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SUBJECT: Facilitator’s Report Regarding Negotiation of the Proposed Boundaries for the 

Blue Mountain/Birch Cove Lakes Regional Park in Relation to the Highway 102 
West Corridor 

 
ORIGIN 
 
November 16, 2010, Regional Council, Item 12.1 
 
MOVED by Councillor McCluskey, seconded by Councillor Hendsbee, that Halifax Regional Council: 
 
1. Undertake  a Watershed  Study for  the  Highway  102 West  Corridor  lands and await  

completion  of Halifax  Water's Wastewater Functional Plan; 
 
2. Negotiate boundaries for the Blue Mountain - Birch Cove Lakes Regional Park, in relation 

to the Highway 102 West Corridor lands, through a facilitated process with an independent 
facilitator; and further, to bring the details of the proposed negotiating process back to 
Regional Council prior to entering into negotiations; and 

 
3. Defer the review of criteria under Policy S-3 of the Regional Plan, to determine whether to 

initiate a Secondary Planning Process for the Highway 102 West Corridor lands. 
 
September 17, 2013, Regional Council, Item 11.1.5 
 
MOVED by Deputy Mayor Rankin, seconded by Councillor Walker that Halifax Regional Council: 
 
1. Accept the Terms of Reference (Attachment 1 of the July 8, 2013, staff report) for an 

independent facilitator to help HRM and the developers' representatives reach a negotiated 
agreement on potential regional park boundaries, parkland acquisition and development of the 
Highway 102 West Corridor lands; 

 
2. Authorize staff to enter into discussions with the developers' representatives for the purposes 

of securing the services of an Independent Facilitator as per the terms of the July 8, 2013, staff 
report; 

 
RECOMMENDATION ON PAGE 2 
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3. Until such time as the facilitator has provided the Municipality with his or her report or unless 

the information has already been disclosed under freedom of information, any confidential 
information arising from the facilitation process shall be discussed by Council at a closed session; 
and 

 
4. Ensure there is public consultation as per article 5 (Attachment 1 of the July 8, 2013, staff report) 

prior to Regional council making a decision on the potential negotiated agreement. 
 
October 28, 2014, Regional Council, Item 13.2.3 
 
MOVED by Councillor Rankin, seconded by Councillor Walker that Halifax Regional Council: 
 
1. Direct staff to proceed with the facilitation process; 

 
2. Direct staff to proceed with their scheduled November meeting with the parties involved in 

accordance with the Terms of Reference approved by Council as its meeting of September 17, 
2013; and 

 
3. Further, should an agreement be reached, that staff be instructed to obtain an appraisal report 

done on the lands based on the determined boundaries before returning to Council with a report 
and recommendation. 

 
March 22, 2016, Regional Council, Item 16.2.1 
 
MOVED by Councillor Rankin, seconded by Councillor Karsten 
 
THAT Halifax Regional Council instruct staff to assist in the completion of the facilitators report and 
proceed to the public consultation as determined at the In-Camera meeting on March 22, 2016. 
 
July 26, 2016, Regional Council, Item 15.1 
 
Moved by Councillor Outhit and Seconded by Councillor Mason 
 
THAT the staff report regarding the Blue Mountain Birch Cove Park Facilitator’s Report (including map 
3A) be released on Wednesday, August 31, 2016. 
 
 
LEGISLATIVE AUTHORITY 
 
Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development 
 
RECOMMENDATION 
 
It is recommended that Halifax Regional Council: 
 

1. Receive the Facilitator’s Report Regarding Negotiation of the Proposed Boundaries for the Blue 
Mountain/Birch Cove Lakes Regional Park in relation to the Highway 102 West Corridor and take 
no further action concerning the facilitation process or the report’s recommendations;   
 

2. Refuse the request to initiate secondary planning for all Hwy 102 West Corridor lands at this time; 
and 
 

3. Direct staff to explore opportunities and develop a program to acquire land to  establish the 
proposed Blue Mountain – Birch Cove Regional Park, with a priority of providing public access to 
the provincially protected wilderness area , that includes, but is not limited to: 
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a) discussions with the Federal and Provincial governments; 
b) discussions with all private land owners that own property located within the conceptual park 

boundary in Map 11 of the Regional Plan;  
c) discussions with land conservation and community groups; and 
d) reviewing the potential use of land use planning tools and conservation easements.  

Staff is further directed to report back to Regional Council within 6 months.    

BACKGROUND 
 
The Blue Mountain - Birch Cove Lakes (BMBC) area was first formally identified as a potential regional 
park within the 2006 Regional Plan.  The proposed regional park, including conceptual boundaries, 
continues to be identified in the current 2014 Regional Plan (Attachment A - Map 11).  The conceptual 
park boundaries contain both public and private lands.  The majority of the public lands are owned by the 
Province of Nova Scotia and the private lands are owned by 15 different land owners (Map 1).    
Annapolis Group Inc. and Susie Lake Developments (Gateway Materials Limited, and B.D. Stevens 
Limited) together own the majority of the private lands located within the conceptual park boundary.  
Between 2010 and 2016, Regional Council directed staff to enter into a facilitation process with Birchdale 
Projects Ltd., representing a consortium of property owners, including Annapolis Group Inc. and Susie 
Lake Development, in an effort to reach a negotiated agreement on potential regional park boundaries, 
parkland acquisition and development of the Highway 102 West Corridor lands.  Attachment B contains a 
copy of the final Facilitator’s report.    
 
