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Re: Development Agreement Application for a development agreement to a Commercial Campground use 
for an Eco-tourism retreat & trail system in Big Lake, Halifax Regional Municipality. PID: 00601146 (275 acres), 
PID: 00574905 (119 acres), PID: 00654269 (100 acres), PID: 00654053 (91 acres), PID: 00635995 (20.3 acres), 

PID: 41270208 (8 acres), PID: 41267139 (2.3 acres), PID: 00654251 (100 acres), PID: 40488421 (5.4 acres), PID: 
40629636 (5.4 acres), PID: 40629891 (3.2 acres), and PID 40637191 (6.0 acres- Big Lake Drive). 

Dear Thea, 

KWR Approvals Inc. (KWRA) was retained by Bellevue Management Inc. (Bellevue), to manage a development 
agreement application on their 700+ acre land assembly, that spans across the communities of Big Lake, Blind Bay, 
Hackett’s Cove, and Glen Margaret, HRM, Nova Scotia. The subject land assembly consists of 11-parcels and one 
private road, that is governed by both Planning District 1 & 3 and Planning District 4. The following report is an 
accumulation of planning rationale, preliminary studies, initial site plans, and proposed phasing for the 729-acre 
site.  

The proposed development is an eco-tourism retreat which offers Tiny Homes on Wheels, an extensive trail 
network, waterfront access on several freshwater lakes, and a community hub. The project is set to respect the 
natural landscape of Nova Scotia’s beautiful wetlands, barrens, forests, and freshwater systems, while increasing 
accessibility to this area. The entire project team is committed to creating environmentally conscious and 
sustainable choices in design, materials, and operations, throughout the development process.  Bellevue is aiming 
to be a leader in Nova Scotia, with this innovative eco-tourism design and create a magical escape into Nova 
Scotia’s forests that can be enjoyed by locals, visitors, and tourists alike.  

Thank you for considering this development agreement application. Please do not hesitate to reach out with any 
comments or questions.  

Thank You and Warmest Regards. 

Jane Rideout 
Planning & Approvals Coordinator 

CC: Kevin Riles – President & CEO 
Client 

mailto:langillet@halifax.ca


1 
 

Table of Contents 
Appendices ................................................................................................................................................ 1 

Executive Summary ................................................................................................................................... 2 

Property Background ................................................................................................................................ 3 

Goals/Objectives of the Project ................................................................................................................ 5 

Site Plan..................................................................................................................................................... 6 

The Community House .............................................................................................................................. 8 

Community & Neighbourhood .................................................................................................................. 9 

Applicant and Project Development Team ............................................................................................... 9 

Environment & Sustainability ................................................................................................................. 10 

Traffic Impact Statement ........................................................................................................................ 11 

Planning Rationale .................................................................................................................................. 11 

Conclusion ............................................................................................................................................... 18 

 

Appendices 
Appendix A: Property Information & LRIS Mapping 

Appendix B: Site Plan 

Appendix C: Architectural Renderings & Proposed Floor Plan 

Appendix D: Information on Tiny Homes  

Appendix E: Wetland, Watercourse, & Species at Risk Delineation 

Appendix F: Traffic Impact Statement 

Appendix G: Vision Deck for Eco-Tourism Retreat 

Appendix H: Drone Imagery 

Appendix I: Relevant Sections from MPS & LUB 

Appendix J: Correspondence with HRM Planning Staff 

 

 

 

 

 



2 
 

Executive Summary 
KWR Approvals (KWRA) was retained by Bellevue Management Inc. (Bellevue) to manage the 

development agreement (DA) application for an eco-tourism retreat including an extensive trail network, 

waterfront access, and Tiny Homes on Wheels (THOWs) in Big Lake, Halifax Regional Municipality.  

