHRM.”

5.2 Theme Based Vision Statements and Principles

The theme-based vision statements provide further refinements to the overall vision statement
to be reflective of the goals and objectives tied to addressing the issues identified in the key
themes discussion. They help build on the objective of creating a set of planning documents that
are applicable for the entire WHRM community, are strong, resilient, and adaptable to a rapidly
changing and modernizing community within Nova Scotia.
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5.2.1 Residential Development

Windsor, Falmouth, Hantsport, and Three Mile Plains are all centrally and strategically located
communities in WHRM that were either former towns, or growth centres under the previous
plans of the communities that comprise WHRM. These communities are characterized by
ongoing and increasing development, a range of housing types, densities, and built form. In
addition to the housing options available, each community has an appropriate range and
diversity of commercial and professional services, recreational, and institutional land uses based
on the population both within and on the periphery of the communities, as well as the necessary
transportation and active transportation infrastructure.

Residential Development Principles

e Designate Windsor, Falmouth, Hantsport, and Three Mile Plains as communities of
residential interest (growth centres) — identified and strategic communities in WHRM
that are appropriate for further residential development relative to the respective levels
of municipal infrastructure accessible to the areas.

o Acknowledge and recognize that WHRM is a prime location in proximity to HRM to act
as a bedroom community and take advantage of this opportunity to grow and develop
WHRM in this regard.

e Encourage, through modern policy and regulation, the concentration of residential
development, including mixed uses where appropriate, within the communities of
residential interest that comprise WHRM.

¢ Promote housing that WHRM is secure, affordable, accessible, sustainable, and safe
for residents of various income levels and means.

e Modernize the as-of-right permitted housing for residential development throughout
WHRM and, where appropriate, permit an increase in height and density through a
uniform site-plan approvals process to create an efficient development regulatory
system.

e Implement appropriate transition zones between areas identified and appropriate for
high-density housing forms and to low-density residential uses closer to the periphery
of growth centres and established residential areas.

e Develop and implement clearly defined boundaries for growth within the identified
communities to limit sprawl, minimize risks from extreme weather events, and protect
agricultural and resource lands.

e Consider the implementation of tools such as incentive or bonus zoning to permit
development beyond the as-of-right permissions in exchange for affordable housing
units, or other benefits to the wider community.
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5.2.2 Extreme Weather Protection

WHRM recognizes the impact that rapidly changing climate and its increasingly negative and
destructive impacts are having on a regular and consistent basis throughout the Municipality
and its communities. As extreme weather events become a regular occurrence, appropriate
controls and limits on areas identified as “at-risk” as well as regulatory measures for new
development and education provisions for existing property-owners can help in mitigating these
threats.

Extreme Weather Protection Principles

¢ Identify areas throughout WHRM that are particularly prone to the impacts of extreme
weather events such as flooding and wildfires.

e Discourage and control, through policy and regulatory measures, extensive growth,
and development in identified areas and encourage appropriate land uses in these
areas that will not result in loss of infrastructure.

¢ Implement controls and regulations for new development throughout WHRM,
regardless of location, that ensures and prioritizes safety of residents in the event of
extreme weather.

e Develop and maintain nature-based control management methods to protect
infrastructure and development throughout the Municipality.

e Promote education for residents of WHRM on small-scale projects which can be
undertaken to help mitigate the threats of extreme weather on property within WHRM.

5.2.3 Coastal Protection

WRHM understands that many residents and businesses have a desire or need to be located on
the coastline of the Municipality. However, the impact of a changing climate facilitates the need
to develop robust policies and regulations to ensure that coastal development proceeds in a
manner that ensures dwellings, structures, and other infrastructure is safeguarded in a
reasonable manner to prevent damage and destruction from storm surge, extreme weather,
predicted sea level rise, and erosion. With the recent announcement by the government of Nova
Scotia to abandon the proclamation of the Coastal Protection Act, WHRM recognises the
necessity to develop and implement land use policies and regulations that are tailored for the
Municipality and its residents.

Coastal Protection Principles

e Review existing policy and regulations and provide necessary enhancements for future
development along the coastline to protect dwellings and infrastructure from shoreline
erosion and weather.

42 Background Review and Policy May 2024
Directions Report



)
. T 4

West Hants Regional Municipality Sa'. West Hants

‘ ‘ ‘ something inspiring awaits

Background Review and Policy Directions Report — May 2024

¢ Development and implement appropriate setbacks from coastline to protect new future
development and preserve natural shoreline.

e Educate property owners on impacts of shoreline manipulation and alteration.

e Ensure equitable access to shoreline for all residents through policy and regulations.

5.2.4 Economic Development

WHRM'’s economy is founded upon traditional and longstanding industries that helped to shape
the communities within West Hants. Some of these industries have subsided as sectors have
declined while others remain key facets of the economy overall. Economic development within
WHRM is contingent on the further diversification and modernization of economic opportunities
within the area. WHRM is committed to fostering a robust and supportive economic environment
through the adoption of land use policies and regulations that promote the entrepreneurial
aspirations of residents and sustains local businesses, made-in WHRM products and services,
and not-for-profit organizations that benefit the community.

Economic Development Principles

e Sustain a diverse mixture of traditional and modern economic sectors throughout
WHRM through policy implementation and business-supportive regulations in land
use.

e Support innovation and investment within WHRM in emerging and developing
economic sectors.

o Encourage entrepreneurial spirit through policies that support a “buy-local” movement
throughout WHRM and the wider region.

e Promote WHRM as a destination through its unique characteristics as a historic
community in Nova Scotia, as well as the abundance of natural amenities that appeal
to a broad range of both visitors to, and residents of, the community.

¢ Make advantages of the strategic location of WHRM - triangulated between HRM, the
Annapolis Valley, and the Halifax Stanfield International Airport.

5.2.5 Renewable Energy

As the need to transition from a carbon-based energy system to one that is predominantly
reliant on renewable energy sources by 2030 and net-zero by 2050, WHRM recognizes the need
to promote the growth and development of these forms of energy. Further, through the
promotion of renewable energy sources, a new avenue of economic development can be
generated and sustained, providing opportunities for the residents of the communities and
infrastructure development.

May 2024 Background Review and Policy 43
Directions Report



)

. . . 4

West Hants Regional Municipality Sa’'. West Hants
‘ ‘ ‘ something inspiring awaits

Background Review and Policy Directions Report — May 2024

Renewable Energy Principles

e Develop and implement land use policies and regulations that encourage the
development of sources of renewable energy in a sustainable manner.