The following sections describe the planning context, history and steps involved in the facilitation process.   
 
Regional and Community Planning Context  
The conceptual BMBC regional park, as illustrated in Map 11 of the 2014 Regional Plan, consists of 
both publicly and privately held lands.  Map 1 of this report shows the conceptual park boundary in 
relation to Regional Plan designations and the lands owned by Annapolis Group and Susie Lake 
Developments.  
 
BMBC Conceptual Park Boundary 
Table 1, below, provides information concerning the public and private lands located within the 
conceptual park boundary.  
 
Table 1: BMBC Conceptual Park Boundary (areas are approximate) 

Total Area (including lakes) 1680.6 hectares (4,152.9 acres)  
Publicly Owned Lands (total) 933.4 hectares (2,306.4 acres) 

Province 929.9 hectares (2298.3 acres) 
HRM 3.5 hectares (8.1 acres) 

Privately Owned Lands (all 15 land 
owners) 

517.9 hectares (1,279.7 acres) 

Lands Owned by Annapolis Group 
and Susie Lakes Development 

345.8 hectares (854.6 acres) 

 
Land Owned by Annapolis Group Inc. and Susie Lake Developments 
Table 2, next page, provides detailed information concerning the lands owned by Annapolis Group 
and Susie Lake Developments, the two property owners involved in the facilitation process. 
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Table 2:  Annapolis Group Inc. and Susie Lake Development lands (areas are approximate) 

Subject Lands Lands owned by Annapolis Group and Susie Lake Developments 
consisting of a total of 45 properties, including lake islands  
 

Size of Site Annapolis Group – 385 hectares ( 951.43 acres) 
Susie Lake Developments –  147.3 hectares (364.1 acres) 

Regional Plan Designation 
(Map 1) 

Annapolis Group  
Urban Reserve  -  271.7 hectares (671.3 acres) 
Urban Settlement  - 113 hectares (280 acres) 
 

Susie Lake Developments  
Urban Reserve  -  10.8 hectares (26.8 acres) 
Urban Settlement  - 136.5 hectares (337.4 acres) 

Community Plan Designation  H (Holding Area) under the Halifax Municipal Planning Strategy (MPS) 
 

Zoning  
 

UR (Urban Reserve) and (US) Urban Settlement  under the Halifax 
Mainland Land Use By-law (LUB) 

Area Located within the 
Conceptual Park Boundary  

Annapolis Group -  309.3 hectares (764.3 acres) 
Susie Lake Development – 36.5 hectares (90.3 acres) 
 

Current Land Use(s) Quarry located adjacent to Hwy. 102 and naturally wooded areas 
containing lakes, streams and varied terrain.  

 
Urban Reserve Designation 
The Urban Reserve Designation, shown on Map 1 of this report, is one of seven areas identified in 
the Regional Plan that may be needed for future urban development beyond the life of the current 
Regional Plan horizon of 2031.   It is intended to hold lands in an undeveloped state should the area 
be needed to accommodate future urban growth.  Accordingly, lands within this designation are 
zoned UR (Urban Reserve), which limits development to open space uses and single unit dwellings 
located on existing lots.  These limited opportunities for development are intended to minimize premature 
development with on-site services that may conflict with potential future urban development plans.   Areas 
designation as Urban Reserve, including those shown on Map 1, are not intended to be considered for 
urban development until 2031 or beyond.      
 
Urban Settlement Designation 
The Urban Settlement Designation, shown on Map 1 of this report, encompasses areas where urban 
development (central water and sewer serviced) exists or is proposed by the Regional Plan.  While the 
Urban Settlement Designation is applied to existing built up areas, the 2014 Regional Plan also applies 
the designation to three undeveloped areas: Port Wallace, Sandy Lake, and the Highway 102 West 
Corridor lands located adjacent to the BMBC area.  These undeveloped areas may be considered for 
urban development through detailed secondary planning studies within the life of the current Regional 
Plan (before 2031), should the lands be needed to accommodate urban growth.  To date, Regional 
Council has initiated secondary planning only for the Port Wallace area.  
 
Similar to the UR Zone, the US (Urban Settlement) Zone that is applied to the Highway 102 West Corridor 
Lands limits development to open space uses and single unit dwellings located on existing roads.  These 
limited development opportunities are intended to minimize premature development with on-site services 
that may conflict with future urban development plans.  Since there are no existing public roads on the 
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subject lands, housing development is not permitted.    
 
Halifax MPS 
Under the Halifax MPS, the subject lands are designated “Holding” and are also identified as an area 
where “development is not permitted”.  MPS policy 2.1.5 states that “development in the area shown on 
Map 1 to the west of the Bicentennial Drive shall be limited due to environmental sensitivity and a lack of 
municipal services. Only detached single unit residential dwellings and community facilities with on-site 
services shall be permitted.”  The map contained in the Halifax MPS was approved on August 11, 1978.  
 
Under the Mainland Halifax Land Use By-law, these lands were originally zoned Holding, which permitted 
single unit dwellings on existing lots (but no subdivision), home businesses and recreation centres.  The 
Holding Zone was replaced by the UR and US zones with the adoption of the Regional Plan in 2006. 
 