- The subject properties are an 11-part land assembly that totals 729.6 acres and spans two 

planning districts, Planning District 1 & 3 and Planning District 4. The assembly is located within 

the boundaries of four communities, Big Lake, Blind Bay, Glen Margaret, and Hackett’s Cove. The 

main entrance to the development would be in Big Lake, via a private road owned by Bellevue.  

 

- This application is for a development agreement for commercial recreation and campground uses 

under policies in both Planning District 1 & 3 and Planning District 4. The proposal consists of a 

community building and a trail network connecting Tiny Homes on Wheels (THOWs) which will 

serve as the campground. 

 

- The development will utilize state-of-the-art sustainable technologies in all its structures building 

and operations and aims to minimally impact the forested and wetland environments to retain 

the natural beauty of the site. 

 

- The proposed site plan took the initial wetlands mapping into consideration to avoid sensitive 

wetland environments and species at risk habitats. 

 

- The surrounding neighbourhood to the property is low-density rural residential and already has 

some conservation and outdoor recreation uses. The property is strategically located close to both 

Halifax and international tourist attraction Peggy’s Cove.  

 

- An initial traffic impact statement has shown that this development would not adversely affect 

traffic counts on Prospect Road. Access to the site would be achieved through Big Lake Drive, 

which is a private local road, owned by Bellevue.  

 

- Bellevue is aiming to be a leader in eco-tourism in Nova Scotia, with a unique development that 

highlights Nova Scotia’s inland topography by giving visitors an opportunity to explore the forests, 

lakes, and wetlands.  
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Property Background 
The land assembly is comprised of 11 individual parcels and together totals 729.6 acres of undeveloped 

land. Seven (7) of the parcels are located in Planning District 1 & 3, in the communities of Glen Margaret 

and Hackett’s Cove. The parcels are PID: 00601146 (275 acres), PID: 00574905 (119 acres), PID: 00654269 

(100 acres), PID: 00654053 (91 acres), PID: 00635995 (20.3 acres), PID: 41270208 (8 acres), and PID: 

41267139 (2.3 acres). The LRIS mapping and a complete list of the property identifiers is provided in 

Appendix A. These properties front onto two lakes in the area, Moser’s Hill Lake, and Hoop Pole Lake. 

These lands are all zoned as Mixed-Resource-1 under the Planning District 1 & 3 Land Use By-Law and 

Generalized Future Land Use Map. The mixed-use zoned does permit some residential uses, mobile 

dwellings, hunting/fishing lodges, recreational uses, and private parks, which may be applicable to this 

development project. The complete MR-1 zone is attached in Appendix I.  

The remaining four (4) parcels are within the Planning District 4 jurisdiction, in the communities of Blind 

Bay and Big Lake. The parcels are PID: 00654251 (100 acres), PID: 40488421 (5.4 acres), PID: 40629636 

(5.4 acres), and PID: 40629891 (3.2 acres). The properties have frontage on four lakes, Big Lake, Murphy’s 

Lake, Barnframe Lake, and Otter Lake. These properties are zoned as Rural Residential A (RRA-1) under 

the Planning District 4 Land-Use Bylaw, and partially designated Resource under the Generalized Future 

Land Use Map. The complete RRA-1 zone is included in Appendix I. 

Bellevue has also acquired PID: 40637191, which is the private road Big Lake Drive and Herman Drive. This 

road will provide access to the site and is within Planning District 4 with properties zoned Residential B 

and Rural Residential A. 

The properties are also zoned as Rural Residential A or Conservation under the Generalized Future Land 

Use Map for this plan area.  

 

Graphic of the land assembly showing the division of Planning District 1 &3 and Planning District 4  
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The Halifax Green Network Plan (HGNP) categorizes this area as medium ecological value, with some 

areas of high-importance and some areas of lower-importance. McCallum Environmental has completed 

an initial wetland and watercourse delineation, and a species at risk scan on the entire land assembly, 

attached as Appendix E. These findings are discussed in detail in the section Environment & Sustainability.  