¢ Implement appropriate land use controls regarding the location of renewable energy
infrastructure to respect communities within WHRM and ensure the safety and well-
being of residents.

o Encourage energy conservation by residents, businesses, and industries within WHRM
through education and training.

e Advance innovative energy technologies and solutions as they become available and
practical to implement.

5.2.6 Agricultural Land Stewardship

There is an abundance of fertile, agriculturally rich land throughout WHRM. Much of the
character and development of the Municipality is tied to the history and traditions of agricultural
activities that permeate through WHRM - this is enhanced though the innovation and
diversification that exists amongst the agricultural practitioners who promote sustainable
practices in their industry. The agricultural industry of WHRM is robust, sustainable and a key
pillar of the Municipality, characterized by its viability and the adherences to best practices
regarding stewardship of the agricultural lands.

Agricultural Land Stewardship Principles

e Identify and protect agriculturally productive lands from fragmentation and non-
agricultural and agriculturally supportive land uses.

e Encourage through land use policy and regulation the prevention of non-compatible
land use from intruding into agricultural areas.

e Develop a diversity in agriculturally related land uses that are appropriate for
agricultural areas.

e Support farming and agriculture of various sizes, scales, compositions, types, and level
of establishment to create and maintain a multiplicity in the sector.

e Promote the innovation of sustainable and modern best practices in farming.

e Encourage a better understanding of the importance of agriculture throughout WHRM
through access to locally produced produce, dairy, poultry, and meats.

o Diversity agriculture spinoffs for farms to ensure a sustainable and resilient economic
sector.
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5.2.7 Culturally and Historically Significant Places

WHRM has diverse range of places which hold cultural and historical significance to the
Municipality and the wider region. Further, WHRM is acutely aware of the role it plays in the
place-keeping of the cultural and historical locations that are woven into the heritage and fabric
of the community. Respecting and celebrating culturally and historically significant places instill
a sense of pride and importance amongst residents and promotes diversity in the varied
backgrounds and shared experiences throughout the communities that make up WRHM.

Culturally and Historically Significant Places Principles

o Identify, acknowledge, catalogue, respect and celebrate places of cultural and
historical significance throughout WHRM.

e Encourage the promotion of diversity amongst residents of WHRM by actively
promoting the unique characteristics of various cultural and historical places in the
community.

e Focus on places that hold significant value for communities that have been traditionally
excluded or underrepresented from the historical and social fabric of the wider
community.

e Protect culturally and historically significant places through appropriate land use
policies and regulations that encourages access to communally important places.

e Promote the preservation of buildings, landmarks, and landscapes that represent
cultural and historical significance to the WHRM community.

5.2.8 Protection and Access to Fresh Water Resources

The three (3) watersheds within WHRM which provide fresh water supply to the residents of the
Municipality are of vital importance. Protection of these resources is a paramount responsibility
of the Municipality — one which the government of WHRM is acutely aware of. The existing
planning documents provide protections for these water supplies. However, the new planning
documents are an opportunity to review and evaluate if the current planning policy and
regulations regarding the protection of fresh water supply are appropriate and adequate in the
context of a rapidly changing climate, consumption of freshwater resources, and a greater need
to ensure equable access to fresh water for the purpose of promoting an active and healthy
lifestyle for residents.

Protection and Access to Fresh Water Resources Principles

¢ Evaluate the adequacy of fresh water drinking supplies based on the projected volume
required throughout the life cycle of the new planning documents.
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e Review the current policies and regulations pertaining to the designation and zoning
for the land surrounding the watersheds that provide water supply to residents of
WHRM.

¢ Within the climate lens, determine the potential impact of changing weather conditions
on the water supply for WHRM and adjust the policy and regulatory framework
accordingly.

¢ Ensure that equitable access to freshwater resources in the context of promoting an
active and healthy lifestyle for all residents of WHRM is maintained and supported.

5.2.9 Transportation

WHRM faces challenges with regard to transportation both within and outside the Municipality.
Windsor, Falmouth, Three Mile Plans, and Hantsport do not have a public transportation system.
Although all four communities are within proximity to each other, and have a steady or growing
population base, there is no means to travel to and from each community without access to a
private vehicle. A public transportation system may not be viable based on the total population
base, funding, and other infrastructure components. However, there are other possibilities
regarding enhanced connectivity between the communities in WHRM.

Transportation Principles

e |dentify current and future transportation linkages within WHRM - with close
consideration to those in the largest communities of Windsor, Hantsport, Falmouth,
and Three Mile Plains

e Encourage alternative modes of transportation such as active transportation or
ridesharing and community automobile services.

e Examine potential partnerships for expanded public transportation services with
neighbouring municipalities or with provincial agencies.
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6.0 Growth Centres and Secondary Planning
Strategies

One important facet of the new planning documents will be to explore and identify areas within
WHRM that are suitable for further planning, refined and tailored to the unique needs of the
specific community. The identification of Growth Centres and the potential for Secondary Planning
exercises for these communities will be important in the continued development of WHRM.
Though areas identified for potential secondary plans may not undergo a formal planning process
until such conditions within the identified area warrant them, it is nevertheless important that these
areas are recognized for future planning potential.

The former Towns of Hantsport and Windsor will become Growth Centres with their own
Secondary Planning Strategies. While there will be common elements, each Secondary
Planning Strategy will establish policies that are tailored to reflect how land and resources are
currently used and how they will be allocated for the future. Hantsport’s development pattern
reflects its industrial history with gypsum, Minas Basin Pulp & Power, and the current operation
of CKF Inc., a paper products maker. The working waterfront and its nearby housing for
employees represent a development pattern illustrative of the legacy of shipbuilding and
gypsum export, which was via ship and later by rail. Windsor has a long history of settlement,
first colonized by the Acadians in the late sixteen hundreds. By the time Windsor was
incorporated in 1878, it had an established town centre, which was supported by shipbuilding
and shipping activities on the river. Today, there is still a defined commercial downtown core
with residential development on the periphery. Secondary Planning Strategies for each former
town will be tailored to reflect the uniqueness of each community.

6.1 Growth Centres

Growth Centres are communities with defined planning boundaries. Although land use planning
in Growth Centres falls under the umbrella of the overarching policies of the Municipal Planning
Strategy, Growth Centres have their own unique set of policies and regulations called
Secondary Planning Strategies. Secondary Planning Strategies are uniquely tailored to the
planning context of each community. Growth Centres are called Secondary Plan Areas.
Currently, Falmouth and Three Mile Plains are Growth Centres with Secondary Planning
Strategies.