History 
In 2006, HRM partnered with the Nova Scotia Department of Transportation and Public Works, and the 
Nova Scotia Department of Natural Resources to identify a potential regional park configuration for the 
BMBC area.  The study, conducted by Environmental Design Management (EDM), also assessed the co-
existence of the proposed Highway 113 with the proposed regional park. In collaboration with project 
stakeholders, the EDM study identified a number of park attributes including cultural considerations, 
watercourse protection, residential suitability, species richness, views from core lakes and active 
recreation suitability.  The study recommended a conceptual regional park configuration that included the 
following elements: 

 a core wilderness area that is silent and isolated;  
 a surrounding area of edge wilderness that is the focus of wilderness recreational activities; 
 a meaningful landscape corridor connecting the designated park area to the extensive crown 

holdings and beyond;  
 interspersed areas of community development located adjacent to the edge wilderness areas to 

provide new park users and offer surveillance, safety and security;  
 at least one and preferably two regional park entrances to provide convenient access from the 

highway system; and 
 linkages to all surrounding communities, including active transportation routes. 

 
In 2006, HRM identified the BMBC area as one of five potential regional parks within the 2006 Regional 
Plan, including a conceptual park boundary based on the EDM study.  The 2006 Regional Plan indicated 
that, over time, HRM intends to acquire the necessary lands for public use through a range of methods 
including partnerships, land trades and conservation easements.     
 
On September 25, 2007, Birchdale Projects Inc. on behalf of itself and the other property owners, 
including Annapolis and Susie Lake Developments, requested initiation of a secondary planning process 
for the Highway 102 West Corridor Lands.     
 
On February 3, 2009, HRM completed a cost of servicing study prepared by consultant CBCL Limited, for 
a number of potential secondary planning sites, including the Highway 102 West Corridor Lands.   
 
In July, 2009, Birchdale Projects Ltd., representing a consortium of property owners, including Annapolis 
Group and Susie Lake Development, submitted a detailed request to Regional Council to initiate a 
secondary planning process for their lands within the Urban Settlement Designation (the Highway 102 
West Corridor lands).  With respect to the proposed BMBC Regional Park,  t he property owners 
indicated a willingness to consider the transfer of lands to HRM and/or the dedication of specific 
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parkland combined with other development rights through the secondary planning process.  The land 
owner’s detailed request to initiate secondary planning can be found on page 32 of the 2009 staff report 
found at the following link.   
http://www.halifax.ca/council/agendasc/documents/101116cow3-217.pdf  
 
On November 16, 2010, Regional Council directed staff to: 
 

1. Undertake  a Watershed  Study for  the  Highway  102 West  Corridor  lands and await  
completion  of Halifax  Water's Wastewater Functional Plan; 

 
2. Negotiate boundaries for the Blue Mountain - Birch Cove Lakes Regional Park, in relation 

to the Highway 102 West Corridor lands, through a facilitated process with an independent 
facilitator; and further, to bring the details of the proposed negotiating process back to 
Regional Council prior to entering into negotiations; and 

 
3. Defer the review of criteria under Policy S-3 of the Regional Plan, to determine whether to 

initiate a Secondary Planning Process for the Highway 102 West Corridor lands. 
 
On June 25, 2013, the results of the Birch Cove Watershed Study were presented to Regional 
Council and were accepted. 
 

On September 17, 2013, Regional Council directed staff as follows: 
 
1. Accept the Terms of Reference for an independent facilitator to help HRM and the 

developers' representatives reach a  negotiated  agreement  on potential  regional park  
boundaries,  parkland acquisition and development of the Highway 102 West Corridor lands; 

 
2. Authorize staff to enter into discussions with the developers' representatives for the purposes 

of securing the services of an Independent Facilitator as per the terms of the July 8, 2013, staff 
report; 
 

3. Until such time as the facilitator has provided the Municipality with his or her report, or unless 
the information has already been disclosed under freedom of information, any confidential 
information arising from the facilitation process shall be discussed by Council at a closed session; 
and 

 
4. Ensure there is public consultation as per article 5 prior to Regional council making a decision on the 

potential negotiated agreement. 
 
Under the terms of reference the role of the independent facilitator was to: 
 
 work with HRM and the property owners to determine how they wish to engage with each other; 

including the sharing of confidential information with the Independent Facilitator and non-
confidential information between the parties; 

 
 obtain parkland concepts from HRM and development plans from the property owners, and 

advise these parties on areas of common agreement; 
 
 assist with coming to common terms between HRM and the property owners on parkland 

boundaries and financial terms, and conditions for parkland designation that are acceptable to 
the parties; and 

 
 prepare an Independent Facilitators Report that identifies areas of common agreement on parkland 

boundaries and (if necessary) areas of disagreement.  
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In March 2014, the Honourable Justice Heather Robertson agreed to be the independent facilitator in 
accordance with the terms of reference.   
 
Facilitation Process 
HRM staff and representatives of Annapolis Group and Susie Lake Developments, including their legal 
counsel, attended facilitation meetings with Justice Robertson on the following dates: November 25 and 
26, 2014, February 18, 2015, June 23, 2015, August 5, 2015 and October 1, 2015. In addition, HRM staff 
and the property owners met several times, separate and apart from the facilitation meetings.  
 
