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P.O. Box 1749 
Halifax, Nova Scotia 
B3J 3A5 Canada    

Item No. 15.1.3 
Halifax Regional Council 

May 26, 2026 

TO: Mayor Fillmore and Members of Halifax Regional Council 

FROM: Brad Anguish, Acting Chief Administrative Officer 

DATE: May 19, 2026 

SUBJECT: Housing Accelerator Fund (HAF) – Surplus Lands for Affordable Housing Pilot 
Program  

ORIGIN 

June 6, 2023 Regional Council motion (Item No. 15.1.4 Housing Accelerator Fund): 

MOVED by Councillor Cuttell, seconded by Councillor Mason 

THAT Halifax Regional Council: 

1. Direct the Chief Administrative Officer to submit a Housing Accelerator Fund Action Plan
that includes the initiatives as generally outlined in Attachment A of the staff report dated
June 3, 2023, along with all additional required documentation to the Canada Mortgage
and Housing Corporation as the Municipality’s application under the Housing Accelerator
Fund program; and

2. Authorize the Chief Administrative Officer to enter into any contribution agreements or
amending agreements that may be required should the Municipality be approved for
funding under the program.

MOTION PUT AND PASSED UNANIMOUSLY. 

EXECUTIVE SUMMARY 

HRM’s Housing Accelerator Fund Action Plan includes an initiative to establish a program to utilize surplus 
land for affordable housing. In accordance with Administrative Order 50: Respecting the Disposal of Surplus 
Real Property, staff created the Surplus Land for Affordable Housing Pilot Program to identify suitable 
surplus parcels and recommend them for sale to an appropriate non-profit housing provider.  

This report summarizes the program framework, application and review process, and recommends setting 
dates for a public hearing to consider the sale of 48 Pinecrest Drive, Dartmouth, for less than market sale 
to Rooted Community Development Partners.  

This report also outlines lessons learned from the pilot program and summarizes key considerations for 
any future intakes or a permanent surplus land program.  

https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230606rcmins_0.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/legislation-by-laws/AO50.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/legislation-by-laws/AO50.pdf
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RECOMMENDATION 
 
It is recommended that Halifax Regional Council: 
 

1. Set a date for a public hearing to consider the sale of 48 Pinecrest Drive, Dartmouth (PID 
00036343) to Rooted: Community Development Partners on the terms and conditions outlined in 
this report; and 

 
2. Subject to the outcome of the public hearing, approve the sale substantially on the terms and 

conditions outlined in this report, and:  
a. authorize staff to negotiate and execute, on behalf of the Municipality, an agreement of 

purchase and sale for the conveyance of the subject property; and  
b. direct the Mayor and Municipal Clerk to execute, on behalf of the Municipality the deed, 

buy-back agreement, and any other associated documents required to effect the 
conveyance of the subject property. 

 
 
BACKGROUND 
 
On June 6th, 2023, Regional Council approved HRM’s Housing Accelerator Fund Action Plan. This Action 
Plan includes an initiative to establish a program to utilize surplus land for affordable housing. On October 
12th, 2023, HRM signed a Contribution Agreement with the Canadian Mortgage and Housing Corporation 
(CMHC) committing to the Action Plan in return for $79.3 million in federal funding from the Housing 
Accelerator Fund (HAF).  
 
The policy for disposing of surplus property in HRM is governed by Administrative Order 50 (AO 50). 
Properties declared surplus by Regional Council are placed in one of several categories that determine the 
process for disposal. In 2020, Council added an Affordable Housing category, with submission 
requirements and program criteria to be established by the Executive Director of Planning and 
Development. To date, Council has declared 16 properties surplus under the Affordable Housing category, 
but no program to offer or dispose of the sites was established. The HAF Contribution Agreement provided 
the resources to enable HRM to create a pilot program to consider review and disposal criteria for these 
properties. 
 
Section 63 (1) of the HRM Charter stipulates that the Municipality may sell or lease property at less than 
market value for any purpose that Council considers to be beneficial. A resolution to sell or lease property 
for less than market value must be passed by at least a two thirds majority of the Council present and 
voting. Where Council proposes to sell property valued at more than $10,000.00 for less than market value, 
the Council shall first hold a public hearing respecting the sale. 
 
By selling or leasing surplus land for less than market value, municipalities can remove the cost of buying 
land, which is a large barrier for non-profits looking for sites to build affordable housing. Without having to 
include land costs in their budget, a non-profit can develop at a lower cost and offer lower rents to tenants. 
HRM has undertaken this once previously, in 2020, when Council approved the sale of four surplus 
properties in the Community Interest category of AO 50, to the Affordable Housing Association of Nova 
Scotia (AHANS). After purchasing the True North Crescent properties for $1 each, AHANS constructed 14 
affordable townhouses. 
 