Growth Centres are communities characterized by denser urban-style development. They are
serviced by municipal water and sanitary sewer services. Lots are generally smaller, with homes
and businesses closer together. Growth Centres are often historical communities, strategically
located at key intersections, in proximity to highway interchanges, or close to an established
service centre such as at the periphery of the former Town of Windsor. Growth Centres may
offer a different shopping experience or other unique services. A Growth Centre is a more
compact community with areas of residential and commercial development. They have
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amenities such as a library, park, school, fire department, or community centre. Growth Centres
provide opportunities for future commercial and residential growth. Directing new development
to Growth Centres ensures that the Regional Municipality makes the most efficient use of
existing services and protects current and future investments in infrastructure. Concentrating
new development in Growth Centres reduces urban sprawl.

6.2 Current Growth Centres

Falmouth and Three Mile Plains are Growth Centres. Both have municipal water and sanitary
sewer services as well as a range of other services to meet the needs of an increasing
population. Directing new development to Growth Centres reduces pressure on and competition
for valuable resource lands. With the Growth Centre model, costly construction of new municipal
services in rural areas is avoided. There is a choice; those who value more urban style living can
locate in Growth Centres, while those who value rural living can locate in rural areas or hamlets.
The separation of Growth Centres from the Regional Municipality’s rural planning areas reduces
land use and value-based conflict.

Council policy must support new growth being directed to Growth Centres. There are to be
clear criteria for growth centre expansion in order to meet the Municipal Planning Strategy’s
intention for urban and rural areas. Existing and new land use policy must address purposeful
limitations on municipal service extension into rural areas. Calls for new serviced areas must be
considered in the context of the Municipal Planning Strategy.

6.2.1 Falmouth Growth Centre

Falmouth is a primarily residential Growth Centre, with lands available for additional residential
opportunities. Falmouth is able to accommodate residential growth as there are vacant lands
that can be serviced. Falmouth has a more rural feel and aesthetic than the adjacent former
Town of Windsor. The commercial area runs along Highway 1 from the Highway 101 access
road to the east boundary at the bridge over the Avon River. Falmouth is located to the west of
the Avon River, across from the former Town of Windsor. To the south and north are lands in the
agricultural designation, with resource lands to the west.

6.2.2 Three Mile Plains Growth Centre

Three Mile Plains has a distinctive commercial core area with portions in the Commercial
Development Districts. However, several single unit dwellings are within the commercial core
area, which will trigger an examination of the area boundaries so that it may best reflect
aspirations for future land use. There are commercial growth opportunities given the location
and population, existing commercial base, and provision of municipal services. Much of the
lands are designated for residential development, which can include appropriate higher-density
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development. Three Mile Plains Growth Centre is bordered by the former Town of Windsor to
the west and rural resource and agriculture designations and the Newport Station Hamlet.

6.3 Expansion of Growth Centres

Three Mile Plains is located to the east of the former Town of Windsor. This proximity allows it to
share services and amenities easily, providing a greater range of development opportunities and
amenities. Three Mile Plains has direct access to Highway 101. Three Mile Plains is in the
commuter shed to Halifax Regional Municipality as well as to Annapolis Valley’s other larger
communities between Wolfville and Greenwood along the Highway 1 corridor. Three Mile Plains
is a logical choice for future expansion to accommodate projected growth. New policy would
enable expansion and the criteria, such as confirmation of servicing and watershed capacity,
under which Council may consider an expansion.

Brooklyn is a rural planning area. Brooklyn should not be considered for conversion to a Growth
Centre at this time. Although Brooklyn has seen some residential growth, commercial uses, and
somewhat concentrated development, it lacks municipal water and sanitary sewer. It is more
rural in nature and should remain so.

6.4 Proposed Growth Centres

Growth Centres are serviced with municipal water and sanitary sewer and have urban
settlement patterns. The former Towns of Hantsport and Windsor meet these conditions. These
communities have established commercial cores, areas of residential development, and a
variety of commercial opportunities and amenities to attract and support future growth.

6.4.1 Hantsport

In 2015, the Nova Scotia Utility and Review Board approved the dissolution of the Town of
Hantsport. The financial burden through taxation was deemed too great for residents. The Town
dissolved to become part of the Municipality of the District of West Hants. Two of its three major
industries, Fundy Gypsum and Minas Basin Pulp and Paper, are now closed. Hantsport has
several amenities such as a school, library, food bank, fire department, and community centre
with recreation grounds. As a former town, Hantsport has its own MPS, LUB, and SBL. These
planning documents need to be updated and brought into strategic alignment with the regional
approach of the new planning documents. Hantsport will be a Growth Centre (i.e., a Secondary
Plan Area) with its own unique set of policies in a Secondary Planning Strategy and regulations
to best reflect Hantsport and its vision for the future.
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6.4.2 Windsor

On 1 April 2020, the Town of Windsor amalgamated with the District of West Hants to become
the West Hants Regional Municipality. Windsor is located at the confluence of the Avon and St.
Croix Rivers. Windsor is the largest community in the Regional Municipality. Windsor is home to
several amenities such as the Hants Community Hospital, Fort Edward National Historic Site,
Mermaid Theatre, King’s Edgehill School, a museum, and has an established commercial core.
Windsor’s current Municipal Planning Strategy and Land Use By-law were first adopted in 2005.
These planning documents need to be updated and brought into strategic alignment with the
approach of the new region-wide planning documents. Windsor will be a Growth Centre (i.e., a
Secondary Plan Area) with its own unique set of policies related to residential, commercial,
transportation and infrastructure in a Secondary Planning Strategy and regulation to best reflect
Windsor and its vision for the future.