A number of key issues were raised and discussed at the facilitation and other meetings between the 
parties.  These included: 
 

1. The park vision as established throughout the EDM report and the Regional Plan; 
2. The vision for the park boundaries and the development of the land, as presented by 

Annapolis Group and Susie Lake Developments; 
3. Different approaches to the valuation of the land; 
4. The development by HRM staff of regional park criteria for BMBC Regional Park which were 

based on the purpose and objectives of a regional park under the 2006 and 2014 Regional 
Plans. 

 
A detailed summary of the facilitation meetings can be found in Appendix II to the Facilitator’s Report, 
starting at page 9 (Attachment B).  
 
In accordance with Regional Council’s direction of September 17, 2013, discussions between the parties 
were held during the facilitation sessions on reaching “…a negotiated agreement on potential regional 
park boundaries…”.   Those discussions were based on the regional parks criteria outlined above.   
Attachment C contains a copy of Map 3A, an alternative conceptual park boundary map prepared by 
HRM staff for discussion purposes during the facilitation process.  The alternate boundary illustrated in 
Map 3A represents an attempt at a compromise that responded to the development proposal put forward 
by Annapolis Group and Susie Lake Developments while still partially meeting several regional park 
objectives.   It represents a minimum, as opposed to ideal, park configuration as a point of discussion.  .     
 
In preparing Map 3A for discussion during the facilitation process, the following key items were 
considered:  

 public access to the proposed park; 
 separation between the proposed development on the provincially designated wilderness area; 
 the use of lake islands as a natural transition between development and wilderness areas; 
 the protection of key view plains; 
 the protection of lake water quality, Fox Lake water quality in particular; 
 the potential to relocate park areas located within the proposed development to enhance the 

proposed BMBC regional park; and 
 active transportation corridors.   
 

At the conclusion of the facilitation process, HRM staff and Annapolis Group were not able to reach a 
negotiated agreement on the BMBC conceptual regional park boundaries.  A tentative agreement has 
been reached between HRM staff and Susie Lake Developments with respect to park land within their 
property. Both Susie Lakes Developments and Annapolis Group have indicated that they will not agree to 
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any proposed park boundary without Regional Council granting their request to initiate secondary 
planning strategies for their lands.  
 
On March 22, 2016, Regional Council considered the Facilitator’s interim report in an in-camera meeting 
and approved the following motion.  
 

THAT Halifax Regional Council instruct staff to assist in the completion of the facilitators report and 
proceed to the public consultation as determined at the In-Camera meeting on March 22, 2016. 

 
On June 6, 2016, the final Facilitator’s report was posted on the HRM website.  Attachment B contains a 
copy of the final Facilitator’s report. 
 
On June 20, 2016, a public presentation concerning the Facilitator’s report was held in accordance with 
the Facilitator’s Terms of Reference.    
 
DISCUSSION 
 
As the facilitation process is now complete, Regional Council is expected to consider next steps.    For 
the reasons outlined in this report, staff recommend that the Facilitator’s report be received and no further 
action be taken concerning the facilitation process or the report’s recommendation.   The following 
sections review key components of the Facilitator’s report and discuss proposed next steps concerning 
the proposed BMBC regional park.       
 
Property Valuation 
The Facilitator’s report indicates that Annapolis Group is prepared to transfer 210 acres (as shown on the 
Development Plan that is Appendix III to the Facilitator’s Report) for $6 million. These are lands identified 
by Annapolis Group for parkland use that would be over and above the 10 percent parkland dedication 
required by the Subdivision By-Law.  In contrast, HRM's appraisal places the market value of these 210 
acres at approximately $2.8 million. 
 
The disagreement on land values arises out of different methodology applied by HRM’s and Annapolis 
Group’s respective appraisers.   Staff advise that the valuation approach used by Annapolis Group would 
likely not meet HRM Charter requirements as the purchase price proposed cannot reasonably be 
supported by the definition of market value.   In addition, any meaningful consideration by HRM of this 
valuation could set a precedent that may encourage land owners involved in other land acquisition 
discussions to employ the valuation approach used by Annapolis Group.   Given this context, staff advise 
that the valuation put forward by Annapolis Group does not reflect a willing seller and should not form a 
basis for further discussion.    
 
Regional Park Objectives 
The Facilitator’s Report concludes that the regional park boundaries proposed by the landowners 
achieves regional park objectives.  Staff respectively disagree with this conclusion.   As outlined in the 
Facilitator’s report, staff advise that the boundaries outlined in the development proposal minimally 
achieves or fails to meet a number of the regional park criteria for BMBC Regional Park related to 
recreation, environmental protection and community shaping.    Concerns raised by staff include 
deficiencies with respect to public access, buffering of the wilderness areas, connectivity of natural areas 
and views from key locations.   Detailed information on the criteria and related assessment of the 
boundaries proposed by the land owners is outlined in Appendix II of the Facilitator’s report (Attachment 
B).    In addition, for comparison, Attachment D of this report shows the approximate location of the 
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conceptual BMBC regional park boundary (from Map 11 of the Regional Plan) in relation to the 
development plan prepared by the landowners (Appendix III of the Facilitator’s report). 
 
Secondary Planning 
The Facilitator’s report supports the land owners’ request to initiate secondary planning to enable central 
sewer and water serviced development on the lands located both within the Urban Settlement and Urban 
Reserve Designations. In summary, both the land owners and Facilitator link the establishment of the 
regional park to enabling adjacent urban development.   In 2010, Regional Council deferred the 
consideration of secondary planning for these 102 West Corridor lands (Urban Settlement Designation), 
pending a watershed study and proceeding with a facilitation process.   This section revisits the land 
owners request to initiate secondary planning as both the watershed study and facilitation process are 
now complete.    
 