48 Pinecrest Drive was declared surplus by Council and categorized as Affordable Housing on August 23, 
2022. More details on the site are in the parcel summary in Attachment 1 of this report.  
 
  

https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/230606rcmins_0.pdf
https://www.halifax.ca/city-hall/legislation-by-laws/administrative-order-50
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/201117rc81.pdf
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DISCUSSION 
 
HRM’s HAF Action Plan set a milestone of June 2025 to implement a surplus land for affordable housing 
program. The HAF Action Plan also requires all initiatives to be complete by October 11, 2026. Therefore, 
the pilot program framework was designed to prioritize properties and applications that could proceed with 
development quickly. Sites already zoned for residential development were selected for the pilot, and as-
of-right applications were required. Applications with variances, subdivisions, or consolidations were 
considered, but discretionary applications such as development agreements, MPS amendments, and 
rezonings were excluded due to more lengthy approval timelines.  
 
Pilot Program Objectives 
 
The goal of the Surplus Lands Pilot Program is to inform the development of a formal and permanent land 
disposal process for properties under the Affordable Housing category of AO 50. HRM designed the pilot 
program to help support long term affordability, foster complete communities, and align with government 
funding programs. The pilot program established the following objectives: 
 

1) Develop affordable housing across HRM 
2) Support deep, long-term affordability 
3) Foster well-connected communities 
4) Create a variety of housing types 
5) Support accessibility and sustainability 
6) Align with existing affordable housing programs 

 
Eligibility 
 
In accordance with AO50, eligibility for the pilot program was restricted to registered charities and not-for-
profit organizations with at least one year of incorporation. Partnership with the private sector was permitted 
on condition that land title and administration of affordable housing units remain with the non-profit partner.  
 
Eligible proposals were required to create long-term affordable rental housing units. Proposals for mixed-
market developments that contain both affordable and market housing were permitted. Affordability was 
defined in relation to average market rent (AMR) in the CMHC Rental Market Zone for that unit type. 
Applicants were advised that units offered for at least 20% below AMR were prioritized. 
 
Pilot Parcels 
 
Staff reviewed the 16 properties declared surplus under the Affordable Housing category and identified four 
sites for the pilot program based on conditions outlined below. As per Corporate Real Estate’s business 
process for surplus properties, no site preparation or pre-development work was undertaken when the 
properties were declared surplus. However for the pilot program, staff did title searches and some 
preliminary review of the four properties’ readiness for development.  
  
Site conditions 
Staff reviewed internal mapping to assess sites’ utility access, archaeological potential, contamination risk, 
flood risk, topography, soil condition and ecological corridors. These conditions influence the development 
complexity of parcels and highlight risks that could increase the time and cost of construction.   

 
Regulatory environment 
Parcels were evaluated based on their designations in the Regional Municipal Planning Strategy, local 
community plans, and local land-use by-law. Priority was given to sites that have been designated for urban 
settlement within the Regional Plan and zoned for as-of-right residential development. This was done to 
focus on sites that can be developed immediately. 
 
Access to amenities 
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In accordance with the pilot program’s goal of fostering well-connected communities, surplus sites were 
prioritized based on their proximity to amenities such as hospitals, schools, daycares, community centres, 
grocery stores, pharmacies, parks, and libraries.  

 
Access to transportation infrastructure 
Parcels were also prioritized based on their proximity to bus stops, transit terminals, planned Bus Rapid 
Transit stations, bike lanes, and sidewalks. Parcels were deemed to be more suitable for affordable housing 
if they were located within walking distance of active or public transportation infrastructure.   

 
Local availability of affordable housing 
Administrative Order 50 states that surplus land should be used for affordable housing in areas where 
community need is demonstrable. Staff integrated this approach into the evaluation of parcels for the pilot 
program and prioritized locations that underperformed relative to the following housing metrics from 
CMHC’s annual Market Rental Report when compared to the region as a whole: 

 
• Median rent  
• Annual change in median rent 
• Median sale price 
• Annual change in median sale price 
• Vacancy rate 
• % of households in core housing need 
 

Four surplus parcels were ultimately selected for use in the Pilot Program by staff. These are listed in Table 
1. 
 
Table 1: Parcels selected for use in the Surplus Land for Affordable Housing Pilot Program. 