6.5 Secondary Planning Strategies

The Municipal Planning Strategy is the overarching policy document with individual Secondary
Planning Strategies providing detailed planning for each Growth Centre. Communities are
unique, so their Secondary Planning Strategies’ policies and regulations must be specifically
tailored to the Growth Centre’s context. Both in terms of the urban design, appropriate scale and
transition to established areas as well as its residents’ hopes, aspirations, and vision for the
future. The creation of a Growth Centre’s Secondary Planning Strategy provides an opportunity
for more detailed land use planning, and stakeholders have direct input into the policies that will
shape decisions about their collective future. The foundation for a Secondary Planning Strategy
is its vision for the future. From this vision comes the goals and objectives that shape land use
policies and regulations.
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7.0 What We Heard

A key factor in the success of any project is feedback received from both the public and
stakeholders. The following section presents a summary of “What We Heard” from the
community through the first Consultation Cluster conducted as part of the community
engagement program for the West Hants Plan Review process. The following engagement
tactics were used for Consultation Cluster #1:

¢ Hybrid Public Open House e Stakeholder Workshop
e PAC/HAC Visioning Workshop e Visioning Survey

7.1 Hybrid Public Open House #1

A Public Open House was held at the Falmouth Community Centre on March 27" from 6:00-
8:00 pm. The Public Open House was livestreamed onto WHRM'’s Facebook page, and a
recording of the presentation was posted to WHRM'’s municipal website. The purpose of the
Public Open House was to:

¢ Provide an introduction and overview of the Municipal Planning Strategy, Land use By-
law and Subdivision By-law Review project to the community;

¢ Introduce the Draft Background Review and Policy Directions Report;
¢ Identify other issues or themes that the community would like to be considered; and

e Launch the Visioning Survey.

7.1.1 Participants and Approach

The notice of Public Open House #1 was posted on WHRM’s municipal website and advertised
through WHRM’s Facebook page.

The agenda for the Public Open House included:

e A presentation by the WHRM’s consultant, WSP, which included: project team
introductions; an overview of the West Hants Plan Review project, study process and
timeline, the community engagement process and milestones to date; and an overview
of the Draft Background Review and Policy Directions Report.

e An open question and answer period where participants could ask questions and
provide comments directly to the project team.

o An interactive display where participants were invited to provide their input on a vision
statement for the New Municipal Planning Strategy and mapping exercises.
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All presentation materials were made available in English. 12 people attended the Open House.
Following the event, the presentation materials were posted to WHRM'’s project webpage at
https://www.westhants.ca/west-hants-plan-review.html:

e Presentation (included under Appendix A of this Report)
o Display Boards

7.2 PAC/HAC Visioning Workshop

A PAC/HAC Visioning Workshop was held on March 18" at Council Chambers from 6:00-8:00
pm. The purpose of the Visioning Workshop was to introduce the West Hants Plan Review
project, engage in discussions around the identified key themes, and collaborate in developing a
Vision for WHRM.

The Project Team presented high level information summarizing the project background,
timeline, and work completed to-date. The workshop was conducted in person, and utilized
Mural, an online interactive whiteboard tool, to facilitate discussions on the key themes. An
excerpt from the Mural can be found in Appendix B.

7.3 Visioning Survey

A Visioning Survey was available from March 28" to April 17", 2024. The Survey was hosted
through Survey Monkey and provided an opportunity for the community to provide input as part
of Phase 2 of the project.

A total of 279 responses to the Survey were received. This section provides a summary analysis
of responses received, and the detailed responses are provided in Appendix C.

The Survey responses will help inform the draft vision statement for the New Regional Municipal
Planning Strategy and future policy and zoning recommendations for the New Regional
Municipal Planning Strategy, Land Use By-law, and Subdivision By-law.
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7.3.1 A Vision for West Hants Regional Municipality

Survey respondents were asked to provide one (1) to two (2) words regarding their current
perception of the community of WHRM. A word cloud has been generated to reflect the input
received, as shown in Figure 7-1 below.

BeautifulPotential
Lacking

Quaint
Bedroom Community

Friendly

Figure 7-1: Survey responses to describe WHRM today

Survey respondents were asked to provide in two sentences or less, how they would envision
the future of WHRM over the next 25 years and beyond. Feedback received is summarized
below:

A harmonious balance between new infrastructure and the preservation of
natural heritage participants indicated the preservation of greenspaces is extremely
important to the community. The future of WHRM should explore innovative ways to
balance new developments and infrastructure while maintaining and preserving the
exiting greenspaces and farmland.

¢ Additional housing options to accommodate the current and future population,
including multi-units, mid-rise buildings and affordable housing options.

e A well-developed rural region, that acts as a destination for living, working,
playing and visiting complimented by urban services. Through encouraging
intentional residential, commercial and industrial developments in a well-thought-out
manner that remains rural in nature but can support the future growth. The small, rural
atmosphere and knit community is important to residents.

¢ A strong Downtown Development Plan that fosters growth in appropriate areas and
enhances the downtown area as an active and vibrant hub for innovation,
entrepreneurship, and diversity.

¢ Improved walkability in WHRM by providing more trails, sidewalks, safe walking
paths, biking/walking trails and public transportation options.
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Proposed Vision

As no vision updated statement was prepared following amalgamation, the current vision
statements are no longer reflective of the needs of a growing and changing WHRM. Considering
the results and findings presented in this report, a refreshed vision statement has been
prepared. It aims to reflect what was heard from the community, aligns with WHRM priorities,
and provides an aspirational statement for WHRM until 2050. When crafting a new vision
statement, it is important to consider if the statement is in fact reflective of a specific community
and not just broadly reflective of

good planning principles.

Two draft vision statements = Vision Statement
were presented to Survey 30% Option 1
respondents, they were then 43% = Vision Statement
asked which of the two vision Option 2
statements align with what they Neither

envision for the future of WHRM. 27%

Based on the feedback received

from the Consultation Cluster

#1, a new vision statement has been developed to reflect the fundamental values of the
community. Such feedback has been summarized below:

¢ Include land stewardship, rich culture, stewards of the land upon which it is located.
e A vision statement should be unique to WHRM.

e Touch on the history and culture of WHRM.

e There should be a focus on growth and growth management.

e Include the pride in the WHRM community, there is a desire to preserve and enhance
the rural, close-knit community.

o Enhance the downtown area to invite more tourists and create a stronger and more
inviting destination.

o Enhance the transportation system, including more connections that encourage active
travel options for residents and visitors.

e Recognizing and planning for the protection and mitigation from the impacts of natural
disasters.

e The importance of additional and affordable housing, through efforts that prioritize
development to support growth.

e Protection of the existing natural heritage resources and agricultural lands.
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Through the inclusion of the feedback, the New West Hants Regional Municipality Vision is the
following:

“West Hants Regional Municipality envisions a future where inclusivity, innovation, and
resilience converge to foster a welcoming and vibrant community. There is harmonious
balance of urban and rural lifestyles, celebrating the rich history, culture, and diversity of
local communities. WHRM is committed to preserving natural landscapes and agricultural
heritage through sustainable development and economic prosperity. The Municipality is a
dynamic and inviting destination for tourists and residents alike, prioritizing the
preservation of its rural character. WHRM is a thriving and connected Municipality that
offers a high quality of life for all residents, emphasizing a commitment to preserving its
unique identity. Together, we embrace our shared spirit of pride and collaboration as we
shape a promising future for WHRM.”