The nature of this development is to be as minimally invasive to the natural landscape and to provide 

self-sustaining units to visitors. The majority of the landscape will ideally be preserved for outdoor 

activities such as hiking, canoeing, and mountain biking. The creation and connection of new hiking and 

mountain biking trails on the property would be beneficial to the municipality and may increase the social 

and cultural value of the lands because there is more access to the wilderness area. Drone imagery of the 

property is attached as Appendix H.  

 

Image of Hoop Pole Lake and its natural scenic views.  

 

Drone imagery of Otter Lake (Left) Barnframe Lake (Centre) and Murphy’s Lake (Right). Hiking Trail is 

visible between Murphy’s Lake to Barnframe Lake.  
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The lands are currently only accessible via a private local street, Big Lake Drive which is now owned by 

Bellevue, and extends from Prospect Road. Prospect Road is provincially owned and is classified as a local 

road. Road construction on the land assembly may be required for this development, to access more areas 

of the land. The main access point for the development will be through the right-of-way extending from 

Big Lake Drive to the main community building and long-term parking lot. JRL Consulting (traffic engineers) 

have completed an initial Traffic Impact Statement (TIS) which is attached as Appendix F. The results of 

this statement are discussed in more detail in the section Traffic Considerations.  

This property is outside of the urban serviceable boundary and is not within a range to connect to urban 

municipal services (sewer/water). Typically, a development requires on-site sewer and water servicing for 

any new project that is outside the urban service boundary. For the proposed development, an on-site 

servicing system would be necessary for the community house and possible future administrative 

building.  

However, designs for the Tiny Homes on the property involve a passive, self-sustaining design to prevent 

the need for a septic network. The tiny home structures would include a ‘Cinderella Toilet’ or other 

sustainable sewage system in the units. A ‘Cinderella Toilet’ is a propane-driven, waterless toilet that 

incinerates waste and produces a small amount of ash. Additionally, the self-sustaining design of the tiny 

homes would include a water purification and recycling system to reduce water waste. Further 

information on the design of these systems is included in Appendix D. 

Goals/Objectives of the Project 
The proposal for this development is to create a robust ecological tourism retreat on this large 

undeveloped land assembly. The development would consist primarily of Tiny Homes on Wheels (THOWs) 

across the landscape for individuals and families to rent and escape into nature. These THOWs would be 

interspersed across the land assembly and connected via a hiking and mountain biking trail network. For 

this project, KWRA is essentially seeking a Development Agreement (DA) for a Commercial Campground 

on behalf of Bellevue. However, this development will be the first of its kind in Nova Scotia, offering state-

of-the-art sustainable designs for its units.  

Bellevue is aiming to be a leader in eco-friendly tourism in Nova Scotia. This project is an opportunity to 

showcase Nova Scotia’s natural beauty in an environmentally conscious way. Bellevue’s goal is to put 

Nova Scotia at the forefront of this emerging technology and in full support of the eco-friendly tiny homes’ 

movement. The project wants to make the Nova Scotia forested areas more accessible for visitors and 

tourists, while still respecting and acknowledging the importance of conservation of the natural 

landscape. The inspiration for the project can be found in the company’s initial Vision Deck, attached as 

Appendix G.  

The following section details the site plan, building renderings, and phased approach for this project.  
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Site Plan 
The following site plan represents an initial concept sketch for the phases of the eco-tourism retreat 

(Attached as Appendix B). The layout of the trails and THOWs was focused around the water bodies, 

Murphy’s Lake, Otter Lake, & Hoop Pole Lake. The dotted line represents the trails and points where a 

boardwalk may be necessary for crossing a wetland or small watercourse are identified.  