The 2010 motion specifically referenced Policy S-3 of the 2006 Regional Plan.   This policy has since 
been updated and is now referenced as Policy S-2 of the 2014 Regional Plan.   Since consideration of 
requests to initiate secondary planning is not ‘grand fathered’ under the policies that existed at the time of 
the initial request, staff review the original request against the current Regional Plan Policy S-2.    
Nevertheless, for the sake of clarity, staff also reviewed the request in terms of the 2006 Regional Plan.   
Attachment E contains the relevant sections from both the 2006 and 2014 Regional Plan.   
 
Staff advise that the request to initiate secondary planning is not consistent with both the 2006 and 2014 
Regional Plan policies concerning the need for additional land, fiscal implications, growth targets and 
municipal services.  The following sections provide a detailed review of the policies contained in the 2014 
Regional Plan, and summarize the review of Policy S-3 of the 2006 Regional Plan.    
 
Need for Developable Land 
One of the Regional Plan’s principles is to “manage development to make the most effective use of land, 
energy, infrastructure, public services and facilities, and foster healthy lifestyles”.  Accordingly, policy S-
2(a) states that when requests are received to initiate secondary planning for any of the areas identified 
as potential growth areas, HRM shall consider the need for additional lands.  In other words, does the 
region need to make more land available for development to accommodate population growth?   Staff 
advise that the answer to this question is no, additional lands are not needed at this time. 
 
The Regional Plan states that HRM will seek to support a competitive housing market by maintaining a 15 
year supply of serviced land. In 2013, an inventory of potentially developable lands within urban 
communities, outside the Regional Centre, was undertaken as part of the background for the 2014 
Regional Plan.   At the time, staff estimated that there was sufficient supply for at least 28 to 35 years 
based on a growth rate of 1,200 households per year.  This estimate excludes potential for 
redevelopment, infilling or auxiliary dwelling units.   Staff have reviewed the 2013 inventory and note that 
there have been no significant changes to the availability of land.   In addition, Municipal records show 
that since 2013 approximately 1237 units/year have been granted building permits in the urban 
communities located outside of the Regional Centre, demonstrating that the assumed growth rate of 
1,200 units per year is reasonably accurate.     
 
The estimate of available land supply conducted for the 2014 Regional Plan excludes infilling and 
redevelopment opportunities.   However, Municipal records indicate that redevelopment and infill 
developments are actually a major contributor to residential development.   Outside of the Regional 
Centre, approximately 38% of new residential units building permits since 2013 were located within 
existing built up areas, such as the construction of secondary suits and the redevelopment of commercial 
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properties.   This indicates that the 2013 estimate of a 28-35 year supply of land is significantly 
understated when redevelopment opportunities are considered. 
 
It is also important to note that Council has made varying levels of commitment to allowing new greenfield 
urban developments on lands designated as Urban Growth Centres by the Regional Plan.  In 2012, 
Council approved a $2 million contribution to the estimated $3 million cost of oversizing the wastewater 
system through Bedford West to allow for the future development of the Sandy Lake lands on the north 
side of the Hammonds Plains Road.  With an area of 662 acres, these lands have an estimated potential 
build out of 4,600 to 5,900 units.   In addition, Council has directed staff to prepare a secondary planning 
strategy for the Port Wallace area.   Various background studies have been completed to date and 
preliminary design work has commenced.  A buildout of 3,700 housing units is anticipated over 525 acres 
in Port Wallace.    
 
Fiscal Implications 
Region Plan Policy S-2(a) indicates that HRM shall consider “fiscal implications to HRM and Halifax 
Water and their capacity to meet additional financial commitments”.   In this case, staff advise that there 
are negative fiscal implications.    
 
In new greenfield developments, the initial costs of constructing new roads, sewer and water 
infrastructure is the responsibility of the developer.   In addition, needed upgrades to shared off-site 
infrastructure, such as collector roads, is usually wholly, or partially, funded through capital cost 
contributions.   However, after the infrastructure is constructed, the on-going costs to operate, maintain, 
renew and eventually replace assets become the responsibility of HRM and Halifax Water.    Further on-
going municipal costs are associated with providing services, such as recreation programing, fire and 
police service, transit, schools, community facilities and solid waste services.   Especially for new 
greenfield developments, these service and maintenance costs per person are high in initial years as 
future phases of the development need to be completed before certain services, such as transit, are 
financially viable.   In this case, HRM's operating and maintenance costs are estimated to increase 
without a corresponding increase in assessment or tax revenue as the total expected development in 
HRM will not increase, but will be spread over a larger area. 
 
In 2013, HRM commissioned a study, carried out by the consulting firm Stantec, to quantify the costs and 
benefits to HRM of various growth scenarios.   The Stantec study estimated that HRM would save $670 
million over the next 20 years if the Municipality adheres to the Regional Plan growth target of 25% of 
new housing starts in the Regional Centre.  The study further indicated that additional cost savings could 
be achieved by exceeding the Regional Plan targets and focusing more growth in the Regional Centre.  
The primary reasons for these savings is that limiting the extent of development reduces the length of 
infrastructure networks and the requirement for new infrastructure, such as pumping stations and 
interchanges. This in turn reduces operating and maintenance costs.    
 