Housing & Growth Management

Much like many other municipalities across Nova Scotia and Canada, the population of WHRM is
growing, leading to concerns in managing this growth. In preparing for the future of WHRM, it is
important to not only prioritize the development of additional infrastructure but also to enhance
the concept of complete communities, supporting the quality of life for WHRM residents. The
Visioning Survey asked participants to provide their top attributes in considering complete
communities. Participants’ top choices included community services, facilities and amenities
(41%), employment opportunities (41%) and affordable housing options (40%), as shown in

Figure 7-2.
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Figure 7-2: Survey responses regarding top attributes for complete communities

Affordable housing options

A good mix of housing types (e.g. single-detached,
duplexes, apartments)

A range of employment opportunities

A mix of uses (can work and live in the same area
Convenient access to transit

Connections to and from natural spaces & trails

Recreational opportunities (e.g., walking, cycling)

A comfortable, attractive, and safe pedestrian
environment

Walkable neighbourhoods, and access to essential
services within walking distances.

Community services, facilities & amenities (e.g., libraries,
social services, schools, playgrounds, community...

Local shops, bars and restaurants

Value and protection for heritage buildings and/or cultural
landscapes

Arts and culture activities (e.g., cultural centres, galleries)
All of the above
Not Sure

Prefer not to answer

. A0%

—— 30%

I A1%

I 39%

——— 29%

. 369

. 3%

—— 24%

I 21%

I —— 42%

I 32%

I 35%

I 14%

I 18%

0%

B 1%

The approach to managing the growth of WHRM offers an opportunity to incentivize affordable
housing options through tools such as bonus zoning and inclusionary zoning. The Survey
indicated that 56% of participants agree/strongly agree that affordable housing developments
should be incentivised in WHRM. Additionally, there is a desire to direct population and
employment growth to specific areas with existing servicing (56% agree/strongly agree) and
invest in a future business park for commercial and light industrial uses (59% agree/strongly

agree).

Other responses related to Land Use and Urban Design included:

¢ Maintaining the historic streetscape of Downtown Windsor and Hantsport 67% of
participants indicated that they agree/ strongly agree with the importance of preserving

the historic streetscapes.
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¢ A need for greater community sustainability through initiatives such as community
gardens, green infrastructure, sustainable design practices, local food production, with
82% of participants stating they agree/strongly agree.

e A desire for a greater mix of uses in neighbourhoods, including small cafés, retail
shops and essential services, with 51% of participants indicating they would like to see
a greater mix of uses in WHRM.

¢ Enforcing a viewplane to protect Fort Edward sightlines, with 51% of participants
either agreeing or strongly agreeing that a viewplane to protect Fort Edward should be
implemented.

Currently in WHRM, planning documents

impose a restriction on the height of 43%
developments to three (3) storeys in low-

density residential neighbourhoods.

Participants were asked to provide

feedback on heights they would like to see.

As shown in Figure 7-3, the majority of

participants would like to maintain the 17%
three (3) storey development restrictions.

Additional comments regarding the height

restrictions included:

24%

15%

o Height restrictions should be
assessed based upon the Maintaining 3 Increasing Increasing  Other (please

location of the development. storeys as-of- heightto4  heightto 5 specify)
. . o right storeys as-of- storeys as-of-
e There is a desire to prioritize right right

building up, rather than out to

reduce urban sprawl. Figure 7-3: Survey responses regarding height restrictions.

e There should be a prioritization of the construction of more residential developments
to provide housing options as fast as possible, some respondents advocate for the
removal of height restrictions.

e The most desired location to allow developments exceeding 4-storeys are in proximity
to Highway 101 and within growth centres.

Natural Environment

The preservation of the natural environment stands as a cornerstone in shaping WHRM's future.
Through engagement activities, it is evident that residents highly prioritize preserving the
existing natural features amidst its growth management strategies. The Visioning Survey asked
residents what environmental features and areas within WHRM they feel should be preserved
and/or enhanced. The feedback received on environmental features that should be
preserved/enhanced include:
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o Lakes and Rivers, specifically, the Avon River and Lake Pisiquid;
e Dyke lands and marshes;

¢ Walking trails specifically, the causeway trail, and Riverview trail;
e Waterfront lands and access to the ocean;

e Parks and Outdoor activity spaces specifically, Smileys Park, basketball court and
park in Hantsport;

o Forested and Agricultural lands; and
e Historic parks, specifically Haliburton, Fort Edward, and the Waterfront.

In the Visioning Survey, over half of respondents agreed or strongly agreed that WHRM should
consider increasing the amount, quality and the location of parks and open space. Furthermore,
the Survey asked which types of parks and open spaces are most often used by residents. The
most frequently used parks and open spaces, as indicated by Survey respondents were walking
paths/hiking trails (73%) and natural areas (59%). Other responses are shown in

and included below:

e Garden spaces;

o Dog parks;
e Cycling and multi-use trails (including ATV trails); and
o Lakes.
73%
59%
31% 31%
23%  24%
13%
7% I I ’
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Figure 7-4: Survey responses regarding frequently used parks and
open spaces.
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Agriculture

Across all engagement activities, there was a strong emphasis on the importance of protecting
the agriculture lands within WHRM. WHRM'’s agriculture heritages thrive on abundant fertile
land, shaped by tradition and innovation. The current Municipal Planning Strategies set out
agriculture policies aimed to protect prime agricultural areas, promoting sustainable farming
practices and preserving land for future generations. On the Visioning Survey, half (50%) of
Survey respondents agreed that designating specific areas for growth in WHRM can help
protect agricultural land.

Feedback received on this theme has been summarized below:

o Protect, enhance, and support the agricultural sector implement policies and incentives
that protect and prioritize the maintenance of viable agricultural lands for sustaining food
production, preserving rural landscapes, and supporting local economies.

o Find a balance between new developments and agricultural lands implement policies
and land designations that can support development growth while protecting the agricultural
lands.