 

The Retreat will be accessed from Big Lake Drive, which then leads to the community building and parking 

area. On the left will be the long-term parking area for guests. The community hub building is positioned 

on the lake, with an associated boat house, for storage of equipment including canoes and kayaks. The 

community house would serve as the main building for the retreat, where patrons will check in and 

connect throughout their stay, and contain an event space, restaurant, and hostel rooms for guests and 

staff. Details about the community building are included in the following section. 
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There will be additional staff parking spaces at the community building, for delivery vehicles and 

accessibility purposes. The large field across from the community hub building is to serve as the septic 

field for the community and potential future administrative building and may also be used for outdoor 

activities and events.  

On the maps there are Community Shelters are indicated, which are sites where water access can be 

achieved for community uses and sites for “special places”. These special places are to be unique 

structures that any hikers can visit while exploring the properties. For example, hikers may use these 

special places to shelter from bad weather or have a picnic. There may be more special places added to 

the site map as the trails are created and unique viewpoints or locations are identified.  

This plan represents a concept sketch based on McCallum Environmental Ltd.’s environment and wetland 

desktop mapping review. Therefore, the exact locations of the THOW’s on the land assembly are subject 

to change if there are other wetland limitations. We will be seeking some flexibility in the development 

agreement to be able to adjust location of the THOW’s to where necessary best fit within the landscape 

and minimize environmental impact. A detailed survey of the topographical conditions and property 

boundaries will be done to ensure that the trails and location of the THOWs is well-integrated into the 

landscape and does not interfere with important ecological features. 

 

Finally, the proposed project is to be taken in a phased approach. Beginning small, with the community 

house and 20 THOWs, and over the course of many years, potentially expanding to a total of 100 THOWs, 

depending on market demand. An additional administrative building may be required in the phasing, 

which is why it is included in the site plan.  
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The Community House 
The only permanent and significant structure on the development would be the community house. This 

building will serve as the main check-in point for the retreat, offer hostel rooms and staff accommodation, 

kitchen service for guests, a sauna, and host a variety of events (including local musicians, wellness 

activities, etc.) for guests and the local community to enjoy.  

The community house will be a uniquely designed building that offers expansive views of the surrounding 

nature and forests and serves as a main meeting point for the rest of the retreat. In total, the building is 

approximately 1,500 sq. m. (16,146 sq. ft) It will offer 20 hostel rooms (25 sq. m. or 269 sq. ft.) that guests 

can book to explore the region without renting an entire tiny home. It will also have 6 rooms (25 sq. m.) 

for the full-time staff of the Retreat to be on the premises, should any issues arise. Further, it allows staff 

of the Retreat to have close accommodation, as Big Lake is in a rural region of HRM and there are limited 

options nearby for housing.  

The community house also offers a 200 sq. m. (2,53 sq. ft) dining room. This will be used by guests, or by 

other visitors who are using the trails. The restaurant would provide meals for the dining room and for 

visitors of the THOWs, that could be delivered along the trail network via electric ATV’s. The community 

house also includes a 100 sq. m. (1.076 sq. ft) multi-purpose space that can be used for events, such as 

local performances. These again, would be open to those staying at the retreat and other visitors or 

members of the community. The designs for the community house also include a courtyard where 

performances and meals could be enjoyed in the fair weather outside.  

Lastly, the community house includes a 30 sq. m. (323 sq. ft) sauna. The sauna is part of the retreats overall 

mission of improving wellness and relaxation to the guests.  

The complete floor plans and building renderings for the community house are attached as Appendix C. 

 

Initial rendering of the community house design. This space will include a restaurant, hostel, and staff 

housing, and serve as a community meeting point for guests on the retreat.  
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Community & Neighbourhood 
This 700+ acre land assembly stretches between many different local communities, including Big Lake, 

Blind Bay, Glen Margaret, and Hackett’s Cove. The development would more directly impact the 

community of Big Lake, and more specifically the residents of Big Lake Drive. This area is considered a 

rural region of the Halifax Regional Municipality, as depicted in the Regional Plan. It is approximately 25 

minutes from the Halifax Mainland, via the Lighthouse Route. The subject area is also only an 11-minute 

drive from the internationally known Peggy’s Cove. Peggy’s Cove is an iconic and historic Nova Scotian 

fishing village that attracts hundreds of thousands of visitors and tourists each year.  