Civic Address PID LUB Zone 2026 Assessed 
Value 

48 Pinecrest Dr, 
Dartmouth 00036343 HR-1 $142,500 

Residential Exempt 
15 Laurelcrest Dr, Eastern 
Passage 40507220 R-2 $140,000 

Residential Exempt 

18 Scotia Dr, Bedford 00428961 RTU $747,500 
Commercial Exempt 

6850 Bayers Rd, Halifax 00032490 ER-3 $330,333 
Residential Exempt 

Total $1,330,433 
  
 
Call for Submissions 
 
The Call for Submissions for the Surplus Land for Affordable Housing Pilot Program opened on July 7th, 
2025, and closed on September 5th, 2025. The program was launched with a media release and social 
media campaign. A targeted email was also sent to non-profit housing providers notifying them of the 
program.  
 
Applicants were given 60 days to submit proposals and financial plans for the selected surplus sites. 
Proposals were not required to go through a complete review and approval process by staff, due to the 
timelines involved and the administrative burden on non-profit organizations, which would have to spend 
significant amounts of time and money in developing a formal site plan without any assurance that they 
would be able to recover their costs. Rather, applicants submitted early concept proposals that were 
reviewed at a high level, with an emphasis on financial viability. Detailed development review is intended 
to occur after funding has been secured.  
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Staff received eight total submissions for three of the surplus sites. No submission was received for 15 
Laurelcrest Drive in Eastern Passage, NS.  
 
Evaluation 
 
Submissions to the Pilot Program were evaluated using seven criteria that demonstrate a proposal’s 
viability, affordability, and contribution to social equity. Emphasis was placed on a project’s viability and 
likelihood of receiving funding support. Accordingly, evaluation criteria were created to align with those from 
existing government affordable housing programs.  
 
Table 2: Surplus Land Submission Evaluation Criteria 

Category Criteria 

Viability 

Proponents demonstrate capacity to complete project goals in a timely 
manner, on budget and with financial viability  
Project is eligible or has pending or confirmed funding from other levels of 
government 
Applicants are experienced in developing/managing affordable housing 
projects 

Affordability Project offers a greater number of affordable units, greater depth of 
affordability, and better quality of life for tenants 

Social Equity 

Project follows Housing First Principles 
Project serves Priority Groups as defined in the National Housing Strategy 
Project exceeds minimum building code standards for energy efficiency 
Project exceeds minimum building code standards for accessibility 

 
An inter-disciplinary team of staff was convened to evaluate submissions. This included representation from 
the CMHC, the Nova Scotia Affordable Housing Development Program, the Community Housing 
Transformation Centre, and HRM staff from the Affordable Housing Grant Program, Housing and 
Homelessness, Corporate Real Estate, Diversity and Inclusion, Finance and Revenue, Development 
Services, Engineering, and Community Energy.  
 
Recommended Project  
 
Staff are recommending Council approve the sale of 48 Pinecrest Drive, Dartmouth, to Dartmouth Non-
profit Housing Society, doing business as Rooted: Community Development Partners (Rooted).  
 
Rooted Proposal: 48 Pinecrest Drive, Dartmouth (PID 00036343) 
 
48 Pinecrest Drive is a small rectangular lot located 100 metres west of Little Albro Lake. The parcel is 
located in the Regional Centre Plan Area in an HR-1 zone (Higher Order Residential). The property was 
originally earmarked for housing by the former City of Dartmouth.   
 
Rooted owns and operates housing on the abutting parcels located at 46 and 44 Pinecrest Drive, and they 
plan to consolidate these lots with 48 Pinecrest Dr to build a 22 unit residential apartment building. The new 
building will contain a mix of studio, 1-bedroom, and 2-bedroom units. Eleven units will be leased for 30% 
below AMR, with the remaining units being leased at market rates. Alternative housing will be available for 
existing tenants during the construction phase. A complete breakdown of the proposed rental rates can be 
seen in Table 3.  
 



HAF Surplus Lands for Affordable Housing Pilot Program  
Council Report - 6 - May 26, 2026  
 
 
Table 3: Rooted Proposed Rental Prices for 48 Pinecrest Dr 

Unit Type Number of Units Rent ($/month) % Below AMR1 
Studio Affordable 2 $750 30% 
1 Bed Affordable 7 $820 30% 
2 Bed Affordable 2 $1,000 30% 
Studio Market 2 $1,150 - 
1 Bed Market 7 $1,560 - 
2 Bed Market 2 $1,955 - 

 
As described above, time constraints imposed by the Federal Housing Accelerator Fund prevented staff 
from conducting a detailed assessment of preliminary consolidation plans. Detailed review of land use 
requirements is still needed. As such, the development proposal submitted by Rooted may be subject to 
future revisions, including a discretionary planning process in order to implement.   
 
Viability 
 
Rooted was originally founded in 1981 as the Dartmouth Non-Profit Housing Society and has since grown 
to be one of the largest non-profit housing providers in Nova Scotia. They develop, own, and operate 
affordable housing across the Province, with more than ninety-five (95) properties in their portfolio, 
representing several hundred units.  
 