Extreme Weather

With extreme weather events becoming increasingly prevalent, there is a pressing need for the
integration of appropriate regulations and restrictions into the new planning documents to
mitigate these threats effectively. The majority of Survey respondents (71%) agreed that the new
planning documents should adopt more restrictive or prohibitive measures concerning the
locations for new dwellings and structures.

Coastal Protection What do you think is the appropriate setback distance

Due to the rise in extreme weather 100 from the shoreline to new structures?
events, there is a necessity to 20

regulate development along the 80

coastline of WHRM to protect existing 70

and future development in an 60

appropriate manner. The Visioning 50

Survey solicited participant input on 40

setback distances from the shoreline 30

to new structures. Participants 20

expressed a preference for setbacks 0

of 150 feet or greater. Feedback o l

regarding these setbacks is 100 ft 150ft  Greaterthan Notsure  Other
summarized below: 150 ft

Figure 7-5: Survey responses regarding setback distances.
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o Each development should undergo individual assessment, with property and
development requiring site-specific evaluations based on factors such as area,
elevation, topography and rate of erosion. Furthermore, the size and height of the
proposed development should be assessed to determine the necessary setback
requirements.

Renewable Energy

With the increasing demand for renewable energy sources, the Visioning Survey asked
respondents if renewable energy projects (wind, solar, geothermal) should be encouraged
within WHRM. Of the Survey respondents, over half (58%) either agreed or strongly agreed that
such projects should be encouraged, while just under one-quarter (24%) either disagreed or
strongly disagreed. Additionally, over three-quarters of Survey respondents either strongly
agreed or agreed that these types of projects should be appropriately sited to ensure
sustainable land practices.

Transportation

As detailed in Section 5.2.9 of this report, WHRM faces transportation challenges primarily due
to its reliance on private vehicles among residents. Currently, the Municipality lacks a public
transportation system, and there are limited sidewalks beyond Windsor. Active modes of
transportation offer numerous benefits for the environment, health and the transportation
system. Walking, rolling, and cycling reduces road congestion and greenhouse gas emissions
while promoting physical activity. Just under half (47%) of the Survey respondents expressed
that the availability of additional trails for connecting communities would motivate them to utilize
more active transportation. Additionally, 44% mentioned that the presence of paved shoulders,
and 36% noted that the availability of a transit service in WHRM would have a similar
encouraging effect.

Comments related to transportation and active transportation in WHRM are summarized to
highlight:

¢ Encourage the use of active transportation throughout WHRM, while recognizing that
rural areas may rely more heavily on private vehicles. Further emphasizing the importance of
wide, paved shoulders to enhance safety.

¢ Build on current network leverage existing infrastructure, expertise, and resources to
enhance mobility, safety and accessibility for residents. Expand and improve the existing
networks within WHRM to address the growing demand, while also improving connections to
accommodate the evolving transportation needs of residents.

¢ Explore the opportunity to implement a public transportation system that facilitates
connections to other transit networks. Such a system can foster a more integrated economy,
allowing residents to access employment, education, healthcare, and recreational
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opportunities across different municipalities, thereby enhancing overall quality of life and
economic vitality.

7.4 Stakeholder Workshop

The Stakeholder Workshop was held in-person at the Falmouth Community Centre from 5:00-
7:00 pm on March 25, 2024. A total of 23 people representing key stakeholder groups across
WHRM attended the workshop. The workshop focused on results-based actions to address
issues impacting communities across WHRM. As part of the WHRM Planning Document
Engagement Strategy, participants worked collaboratively in diverse groups to provide their
thoughts and views on issues and options for actions across key theme areas. For convenience,
the themes were consolidated into six topic areas. The topic areas included:

e Housing e Agricultural Land Stewardship

e Climate/Environment e Culturally and Historically

e Economy and Employment Significant Places

e Transportation

Participants discussed various issues uncovered through research and previous discussions, as
well as new ones emerged during group talks. They then prioritized and ranked action options to
tackle these issues, guided by focused questions to ensure practicality. The top three actions
were noted for each group. These actions, along with their corresponding issues' significance,
will shape future policy decisions in planning documents.

Focusing questions guided participants to delve into the significance and feasibility of proposed
options. For instance, one group suggested increasing flexibility in housing options, such as
enabling ageing in place. They highlighted its importance for seniors to access various housing
types, while also noting its affordability benefits for youth and future housing needs for children.
This flexibility is crucial for supporting both workers and employers and could be implemented
through regulatory adjustments and process streamlining. Collaboration across jurisdictions
could enhance flexibility further. The option would benefit various stakeholders, including
children, workers, employers, families, and seniors, but might not appeal to adjacent landowners
seeking to maintain the status quo or those affected by potential shadowing from taller buildings.
Additionally, this option is linked to the topic areas of employment, economy, and agricultural
land stewardship. Focused questions provoked critical thinking, facilitated discussions, and
ensured that the resulting actions were capable of being implemented.

Housing

The housing crisis across Canada is a pressing issue, with infrastructure being costly to build
and maintain. It’s crucial for WHRM to optimize the use of existing resources. Denser
development could leverage current infrastructure to provide additional housing. Within WHRM,
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there’s a growing demand for increased height in multi-unit developments and a streamlined
approval process (e.g. meeting zoning provisions then receive a permit, rather than going
through an appealable and lengthy development agreement process). There’s also a recognized
need for more flexibility in construction possibilities.

Percentage

Rank (%)

Option (action)

Participate in /support non-market housing projects

(Additional comment: including affordable housing)

Change regulations to allow for higher buildings and more dense
development (more urban form than what we typically have in West
2 18 Hants)

(Additional comment: but not on Gerrish St. or town centre)

Allow for more units as-of-right (permit only)

2 18 (Additional comment: six units or less)

3 10 More flexibility across the housing spectrum, including aging in place

3 10 Encourage infilling with no service area expansion

3 10 AIIon more housing o.ptions (types) such as tiny homes, co-op
housing, shared housing.

3 10 There should be meaningful consultation with residents should a

Growth Centre expansion be considered

Other comments included:

¢ The need for more senior and care (assisted & non-assisted) housing.
e Where single and two units are permitted now, we could allow for four units as of right.

e There is a need for multi-jurisdictional planning for people that are unhoused (e.g.
pallet housing).