The properties surrounding this development are all low-density rural residential, or conservation-zoned 

lands. There is already a campground in Glen Margaret that allows for tenting and RVing, which points to 

the proposed development being consistent with the local character. This project would increase the trail 

system and add value to these communities. The purpose of this development is to increase accessibility 

to the forested Nova Scotian landscape and allowing more people to appreciate its beauty, not to detract 

or destroy its character. 

Applicant and Project Development Team 
Bellevue Management Inc. has an experienced development team to help them realize their vision and 

ensure this project is properly managed. 

Project Team 
Member 

Project 
Responsibility 

Principle Contact Contact Information 

 
Bellevue 
Management Inc.  
 

 
Developer/Owner 

 
Matt Kozakowski 
Asset Manager 
 

 
mattko@bellevue.eu 

 
KWR Approvals 
 

 
Management of 
planning applications 
and approvals. 
 

 
Jane Rideout 
Planning & 
Approvals 
Coordinator 
 

 
jane@kwrapprovals.com 
709-769-5263 

 
John Zuck Landscape 
Architects 
 

 
Landscape Architect 

 
John Zuck 
Landscape Architect 

 
john.zuck@jwzuck.ca 

 
McCallum 
Environmental 
 

 
Wetland, Watercourse 
& Species at Risk 
Delineation 
 

 
Ryan Gardiner 
Environmental 
Scientist 

 
ryan@mccallumenvironmental.com 

 
SDMM Civil 
Engineers 
 

 
Civil Engineering & 
Surveying 

 
Dan Gerard 
Engineer 

 
dgerard@sdmm.ca 

 
JLR Traffic Engineers 
 

 
Traffic Impact 
Statement 

 
Jeff Leblanc 
Traffic Engineer 
 

 
jeff.leblanc@jrlconsulting.ca 

mailto:jane@kwrapprovals.com
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Environment & Sustainability 
An important piece to this development is ensuring it can work within the current environmental 

restrictions, respect the natural ecologies and habitats of the region, and offer a sustainable option for 

accessing and exploring a beautiful piece of the Nova Scotia wilderness. Bellevue is committed to ensuring 

that this project uplifts the natural features and minimizes its impact on the land and ecosystem.  

An initial wetlands & watercourse modelling was undertaken to better understand the land assembly and 

any restrictions to developing this project. This watercourse and wetland delineation will help ensure that 

the best layout for the trail networks and buildings is achieved, and the maximum amount of natural 

landscape is undisturbed and protected.  

The initial wetland and watercourse mapping is attached as Appendix E and gives an indication of how 

much area is undevelopable because of the 20m setback requirement around wetlands/watercourses. 

According to this mapping, a significant portion of the land may have wetlands/watercourses that need 

to be avoided. It also highlights the surrounding wilderness parks and special species in the area. As the 

report shows, the land assembly is not within an Old Forest area; however, there are predicted Boreal 

Lichen habitats that will need to be preserved. Boreal Lichen is an endangered lichen that has strict 

protections, these predicted habitats would need to be confirmed with field work. There are many 

predicted wetlands across the properties, but only one wetland of special significance identified.  

This initial wetland mapping served as the jumping off point for developing the trail site plan. Respecting 

the wetlands, while providing access to the waterfront, the trail network would be comprised of narrow 

wood-chip paths that connect the cabins and provide both hiking and mountain biking opportunities 

across the development. The small footprint of the THOW’s, their innovative water filtration system, and 

their lack of traditional septic system lessens the impact on the surrounding nature. The design of the 

Bellevue project will balance the needs of the natural wilderness, with creating a connected, accessible, 

and attractive trail network and campground in the Big Lake area. The community house is the only 

traditional development on all 700+ acres, and will be a community hub to bring visitors, staff, and locals 

together for locally sourced meals and events. The design of the community building is to minimize the 

developed footprint and will include a staff parking area underneath some of the wings.  