Rooted has demonstrated capacity to complete financially viable projects of a similar size and complexity 
within a timely manner. They have recently completed construction of an 18-unit mass timber building on 
land acquired through the Provincial Land for Housing Program that includes 9 units of deeply affordable 
housing (50% below AMR). Rooted also has significant experience in securing funding for affordable 
housing projects through Municipal, Provincial, and Federal grant programs. 
 
The mixed market model proposed by Rooted increases the viability of the project and helps ensure long-
term sustainability. Operational costs will be supported by rental revenue generated by the project and will 
not require ongoing government funding. The proposal anticipates achieving an annual net operating 
income of $26,115.00 and a debt coverage ratio of 1.19.  
 
The applicant’s capital budget of $7,904,145.00 relies on government funding. Funding sources identified 
in Rooted’s proposal include the Canadian Mortgage and Housing Corporation, the Nova Scotia Affordable 
Housing Development Program, Efficiency Nova Scotia, and the Community Housing Transformation 
Centre. While funding for this proposal remains unconfirmed, Rooted has significant experience in utilizing 
these programs to create affordable housing. 
 
Affordability 
The proposal submitted by Rooted includes 11 units that will be rented for 30% below AMR. The annual 
rental revenue for this project is $47,604.00 lower than what is achievable by charging market rates. This 
will save renters in affordable units an average of $4,327.64 in annual housing costs. Tenants will be 
responsible for utilities. 
 
Dartmouth North’s vacancy rate is 2.5%, down from 3.0% in 2024. Its average monthly rent is $1515, a 
$185 increase from 2024. In addition, 21% of residents in this area live in core housing need. This compares 
to just 12.2% of residents for the Municipality as a whole. This indicates that the community is in need of 
low-cost rental units that can offset the increase in housing prices and provide residents with safe, suitable, 
and affordable housing. 
 
 
Social Equity 

 
1 Based on 2024 CMHC Market Rental Report 
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The proposal includes two dedicated units for women fleeing violence. This is a vulnerable population that 
is listed as a priority group in the National Housing Strategy. The cost of housing poses a significant barrier 
to those looking to escape domestic violence. Providing low-cost housing for survivors helps reduce this 
barrier and enables victims to access safe and affordable accommodation.   
 
The proposal also outlines targets for decreased energy consumption that will reduce the cost of living for 
residents as well as the operational carbon footprint of the building. Rooted is targeting a 60% reduction in 
energy consumption from the baseline requirements in the 2017 National Energy Code of Canada for 
Buildings, and they are working with Efficiency Nova Scotia to achieve this. 
 
Rooted is also working with a local construction company to achieve a Rick Hansen Foundation Gold 
Certification for accessibility. This is the highest standard for accessibility that one can achieve, and it helps 
ensure that every unit in the building is viable regardless of one’s age or ability.   
 
Disposal Criteria and Conditions of Land Transfer 
 
The sale will be conditional on the applicant receiving development approvals and securing adequate 
funding to successfully complete the proposed development. HRM will retain ownership of the properties 
until that time. This mitigates the risk of the municipality having to repossess the property if the housing 
provider is unsuccessful in receiving funding approval and removes the property tax burden from the non-
profit until they are construction-ready.  
 
As per Corporate Real Estate’s practice, the surplus parcel made available through the pilot program will 
be conveyed “as is” and subject to existing encumbrances, if any exist. The successful proponent will be 
responsible for all costs associated with the sale and transfer of land and will be responsible for undertaking 
their own due diligence reviews prior to closing.  
 
The sale recommended by the pilot program will be subject to a Buy-Back Agreement under which HRM 
will retain an option to repurchase the surplus parcel under the following circumstances: 
 

1) The applicant fails to provide affordable housing as outlined in their submission to the Surplus Land 
for Affordable Housing Pilot Program 

2) The applicant ceases to operate 
3) The applicant ceases to be a non-profit or charitable organization 
4) The applicant defaults on a loan secured by the site 
5) The applicant attempts to transfer the property to a third party 
6) The applicant fails to start construction within 30 months from the closing date 

 
The buy-back agreement will be recorded on title and be in force for 25 years. The sale price for the 
repurchase of any property distributed through the pilot program will be $1.00 plus the value of capital 
improvements made to the property, less annual depreciation. 
 
Staff will consider requests for postponement of Buy Back Agreements behind a mortgage to secure 
financing of up to 65% of the property’s market value as-if improved. Such financing is to be used for the 
subject property and not for other projects of the purchaser.  
 
Future Considerations 
 
The Surplus Land for Affordable Housing Pilot Program was created as a part of the Municipality’s 
commitments under the Housing Accelerator Fund. Currently there are no further intake rounds planned. 
Staff resources to undertake this pilot program are temporary and externally funded through HAF.  
  