Growth Target Implications 
Region Plan Policy S-2(b) indicates that HRM shall consider the implications for achieving HRM’s growth 
targets when considering requests to initiate secondary planning.  These target at least 25% of new 
housing starts in the Regional Centre, 50% in urban communities and 25% in rural areas.    In this case, 
staff advise that the request to initiate secondary planning would not support these targets.   
 
Staff reviewed the cumulative proportion of housing starts since 2006 based on Municipal records and 
Canadian Housing and Mortgage Corporation (CMHC) statistics.   Staff advise that since 2006 HRM has 
been meeting the target of having at least 75% of new residential unit starts within urban areas (Regional 
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Centre and Urban Communities), but is not yet meeting the goal of directing at least 25% of new housing 
starts to the Regional Centre.   Proceeding with secondary planning would further increase the proportion 
of residential unit starts located in urban communities, and decrease the proportion of housing starts 
located in the Regional Centre.   This would make it more difficult for HRM to meet or exceed the target of 
having at least 25% of housing starts located in the Regional Centre.   
 
2006 Regional Plan Policies 
As previously noted, the 2006 Regional Plan policies concerning the request to initiate secondary 
planning are no longer applicable and the preceding sections review the request against the policies 
contained in the 2014 Regional Plan.   Nevertheless, staff also reviewed the request in terms of the 2006 
Regional Plan and advise the request is also not consistent with these policies.     
 
Policy S-3 of 2006 Regional Plan considers fiscal implications similar to the 2014 Regional Plan.  As 
previously noted, staff advise that the proposal would have a negative impact on the fiscal health of HRM 
as it would not contribute to the cost savings identified in the Stantec study.    
 
The 2006 Regional Plan indicates that consideration must be given to the potential of the proposal to 
address deficiencies in municipal service systems that would be needed to service the proposed area.   In 
this case, staff advise that the proposal would not address any service deficiencies.   The proposal would 
not strengthen road, water and sewer service connections or address transportation issues.  In fact, the 
2009 CBCL Cost of Servicing Study noted challenges in developing new road connections to Kearney 
Lake Road and congested portions of Chain Lake Drive, as well as the need for road network upgrades, 
including widening a portion of the Bedford Highway and a tunnel under Highway 102.    
 
Policy S-3 of the Regional Plan also references the principles of the Plan as set out in Section 1.4.  These 
principles include the consideration of cost effective decision making, development patterns, effective use 
of land, and integrated transportation systems among other items.   Staff advise that the proposal is not 
consistent with these principles, specifically the principles related to managing development to make the 
most effective use of land, energy, infrastructure, public services and facilities, the principles regarding 
the development of an integrated transportation system, and the principles regarding the protection of 
open space, wilderness, natural beauty and sensitive environmental areas. 
 
Next Steps 
The Regional Plan describes HRM’s long-term aspiration to acquire the private lands located within the 
conceptual park boundary and notes that the methods of acquisition could range from provincial and 
municipal partnerships, land trades and conservation easements.  By design, however, the facilitation 
process involved only two land owners, and focused only on land acquisition in relation to development.     
Consequently, as a next step, staff propose that HRM broaden its approach by involving all stakeholders 
and considering a wider variety of parkland planning tools.  These alternative approaches include the 
following. 
 
Partnerships with Provincial or Federal Governments 
In 2006, HRM partnered with two provincial departments to study the BMBC area and identify a potential 
conceptual regional park boundary.  In 2009, the Province designated its land holdings located within and 
adjacent to the conceptual boundary as a protected wilderness area.   Further discussions with 
appropriate provincial departments may identify further partnership opportunities.   Similarly, discussions 
with appropriate federal departments or agencies may identify additional opportunities to partner on 
initiatives that support the proposed BMBC regional park.  
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Discussions with All Land Owners 
As previously noted, there are 15 different private land owners who own property located within the 
conceptual park boundary.   While the facilitation process involved two land owners, broadening 
discussions to all landowners could identify other park land acquisition opportunities.   In particular, those 
opportunities may enable HRM to obtain access to the BMBC area in the shorter term.  While the 
Facilitation report indicated that the proposed development plan would enable near term access to the 
area, the timeline for approval processes as well as construction of necessary roads to achieve that 
access would likely take several years.  
 
Therefore, discussions with all land owners who own property within the conceptual park boundary may 
provide more timely opportunities.  For example, the recently approved development agreement for 
Bedford West Sub Areas 7 and 8 identifies a potential major entrance to the proposed BMBC regional 
park that could be suitable for a trailhead and staging area.  While this land is not part of the minimum 
parkland contribution required by the Regional Subdivision By-law, nothing in the agreement prevents 
HRM from acquiring further land for the potential regional park entrance.  As well, the recent approval of 
lands in Bayers Lake included negotiation of lands for future access to the wilderness area as part of the 
subdivision process. Through discussions with all land owners, additional opportunities may become 
known that could provide public access to the designated wilderness area in the shorter term.    
 

Conservation Easements 
Conservation easements are voluntary legal agreements between a landowner and an eligible 
organization, such as a land trust or municipality, which places restrictions on the use of a property in 
order to protect the natural values of the land. The easements are tailored to the needs of the landowner 
and host organization and are usually intended to protect natural features in perpetuity.   The land owner 
retains ownership and the ability to use the land in any way that is not restricted under the easement.   
While land is often donated, land owners can also be compensated for forgoing future development 
opportunities.   Regarding the proposed BMBC regional park, the conservation easement tool could be 
attractive to land owners who may wish to retain control and ownership of their land, while ensuring land 
holdings are protected, provide public access, or are only used in a way that is compatible with the 
proposed regional park.    
 