Climate/Environment

Multiple issues emerged concerning extreme weather protection, coastal preservation, and
renewable energy in WHRM. There's a shared urgency to decrease reliance on non-renewable
energy sources. Planning exercises must integrate strategies for extreme weather protection
and flood risk mitigation. In the past, WHRM have not addressed the threat of large-scale
wildfires. After the wildfires in 2023, examination of secondary accesses, fire fighting & water
capacity, etc., is necessary in new land use policies and regulations. Coastal erosion demands
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attention, especially given the provincial decision not to regulate coastal setbacks under the
Coastal Protection Act, WHRM may need to provide more stringent regulations. Renewable
energy, including solar, biomass, and wind power, is crucial, despite challenges like the
controversy surrounding wind farm development. Balancing support for wind farms with rural
residents' concerns is essential, while also addressing worries about fossil fuel use and
greenhouse gas emissions. Swift adaptation and response to climate emergencies are
imperative.

Percentage

ank (%)

Option (action)

Encourage/Policies to allow for renewables such as solar, biomass,

: o hydro
(Additional comment: This is most important over the long term. It
should also include district energy.)
Implement affordable programs for residential properties (small

) » scale), such as solar
(Note: current programs are not accessible because of the high cost
to residents for participation— non-municipal program)

2 11 Marshland preservation as opposed to marshland development
Difficult — limit wind farm development, mindful of the concerns

2 11 . : .
surrounding use of fossil fuels, GHG emissions

2 11 Separate sanitary and storm sewers

3 8 More stringent regulation of coastal setbacks (recently announced
that the Province will not regulate under the Coastal Protection Act).
Difficult — support wind farm development, mindful of the concerns of

3 8 residents in “cottage country” (rural areas)
(Additional comment: support but limit)

3 8 Have a municipal energy code so that we will use less energy and
build more efficiently.

3 8 Public transportation
Plan for /require EV in new developments and support

- 4 retrofitting. Partnerships for EV charging stations.
(Additional comment: Also support retrofitting for houses)
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Additional comments included:

e Not agreeing with wind turbine development
o WHRM must adapt to climate change.
e EVis not practical for rural Nova Scotia as there is a lack of infrastructure.

Economy & Employment

The issues surrounding the economy and employment are complex. Since the pandemic,
retailers have shifted their priorities from investment in brick-and-mortar stores toward digital
solutions in the form of online stores, home shipping, and free returns. In addition, Canada’s
national downtown office vacancy rate hit a record high of 19.4 per cent to the end of 2023,
according to data from commercial real estate and investment firm CBRE. As such, there has
been less demand for commercial spaces in downtowns. Given these circumstances, housing
emerges as a high priority for WHRM, leading to potential conversion pressures for commercial
spaces into residential units. Looking ahead, WHRM faces the question of whether to maintain a
stock of serviced commercial and industrial lands to meet future needs. In addition, tourism is a
significant component of Nova Scotia’s and WHRM’s economies, and it should be investigated
on how it could be better promoted as more investment in tourism could bolster the local
economy. Additionally, resource-based industries, such as forestry, agriculture, and gypsum,
hold significant economic importance, especially in rural areas.

Percentage

Rank (%)

Option (action)

1 50 Support increasing the supply of housing

Support different types (forms) of housing so there will be housing
and choice for employees.

2 34
(Additional comment: Should include affordable and supportive
housing as well).

3 8 Incentives for employment generating development (e.g. lower tax
rates, pre-serviced industrial lands)

3 8 Let the market decide - facilitate transitions from commercial to

residential. Housing is better than having empty storefronts.

Additional comments included:

e Concern for protecting commercial districts in Windsor and Hantsport from conversion
to residential.

e Protecting the town centre commercial as it is also tied to tourism.
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Transportation

Issues surrounding connectivity are important, especially in Growth Centres. There is a mix of
road ownership across the WHRM, with Provincial, Municipal, and Private road ownership.
Highway 101 supports the commuter shed to HRM and easy access to Wolfville-Greenwood
corridor. Historically, there has been minimal access to transit resulting in a heavy reliance on
private vehicles, with supplementary transit needs being met by West Hants Dial-A-Ride and
Maritime Bus. With large amounts of vehicles on the roads, and, perhaps, insufficient pedestrian
facilities, safety concerns have arisen due to high-speed traffic and the lack of paved shoulders,
highlighting the importance of initiatives like the Avondale Trail, which is supported by the West
Hants Trail Association.

Percentage

ank Option (action)

(%)

Support for sidewalks and trails as part of new developments,
encouraging connectivity

Share responsibility for safety for pedestrians and cyclists—
2 22 sidewalks/bike lanes, work with Province on AT features (e.g.
separate AT lanes)

3 17 Public transportation
- 11 Bike lanes along rail bed

There was an additional comment that expressed a desire to preserve ATV trails.
Agricultural Land Stewardship

The new planning documents will need to address agricultural land protection as the goal of the
Provincial Statement of Interest Regarding Agriculture is to protect agricultural land for the
development of a viable and sustainable agriculture and food industry. WHRM will continue to
balance the needs of agriculture/agribusiness, rural nature and way of life, housing, and culture.
WHRM faces issues with the development pressure on agricultural lands, especially in light of
the need for housing and development opportunities face restrictions, due to soil capability
mapping. WHRM'’s agriculture as well as other resource-based businesses have a significant
impact on local economy, not just in terms of business opportunities but also for tourism and
attracting new residents, therefore maintaining these lands remains critical. Additionally, food
security remains a pressing concern.

Percentage

Rank Option (action)

(%)
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Prioritize agricultural protection, which would include issues of food
security.

1 35 (Additional comments: Protect farm that are not in an agricultural
zone (such as those legacy farms in the traditional Black
communities). Protect all active agricultural lands.)

Limit development /uses in the following ways... follow Kings
County’s lead

2 30 (meaning protection of agricultural lands where the goal is to
“identify lands where agricultural and related land uses are
encouraged, promoted and prioritized over other land uses.”)

3 17 The framework is successful. Maintain the status quo.

Allow more flexibility for local, accessible, and affordable farm
markets

Education for agriculture (how to farm, opportunities), protection of
farmland, local food.

Additional comments included:

e A desire to have no development restricted areas and that there should be
encouragement and support for farmland preservation to help farmers grow more food
(food security).

e Agricultural lands should be zoned for agriculture even if they are in a growth centre
or currently designated for residential development.

e Concern regarding farmland conversion through a rezoning process.