Lessons learned through the pilot program demonstrate that a successful permanent surplus land program 
requires more upfront evaluation when selecting properties for the disposal, and dedicated staff to 
implement the program. The most important factors to consider when supporting affordable housing through 
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a surplus lands program are ensuring sites can support higher density development and aligning with 
provincial and federal funding programs.  
 
Zoning 
Surplus parcels need to be appropriately zoned to support affordable housing developments, and HRM can 
proactively rezone surplus sites for affordable housing when possible, before transferring them to a non-
profit. Land use by-laws must allow for residential use and permit the density necessary to apply for Federal 
and Provincial funding. Nova Scotia’s Affordable Housing Development Program requires proposals to 
contain at least five affordable rental units. Funding through the Federal Government does not have a 
specific unit count requirement; however, it is emphasized that priority is given to developments that include 
more affordable units. Feedback from non-profit partners indicates that proposals should include 
approximately 10 affordable units to be competitive. Affordable housing providers often employ a mixed 
market model that includes both market and affordable units, to provide ongoing operational funding. This 
model requires a greater number of housing units to maintain operations. Therefore, any property being 
considered for the affordable housing category should be of sufficient size to support multi-unit development 
and be zoned accordingly.   
 
Lot Size/Frontage 
The size and public street frontage of surplus parcels have a significant impact on their developability. 
Parcels designated as surplus for affordable housing need to have adequate square footage and frontage 
to support the density necessary to access funding. This barrier becomes further exacerbated when 
accounting for building footprint and setback requirements.  
 
Smaller lots can typically only support the construction of low-density development. This limits proposals 
for affordable housing to organizations that operate using a shared/supportive housing model. While shared 
housing is an important feature of HRM’s affordable housing stock, these developments are not prioritized 
for funding through the Federal and Provincial affordable housing programs and often rely on ongoing 
support to maintain operations.   
 
The availability of street frontage also influences the viability of affordable housing developments on surplus 
lands. Surplus parcels may be of adequate size to support residential development but lack the street 
frontage necessary to build in conformance with local land use by-law. Furthermore, street frontage is a 
significant factor determining whether a lot can be subdivided. Subdivision can enable non-profit developers 
to achieve greater density, but this cannot be done as-of-right without frontage on a public street.   
 
Title/Encumbrances 
HRM currently disposes of surplus properties on an “as-is” basis. The development potential of surplus 
parcels can be hindered by encumbrances on the land which include liens, leases, easements, 
encroachments, and restrictive covenants. Where possible, any encumbrances that limit the development 
rights of property owners should be identified before being declared surplus for affordable housing.  
 
Infrastructure Requirements 
Some sites may have infrastructure and access challenges that make development difficult or cost-
prohibitive for non-profit organizations that are typically reviewed through the permit process. The 
municipality should have the appropriate studies and schematics completed and reviewed so that any 
potential challenges (e.g., servicing needs, road extensions, environmental remediation) are known when 
designating surplus land for affordable housing. All properties that are considered for this program should 
also go through the standard AO50 process with an environmental review including a file search for 
contaminated sites. That information could then be shared with potential applicants.  
 
 
 
Remaining Surplus Affordable Housing Properties 
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The remaining surplus parcels from the pilot program, located at 15 Laurelcrest Drive, Eastern Passage, 
18 Scotia Drive, Bedford, and 6850 Bayers Road, Halifax face significant challenges for non-profit housing 
providers to construct and operate affordable housing. Staff are recommending that these sites be retained 
until they are adequately prepared for such use, should a permanent surplus land program be established.  
 
Through the pilot program, staff have developed a better understanding of the density requirements and 
funding models required by affordable housing providers to construct and operate a successful project. The 
most significant barrier in the pilot program is the suitability of available HRM surplus properties. Federal 
and Provincial programs, which are the primary funding sources for most affordable housing projects in 
Nova Scotia, prioritize applications on the basis of scale and density. They require applicants to have at 
least five affordable units to qualify. In addition, housing providers advised that they often employ a mixed-
market development model, where some units are rented at market rate in order to subsidize the ongoing 
operation of the affordable units. Therefore, properties need to permit a higher density than those offered 
under HRM’s pilot program.  A review of the other 12 properties currently categorized for disposal as 
affordable housing indicates most face the same challenge.  
 
Staff explored the possibility of pursuing a discretionary process for the surplus parcels mentioned above 
but site conditions and regulatory barriers made these options unviable. The parcels located at 15 
Laurelcrest Drive, Eastern Passage and 6850 Bayers Road, Halifax lack sufficient frontage and square 
footage to add units through a subdivision or development agreement process.  
 