Partnerships with Land Conservation or Community Organizations 
HRM received a number of submissions concerning the Facilitator’s report from land stewardship and 
recreation organizations that commented on the ecological and recreational value of the BMBC area.   
Given this interest, some organization may be willing to play an active role in establishing or managing 
the proposed BMBC regional park.   Some organizations, for example, may be eligible to hold and 
maintain conservation easements while others may be interested in entering into agreements to maintain 
trails or other recreational assets.   Such partnerships may create additional opportunities to partner with 
land owners or other levels or government and could be a way to improve public access and share long-
term maintenance costs. 
 

Land Use Planning Tools 
Under the Halifax Charter, HRM has the explicit ability to control the use and development of land.  While 
the Facilitator’s report and public feedback characterize HRM’s land use planning options as a choice 
between urban development or no development. In actual fact, HRM can consider a wide range of land 
use planning approaches.   HRM, for example, could consider allowing commercial recreation uses, such 
as camp grounds, lodges or outdoor recreation based businesses in appropriate locations.   Arguably, 
such developments could enable land owners to generate revenue from land holdings while also 
supporting economic development and facilitating public access to the BMBC area.   Alternatively, in 
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certain locations, low density residential development with on-site services may be an appropriate way to 
facilitate land acquisition and public access initiatives.   
 
It is important to note that nearly all private lands within the conceptual park boundary are located in the 
Urban Reserve Designation or Urban Settlement Designation.  These designations effectively conserve 
the lands in a natural state unless Council provides specific direction to amend the Regional Plan, or 
initiate secondary planning.  Therefore, given that there is no immediate risk of development, there is 
considerable time to explore a variety of approaches for establishing the proposed regional park.   
 
Conclusion 
For number of reasons, staff advise that the Facilitator’s report does not provide a basis for further work 
or discussion concerning the proposed BMBC Regional Park.  Discussions on valuation methodology with 
Annapolis Group throughout the facilitation process indicate that there does not appear to be a  willing 
seller.  Further, the park boundary proposed in the landowner’s plan does not meet regional park 
objectives.   In addition, there is no need to initiate secondary planning at this time as HRM has a 
sufficient supply of developable land for the foreseeable future, and the expansion of suburban 
development would not support HRM’s growth targets.  Therefore, staff recommend that Regional Council 
not initiate secondary planning or a process to amend the conceptual park boundary contained in the 
Regional Plan at this time.    
 
HRM does have the opportunity to explore a wider variety of approaches to establishing and providing 
public access to the proposed regional park.   These alternative approaches include discussions with the 
Province and all land owners, as well as the use of land use planning tools and conservation easements.   
Therefore, given the significant public interest and the clear intent set out in the Regional Plan, it is 
recommended that Regional Council direct staff to explore a variety of options for establishing and 
providing public access to the proposed BMBC regional park.    
 
FINANCIAL IMPLICATIONS 
 
There are significant costs associated with the Facilitator’s recommendation to proceed with secondary 
planning related to staff resource constraints and planning studies.   The HRM costs associated with the 
staff recommendation to explore a variety of approaches towards establishing and providing public 
access to the proposed BMBC regional park can be accommodated with existing staff resources within 
the approved 2016/17 operating budget.  Any costs associated with the outcome of staff investigations, 
such as alternative land acquisition initiatives, will be reviewed within subsequent reports should Regional 
Council approve the staff recommendation.    
 
Should Regional Council choose to direct staff to proceed with the recommendations outlined in the 
Facilitator’s report, there would be significant costs required for land acquisition in addition to the staff 
resources noted above.  The land valuation would need to be finalized in order to determine the actual 
costs.  However, based on the discussion during the facilitation session, the landowners have indicated a 
cost of $6 million for the transfer of 210 acres of land above the required 10 percent parkland dedication 
as identified in their proposed development concept.  The funding for this acquisition would require 
additional direction from Regional Council regarding the funding source and impact to other property 
acquisitions, previously directed by Regional Council.  
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RISK CONSIDERATION 
 
As discussed in this report, there are significant risks associated with the recommendations contained in 
the Facilitator’s report concerning property valuation, regional park boundaries, and secondary planning.   
There are no significant risks associated with the recommendations contained in this staff report.   Any 
risks associated with alternative approaches will be reviewed within subsequent reports should Regional 
Council approve the staff recommendation.   
 
COMMUNITY ENGAGEMENT 
 
On March 22nd, 2016, Regional Council directed staff to proceed to public consultation on the Facilitator’s 
report, as outlined in the facilitation process terms of reference.   The final Facilitator’s report was posted 
on the HRM website on June 6, 2016, and a public presentation held on Monday June 20th.  Written 
submissions were accepted until July 4, 2016.   HRM received a total of 1,421 submissions.  A copy of all 
submissions can be found at the following link.   
 
http://www.halifax.ca/property/bluemountainbirchcovelakes.php#Q4 
 
Common themes expressed in the submissions include the following topics: 

 opposition to the Facilitator’s report; 
 recreation and ecological values; 
 opposition to urban development; and 
 public engagement. 