Culturally & Historically Significant Places

Culturally and historically significant places can have a positive impact on the tourism-based
economy. Fort Edward (Blockhouse) is in a strategic location, with opportunities for destination
development. Communities, such as Three Mile Plains (Black Loyalist and Afro-Metis
community), are significant places with opportunities for cultural tourism as well. It has been
identified that there is a need to tell the stories of WHRM and celebrating the changing culture.
Heritage protection and preservation of built form are important ways to celebrate heritage
properties. Designated properties (e.g. Upper Vaughan Community Hall, municipal designation)
could benefit from funding to support their preservation.

Rank Perct:ntage Option (action)
(%)
1 46 Create a heritage strategy for WHRM.
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2 31 Support / continue to support intangible cultural heritage - e.g. Hants
County Exhibition events

3 15 Expand identification of cultural resources. It should include, but not
be limited to, indigenous communities, black communities.
(Additional comment: education camps should be included as a
means to strengthen, share, and celebrate our cultural heritage).

- 8 Additional funding and continued participation heritage groups

7.4.1 Summary

There were several options (actions) identified for the Housing topic area, which indicates strong
interest in issues related to housing. Stakeholders expressed a desire for increased
participation and support for non-market housing projects to alleviate the housing crisis.
Additionally, there was consensus for regulatory changes allowing denser development, taller
buildings, and more units to be constructed as-of-right. With respect to the Climate and
Environment topic area, the most popular option (action) was to encourage and have policies to
allow for renewables energy. However, opinions on wind farm development varied, with 11%
advocating for limitations and 8% supporting development. For those supporting wind farm
development, emphasis was placed on ensuring their appropriate siting to uphold sustainable
land practices. In the Economy and Employment topic, half of the participants endorsed
increasing housing supply, while 34% supported actions diversifying housing options.
Supporting and encouraging connectivity was the most important transportation option (action).
With respect to Agricultural Land Stewardship, responses prioritize agricultural protection and
limiting development and uses.
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8.0 Conclusion

This Background Review and Policy Directions Report has been prepared based on preliminary
background review and initial consultations with WHRM staff and Council. The Report is
intended to identify key issues and provide recommendations on various policy, land use
designations and mapping. This report will be used to inform the preparation of the New
Regional Municipal Planning Strategy, Land Use By-law and Subdivision By-law for the West
Hants Regional Municipality.

The next steps for the West Hants Plan Review include:

e Drafting of the Regional Municipal Planning Strategy, Land Use By-law, and
Subdivision By-law;

e Consultation and engagement on the Draft Regional Municipal Planning Strategy, Land
Use By-law, and Subdivision By-law, including a Statutory Public Meeting; and

e Council approval and adoption of the Regional Municipal Planning Strategy, Land Use
By-law, and Subdivision By-law.

68 Background Review and Policy May 2024
Directions Report



)
West Hants Regional Municipality ) TS West Hants
“ ‘ something inspiring awaits

Background Review and Policy Directions Report — May 2024

Appendix A

Public Open House #1 Presentation
(March 27, 2024)
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Land Acknowledgment

We respect and truly acknowledge that we are in Mi'kma'ki, the ancestral and unceded territory of the Mi’lkmaq
People and that this land is governed by the treaties of Peace and Friendship signed in 1726. West Hants
Regional Municipality also recognizes that we are all treaty people and have responsibilities to this land and
each other. West Hants Regional Municipality also recognizes African Nova Scotians are a distinct people
whose history, legacies, and contributions have enriched that part of Mi’kma’ki known as Nova Scotia for over

400 years.
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Presentation Overview

Project Team Introductions

2. Project Overview
1. What is a Municipal Planning Strategy and Land Use By-law?
2. Need for New Municipal Planning Strategy and Comprehensive Land Use By-law
3. Project Timeline
4. Community Engagement Program

3. Key Policy Topics and Visioning
Next Steps
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Vision

West Hants Regional Municipality is creating a vision for the next 20 years...
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Why does WHRM need these planning documents?

« The Municipal Planning Strategy is a strategic land use planning policy document that contains a
series of goals, objectives, and policies that work to shape development and guide land use
planning decisions. It addresses a range of topics, including, but not limited to:

Housing Employment Agriculture Environmental Economic
Sustainability development

« The Land Use By-law contains the regulations used to implement the policies
within the MPS and the Subdivision By-law controls the division and addition of

land.

« The Municipal Government Act requires that all Municipalities in Nova Scotia . ““‘I )
have land use planning documents and they be reasonably consistent with the @D s |
Statements of Provincial Interest ‘ S



Current Planning Documents
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Municipality of the District of West Hants Town of Windsor Town of Hantsport
Municipal Planning Strategy (2008) Municipal Planning Strategy (2005) Municipal Planning Strategy (2010)
Land Use By-law (2008) Land Use By-law (2005) Land Use By-law (2012)
Subdivision By-law (2008) Subdivision By-law (2012) Subdivision By-law (2010)
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What is a Municipal Planning Strategy?

A Municipal Planning Strategy is a planning policy document that:

Vision for growth and development
Details strategic objectives to implement the vision

Guides where land uses (e.g. residential, retail, office, industrial, parks)
should be located

Directs what natural and cultural heritage features should be protected
and/or enhanced

Identifies future roads and new infrastructure
Reflects Provincial and local interests and values
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What is a Land Use By-law?

* A legal document that regulates the
use of land and built form.

« Implements the land use objectives
and policies of a community’s
Municipal Planning Strategy and
helps manage potential conflicts
between land uses.

* Provides detailed standards for how
a property may be developed.

Permitted uses

Accessory
Structures (e.g.
decks, sheds,

~ fences)

Building
Height and
Massing
Lot
Setbacks Coverage
(Building
Location)
Lot Size,
Width
Driveways, Parking, (Frontage)
Loading
\\\I)
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Planning Document Work Program Overview

Q1 2024 Q2 2024 Q3 & Q4 2024 Q1 2025

Phase 1 Phase 2 Phase 3 Phase 4
Project Start-up Background & Visioning Prepare Regional Refinement &
Planning Framework Finalization
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Community Engagement Program

Council Meetings and Updates

Public Open Houses, Survey &
Public Meetings

Provide Specific Feedback

Stakeholders

Indigenous

Municipal
Communities

Council
L SR
*  West Hants
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PAC/HAC

Community Committee

Members

WHRM Staff

Project Check-ins

Communications & each
community’s preferred level of
engagement

Meetings & Workshops
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Draft Background Review and Policy Directions 