The parcel located at 18 Scotia Dr has sufficient area to subdivide, but regulatory requirements and the 
costs associated with servicing the site with road, water, and wastewater infrastructure presents substantial 
challenges for non-profit housing providers. Subdividing the property, as was envisioned when the site was 
rezoned to RTU in 2022, requires a public road to be constructed to provide frontage for proposed lots. The 
site also requires servicing to be installed. Non-profit housing providers expressed concerns about the funds 
required to build such infrastructure and indicated that it would likely make plans for constructing affordable 
housing unviable. Creating a public road would also require an amount of land that would reduce the 
number of units possible on the site. Overall, the limited permitted density and minimum frontage 
requirements imposed by the land use by-law would require applicants to make significant investments in 
infrastructure to serve a small number of residents. A discretionary process to increase the permitted 
density of the site would require an amendment to the Bedford Secondary Municipal Planning Strategy. 
 
Staff have reviewed zoning, lot size, frontage, and permitted density of all the remaining 15 properties 
currently designated as surplus for affordable housing. The majority have barriers that would likely prevent 
them from being successfully developed as affordable housing (e.g., non-residential zones, insufficient 
density permitted, access to frontage, undersized lot, restrictive covenants in place).  
 
Staff have developed some best practice criteria to categorize surplus properties as affordable housing in 
the serviced area, and initial work has been started to identify criteria for properties in rural areas. However 
dedicated staff are needed to complete this work, and to oversee any future intakes or permanent surplus 
land program. Similarly, permanent dedicated staff and budget are required to undertake any of the 
considerations noted above for site preparation, such as rezoning, title searches, and infrastructure studies. 
This work is a significant undertaking with timelines extending past the availability of HAF funding.   
 
A formal Surplus Land Program is being considered as a part of HRM’s upcoming Affordable Housing 
Strategy. This will include considerations around appropriate permanent staff resources to continue 
administration of the program. Recommendations coming out of the Affordable Housing Strategy 
(anticipated in Summer/Fall 2026) will be informed by the lessons learned through the Pilot Program.  
 
 
  



HAF Surplus Lands for Affordable Housing Pilot Program  
Council Report - 10 - May 26, 2026  
 
 
FINANCIAL IMPLICATIONS 
 
The property distributed through the pilot program is recommended for sale for $1.00. Although the 2026 
assessed value for 48 Pinecrest Drive, Dartmouth totals $142,500, assessed values do not reflect current 
market conditions. To obtain a more accurate indication of market value, staff obtained an independent 
Broker Opinion of Value. This assessment estimates the market value of 48 Pinecrest Drive at 
approximately $300,000. This represents an in-kind municipal contribution of approximately $300,000. 
 
It is important to note that conveying municipal land at less-than-market value reduces the proceeds that 
would otherwise replenish reserves—a principal funding source for capital projects—and, given currently 
low reserve balances, further constrains Council’s ability to capitalize on opportunities or respond to 
emerging risks without increased pressure on debt and future taxes. 
 
While under HRM’s ownership, vacant lands are exempt from property tax. A sale will trigger reclassification 
by Property Valuation Services Corporation to ‘taxable’ and a reassessment of market value for assessment 
purposes. Eligible registered non-profit and charitable property owners may make application to the 
Municipality’s annual Tax Relief for Non-Profit Organizations Program (Administrative Order 2024-001-
ADM). If added to the program, tax relief represents an annual operating grant to the recipient organization. 
The total amount is dependent on the property’s assessed value post-construction and the 2025 municipal 
tax rate. Applicants may also apply for Municipal Construction Fee Waivers. The table below provides an 
overview of the financial implications for the project. 
 
Table 4: Financial Implications 

Financial Implications 48 Pinecrest, Dartmouth 
Less than Market Sale (Opportunity Cost) $300,000 
Deed Transfer Tax (Opportunity Cost) $4,500 
Municipal Construction Fee Waiver $36,066 
Total $340,566  

 
 
RISK CONSIDERATION 
 
The project’s ability to finance construction is unconfirmed due to dependence on federal and provincial 
loans, loan insurance, and grants. This risk will be mitigated by making the sale conditional upon the 
proponent providing proof of financing on or prior to the closing date. Thus, if the proponent is unable to 
obtain the requisite financing, the sale will not be completed and HRM will retain the lands. The property 
will also not be transferred until development approvals are secured.  
 
The application of a Buy-Back Agreement to ensure ongoing use for affordable housing will protect the 
public interest should the project not proceed, in the event of a substantive change in use, a change in 
proponent’s viability or protracted delays, or should the proponent breach its obligation to continually 
provide the required affordable housing component for a period of 25 years following the closing date.  
 