 
ENVIRONMENTAL IMPLICATIONS 
 
There are significant environmental implications associated with the regional park boundary 
recommended in the Facilitator’s report, as described in the discussion section of this report.   
 
ALTERNATIVES 
 
Regional Council may: 
 

1. Direct staff to initiate a process to consider amendments to the Regional Plan to change the 
Blue Mountain – Birch Cove conceptual park boundary based on the recommendations 
contained in the Facilitator’s report.  

 
2. Direct staff to initiate a process to consider amendments to the Regional Plan to change the 

Blue Mountain – Birch Cove conceptual park boundary based on Map 3A, including public 
consultation on the map and discussions with the land owners regarding interest in potential 
acquisition.  

 
3. Direct staff to develop terms of reference to initiate secondary planning for the Hwy 102 

West Corridor lands.  
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ATTACHMENTS 
 
Map 1   Reference Map 
  
Attachment A  Map 11 from the 2014 Regional Plan 
Attachment B  Facilitator’s Report 
Attachment C  Map 3A 
Attachment D BMBC Conceptual Park Boundary Compared to the Development Plan 

Contained in the Facilitator’s Report 
Attachment E  Excerpts from the 2006 and 2014 Regional Plan  
 
 
 
A copy of this report can be obtained online at http://www.halifax.ca/council/agendasc/cagenda.php then choose the 
appropriate meeting date, or by contacting the Office of the Municipal Clerk at 902.490.4210, or Fax 902.490.4208. 
 
Report Prepared by: Ben Sivak, Principal Planner, 902.490.6573 
 
Report Approved by: 
 
   ____________________________________________________ 
   Bob Bjerke, Chief Planner and Director, Planning & Development 
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The following is a graphical representation and although care 
has been taken to ensure the best possible quality, HRM does 
not guarantee the accuracy of this document. 
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Attachment C 
Map 3A 

 
 

The attached copy of Map 3A is an alternative conceptual park boundary map prepared by HRM staff for 
discussion purposes during the facilitation process.  The alternate boundary illustrated in Map 3A 
represents an attempt at a compromise that responded to the development proposal put forward by 
Annapolis Group and Suzie Lake Developments while still partially meeting several regional park 
objectives.  It represents a minimum, as opposed to ideal, park configuration as a point a discussion.  The 
map does not represent a park or land use plan or a staff recommendation.     
 
In preparing Map 3A for discussion during the facilitation process, staff considered the following key 
items:  

• public access to the proposed park; 
• separation between the proposed development on the provincially designated wilderness area; 

• the use of lake islands as a natural transition between development and wilderness areas; 

• the protection of key views; 

• the protection of lake water quality, Fox Lake water quality in particular; 

• the potential to relocate park areas within the proposed development to enhance the proposed 
BMBC regional park; and 

• active transportation corridors.   
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BMBC Con ceptual Park Boun dary (Added by HRM)

Attachment D: BMBC Conceptual Park Boundary Compared to the
Development Plan Contained in the Facilitator’s Report

For easy comparison , this map overlays  the approximate location  of the con ceptual BMBC region al park boun dary show n  in  Map 11 of the Region al 
Plan  over a copy of Appen dix III of the Facilitator’s report, the developmen t plan  prepared by An n apolis Group an d Susie Lake Developmen ts.   



Attachment E 
Excerpts from the 2006 and 2014 Regional Plan 

 
 
2014 Regional Plan 

 
S-2 Where requests are received to initiate secondary planning for any of the areas identified above as 
potential growth areas, consideration shall be given to:  
 

(a) the need for additional lands and the fiscal implications to HRM and Halifax Water and their 
capacity to meet additional financial commitments; and  

 
(b) the implications for achieving the HRM growth targets. 

 
 
 
2006 Regional Plan 

 
S-3 Further to the principles of this Plan stated in section 1.4, HRM shall consider requests to allow for 
the initiation of a secondary planning process to consider development of the six sites for new growth 
provided that any such proposal serves to: 
 

(a) protect the fiscal health of HRM and its capacity to meet additional financial commitments; and 
 

(b) address any deficiencies in municipal service systems which would be needed to service the 
proposed area and the estimated cost of upgrades needed to provide a satisfactory service level. 

 
 
1.4.1 HRM’s Vision and Principles 
 
The Regional Planning Committee used information gained during the first phase of the project to develop 
the vision and principles that guided the development of this Plan. These were approved by Council, and 
are presented below: 
 
Vision 
HRM’s vision for the future is to maintain and enhance our quality of life by fostering the growth of healthy 
and vibrant communities, a strong and diverse economy, and sustainable environment. 
 
Guiding Principle 
The Regional Plan will seek to address the needs and views of all sectors of HRM, recognizing the 
diversity of its citizens, community and geography. 
 
Principles 
The Regional Plan: 

• provides a framework which leads to predictable, fair, cost-effective decision-making; 
• supports development patterns that promote a vigorous regional economy; 

• preserves and promotes sustainability of cultural, historical and natural assets; 

• supports appropriate roles for the Halifax/Dartmouth central business district and local business 
districts as a focus for economic, cultural and residential activities; 



• manages development to make the most effective use of land, energy, infrastructure, public 
services and facilities and considers healthy lifestyles; 

• ensures opportunities for the protection of open space, wilderness, natural beauty and sensitive 
environmental areas; and 

• develops integrated transportation systems in conjunction with the above principles. 