 

 

 

 

Parking stalls under 

the Community 

House to maximize 

the space and limit 

the number of 

spaces needed 

elsewhere on the 

land assembly. 
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Traffic Impact Statement 
JRL Traffic Engineer consultants completed an initial traffic impact statement for the project (attached as 

Appendix F). The study found no significant problems with stop sighting distance into Big Lake Drive, and 

no significant impact on the peak traffic conditions. The study did indicate that Big Lake Drive may need 

to be expanded and improved to allow for two-way traffic. Based on this initial statement, it appears that 

this type of development could be supported without disrupting the surrounding residential community, 

by way of traffic generation.  

Big Lake Drive has been purchased by Bellevue and they are committed to ensuring the road can meet 

the needs of this new development.  

Planning Rationale 
Relevant MPS Policies for Phases 1 & 2 

The land assembly spans two separate planning districts and plan areas. As such, there are different 

enabling policies for each phase. All the lands included in Phases 1 & 2 of the project are within Planning 

District 4 and are zoned Rural Residential (RRA-1). This includes one property which is partially designated 

Resource under the generalized future land use map. There is an enabling policy under the resource 

designation to permit commercial recreation uses, as per policy RES-5 and implementation policy IM-11. 

Excerpts from the local MPS and LUB that are relevant are attached as Appendix I. The following goes 

through each of the planning criteria needed for these policies with justification for why this project not 

only meets the criteria but enhances the local community.  

HRM MPS Policy – RES-5 Notwithstanding Policy 
RES-2, within the Resource Designation, Council 
may consider permitting commercial recreation 
uses according to the development agreement 
provisions of the Planning Act and having regard 
to the following: 

KWRA Comments 

 
(a) the potential impact of the proposed 
development on the natural environment, and in 
particular, potential effects on watercourses; 
 

 
The proposed development is intended to have a 
limited impact on the natural environment, as it is 
designed to work with the existing topography 
and enhance natural features. The goal of this 
project is to make this wilderness area more 
accessible for visitors and tourists. The conceptual 
site plan was developed using wetland mapping. 
The goal of the Retreat is to give guests water 
access for swimming, kayaking, canoeing, and 
portaging. Therefore, all impacts on wetlands and 
watercourses are intended to preserve the quality 
of water and water ecosystems.  
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(b) that the proposal will not adversely affect 
nearby residential or community facility 
development by virtue of noise, visual intrusion, 
traffic generation and/or littering; 

 
The eco-tourism Retreat will be an escape for 
guests into nature and remote living. There will be 
limited noise or visual intrusion created by the 
site. Further, littering on the properties will be 
monitored by staff and strongly discouraged on 
trails.  
 
The Traffic Impact Statement (TIS) prepared by JRL 
Traffic Engineers indicates that the proposed 
development will not adversely impact traffic 
generation on Prospect Road.  
 

 
(c) the impact of the proposed use on the existing 
road network in terms of traffic generation 

 
See TIS report (attached as Appendix F). 
 
 

 
(d) that any rifle ranges, amusement parks, vehicle 
or animal racing track shall not be located 
within one thousand six hundred forty (1,640) feet 
of the nearest residence; 
 

 
This property will not be used for any of these 
purposes. 
 
 
 
 

 
(e) the layout and design of the facility; 
 

 
See concept plan & architectural renderings. 
(Appendices B & C)  
 

 
(f) the general maintenance of the facility; 
 

 
The facility will be maintained by Bellevue staff. It 
does not anticipate any noxious or heavy materials 
to be on-site. Bellevue will be maintaining the trail 
network to the THOW’s and monitoring the water 
quality of the lakes and streams.  
 