 
COMMUNITY ENGAGEMENT 
 
Staff consulted with non-profit organizations and government partners involved in surplus land programs 
as a part of the preparatory work for implementing the Municipality’s HAF initiatives.  
 
Non-Profit Community 
Non-profit housing organizations were invited to participate in a workshop with Staff on November 28th, 
2024, to give feedback on potential design considerations for the Surplus Land for Affordable Housing Pilot 
Program. Their primary concerns focussed on program eligibility and securing land title.  
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Members of the non-profit community advised that eligibility for HRM’s surplus land program should be 
restricted to charities and non-profit organizations, while still allowing for partnerships with the private 
sector. Enabling non-profits to partner with the private sector allows them to leverage the experience and 
capacity of private organizations, which can help lower costs and improve the viability of affordable housing 
projects. 
 
Non-profit stakeholders also advocated for the use of buy-back agreements as a means of protecting 
municipal interests. Obtaining land title is a common prerequisite for securing financing for affordable 
housing projects. Buy-back agreements allow for the transfer of land title while still enabling the Municipality 
to recover its assets in the event of misuse or dissolvement.  
 
Government Partners 
Staff from federal and provincial governments emphasized the need to facilitate access to external funding 
sources for applicants. Securing funding from provincial and federal programs is crucial to the success of 
affordable housing developments. It was therefore stressed that applicants be directed to funding 
opportunities and that program criteria align with federal and provincial affordable housing programs. 
 
Staff involved with other surplus land programs also supported the use of buy-back agreements to protect 
municipal interests and highlighted how obtaining land title improves access to financing.  
 
Public Information Meetings 
Staff held public information meetings for each of the four parcels that were made available through the 
Surplus Lands Pilot Program. Efforts were made to host these meetings within the communities that would 
be affected by this program. Notice of these meetings was posted on the Surplus Lands for Affordable 
Housing Pilot Program Website and advertised on social media. Table 5 shows the date, time and location 
that each meeting was held at. 
 
Table 5: Public Information Meetings 

Location Date  Attendees 

Zatzman Sportsplex (Nantucket Room) 
110 Wyse Road, Dartmouth, NS B3A 1M2 July 15th, 2025 

 
5 

The Halifax Forum (Maritime Hall) 
2901 Windsor Street, Halifax, NS B3K 5E5 July 22nd, 2025 

 
10 

Eastern Passage/Cow Bay Lions Club 
65 Hornes Road, Eastern Passage, NS B3G 1A4 July 28th, 2025 

 
5 

Bedford Library 
15 Dartmouth Road, Bedford, NS B4A 3X6 August 12th, 2025 

 
23 

 
The purpose of these meetings was to provide a forum to meet with applicants and residents and inform 
them of the program’s goals and processes. The majority of attendees were prospective applicants who 
were broadly supportive of the initiative and sought advice on the application and eligibility criteria.  
 
Staff did hear from residents who were concerned about how development on surplus land would affect 
their properties. The primary concerns of these residents included the availability of on-street parking, the 
availability of park space, and the effect of construction on their homes. Staff reiterated that the properties 
are zoned for residential development, and will meet all Land Use By-law requirements. For 18 Scotia Drive, 
space for a pocket park has been subdivided from the original school site and is reserved for future 
parkland. Capital funding will be required to develop the proposed park. Staff also conducted two site visits 
to 18 Scotia Drive to investigate concerns of abutting residents that there may be sinkholes that could be 
destabilized if/when blasting occurs. Staff found small areas of soil settlement and potentially decaying 
biomass covered with topsoil, which were unlikely to expand as a result of any blasting.  

https://www.halifax.ca/about-halifax/regional-community-planning/affordable-housing/surplus-land-affordable-housing-pilot
https://www.halifax.ca/about-halifax/regional-community-planning/affordable-housing/surplus-land-affordable-housing-pilot
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ENVIRONMENTAL IMPLICATIONS 
 
The evaluation criteria of the Surplus Land for Affordable Housing Pilot Program prioritizes proposals that 
exceed minimum building code standards for energy efficiency. This aligns with the evaluation criteria of 
HRM’s Affordable Housing Grant Program and contributes to the Municipality’s climate change goals 
established under the HalifACT Plan.  
 
 
ALTERNATIVES 
 

1.  Council could decline to convey the property to the successful applicant of the Surplus 
Land for Affordable Housing Pilot Program. 

2.  Council could direct staff to negotiate different terms than the ones outlined in this report 
for the sale of the property. 

 
These alternative options are not recommended. As proposed in the terms and conditions of sale, the sale 
of the site would not proceed before the proponent completes their due diligence for each parcel at their 
expense. Moreover, failure to meet the Municipality’s obligations under the signed contribution agreement 
with the CMHC could result in the loss of substantial funding received through the Housing Accelerator 
Fund Program. 
 
 
LEGISLATIVE AUTHORITY 
 
Halifax Regional Municipality Charter, S.N.S. 2008, c.39 
 
Section 61 
 
 (3)  The property vested in the Municipality, absolutely or in trust, is under the exclusive 
management and control of the Council, unless an Act of the Legislature provides otherwise 
 
Section 63  
 

(1)  Notwithstanding subsection 71(2), the Municipality may sell or lease property at a  
 price less than market value for any purpose that the Council considers to be   
 beneficial to the Municipality.  

 
2)  A resolution to sell or lease property referred to in subsection (1) at less than market value 
shall be passed by at least a two thirds majority of the Council present and voting. 
 
(3)  Where the Council proposes to sell property referred to in subsection (1) valued at more 
than ten thousand dollars at less than market value, the Council shall first hold a public hearing 
respecting the sale. 
   
(4)  Prior to holding a public hearing, the Council shall provide notice of the public hearing at 
least fourteen days before the date of the public hearing by either  

(a) placing the notice in a newspaper circulating in the municipality, inserted at least once 
a week, for two successive weeks; or  
(b) posting the notice, including the date the notice is posted, on the municipality’s website 
until the public hearing is completed.  
 

(5)  The notice of the public hearing shall include the date, time and place of the hearing, the 
location of the real property or a description of the tangible personal property, the estimated value 
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of the property and the purpose of the sale. 2008, c. 39, s. 63; 2024, c. 3, s. 29. 
 

Administrative Order 50, Respecting the Disposal of Surplus Real Property Administrative Orders 
 

Section 2 (2) 
 
 “The Municipality will dispose of real property Council determines is no longer   
 required for the purposes of the Municipality. Staff will identify surplus properties   
 by the following categories: 
 

(a) Economic Development…,  
(b) Community Interest…,  
(c) Ordinary Sale…,  
(d) Remnant…,  
(e) Extraordinary…,  
(f) Intergovernmental Transfer… . 
(g) Affordable Housing… .”  
 

Section 4 (5) 
 

Affordable Housing 
 
This category of properties shall be disposed of through direct sale, or a call for submissions, open 
to eligible not-for-profit organizations meeting the submission requirements and program criteria 
established from time-to-time by the Director, or their designate, of the department of the 
Municipality that is responsible for planning and development. 

 
Administrative Order Number 2018-004-ADM Respecting Real Property Transactions 
 
APPROVAL AND SIGNING AUTHORITY  
 
10. (1) Subject to the provisions of this Administrative Order, Council delegates the approval authority and 
signing authority for Property Transactions as follows: 
 

Property Transaction  
Type 

Maximum Financial 
Commitment 

Maximum Term Approval Authority Signing Authority 

Agreement of 
Purchase and Sale, 
Option Agreement, 
Assignments and Right 
of First Refusal 

$500,000 N/A [Executive] Director CAO 

 
 
ATTACHMENTS 
 
Attachment 1: 48 Pinecrest Drive Parcel Summary 
 
 
 
 
Report Prepared by: Greg Honywill, Planner I, Housing Accelerator Fund, 902.478.2670 
 



Parcel ID:

Civic address 48 Pinecrest Drive, Dartmouth

Assessed value $142,500

Site servicing Urban Service Area

Plan area Regional Centre

Zone HR-1

Lot size 427 m²

Max height 5 Storeys

Elementary school 0.8 km

High school 1.8 km

Community centre 1.0 km

Public park 1.5 km

Grocery store 1.3 km

Bus stop 0.5 km

Housing Accelerator Fund

Parcel Summary
48 Pinecrest Drive is a small rectangular lot
located 100m west of Little Albro Lake. The
surrounding area is primarily composed of
single-family homes and low-rise apartments.
There are schools, public parks and
community centres located within a 15-minute
walk of the site. There is also a bus stop within
150m that serves the #53 Highfield and #72
Portland Hills routes. A future BRT station will
be located 600m away at the intersection of
Victoria Road and Albro Lake Road. 

Site details Distance to amenities

Permitted housing types

Single-unit dwelling
Semi detatched dwelling
Townhouse

halifax.ca/surplus-land-housing

48 Pinecrest Dr, Dartmouth

Shared housing
Cluster housing

Two, three, and four-unit dwelling 
Multi-unit dwelling
Grade-related dwelling unit 

00036343

https://maps.app.goo.gl/vCg4mCxLNrvbQkgP9
https://maps.app.goo.gl/vCg4mCxLNrvbQkgP9
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/regionalcentrelub-eff-25april23-minorrev2024-01198-toclinked.pdf
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/regionalcentrelub-eff-25april23-minorrev2024-01198-toclinked.pdf