 
(g) the location and level of treatment of any 
proposed sewage treatment plant; 
 

 
There will be on-site septic servicing for the 
community building. The Tiny Homes on Wheels 
will be self-sufficient, and use a Cinderella toilet 
system, that will not require on-site septic.  
 
The proposed on-site septic field is included in the 
site plan, attached as Appendix B. 
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(h) the requirement for any applicable provincial 
approvals; and 
 

 
The province has approved access via Big Lake 
Drive.  
 
If there are other provincial requirements for 
connecting to crown land trails or the Five Bridges 
Wilderness Area, those will be applied for as well.  
 

 
(i) the hours of operation; 
 

 
The retreat will likely begin check-in for guests at 
8:00 am and end by 7:00pm. Bellevue will ensure 
any deliveries made to the site will be within 
typical daytime hours. The Retreat will be 
winterized to continue operations throughout the 
year. Guests are predicted to stay at the 
campground for short trips of 1-2 nights, up to 
weeklong stays. 
  

(j) the provisions of Policy IM-11. See below. 

 

HRM Policy IM-11:  
In considering development agreements or 
amendments to the land use bylaw, in addition to 
all other criteria as set out in various policies of 
this Planning Strategy, Council shall have 
appropriate regard to the following matters: 
 

KWRA Comments 

 
(a) that the proposal is in conformity with the 
intent of this strategy and with the requirements 
of all other municipal by-laws and regulations; 
 

 
The project falls within the intent of this strategy 
and meets the requirements of all other by-laws 
and regulations.  

 
(b) that the proposal is not premature or 
inappropriate by reason of: 
 
(i) the financial capability of the Municipality to 
absorb any costs relating to the development; 
 
 
 
 
(ii) the adequacy of on-site sewerage and water 
services; 
 
 

 
(i) The proposal will not require the 

municipality to absorb any costs 
relating to the development. The site 
is not within the urban boundary to be 
serviced by municipal water and 
sewer. It is located on a private road 
which the municipality has indicated 
will not become a public road.  

(ii) An on-site septic and drilled well 
servicing system are planned for the 
main community house. The THOWs 
would have self-sustaining water and 
sewage systems (Appendix D). 
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(iii) the adequacy or proximity of school, 
recreation or other community facilities; 
 
 
 
(iv) the adequacy of road networks leading or 
adjacent to or within the development; and 
 
 
(v) the potential for damage to destruction of 
designated historic buildings and sites. 
 

(iii) This would be an added wilderness 
recreation opportunity for the 
community. It will connect with other 
trails in the area and serve as a 
community benefit. 

(iv) The TIS report indicates that the 
development would not adversely 
effect traffic on Prospect Road, but 
that Big Lake Drive may need to be 
improved to accommodate a 
commercial use.  

(v) There are no historic buildings or sites 
on this property. 

 

 
(c) that in development agreement controls are 
placed on the proposed development so as to 
reduce conflict with any adjacent or nearby land 
uses by reason of: 
(i) type of use; 
(ii) height, bulk and lot coverage of any proposed 
building; 
(iii) traffic generation, access to and egress from 
the site, and parking; 
(iv) open storage; 
(v) signs; and 
(vi) any other relevant matter of planning concern. 
 

 
(i) The type of use for this project is 

similar to those in the area. It is a low-
density recreational use where the 
surrounding community is low-
density residential.  

(ii) The main community building is the 
only large structure on the property. 
Floor plans and renderings are 
attached as Appendix C. 

(iii) The proposed development would 
not adversely impact traffic on 
Prospect Road and would improve the 
conditions of Big Lake Drive to 
accommodate more traffic. (Appendix 
F). Sufficient parking will be provided.  

(iv) There is no open storage associated 
with this development.  

(v) The signs to advertise this retreat 
would be non-obnoxious and 
respectful of the surrounding 
residential community.  
 

 
(d) that the proposed site is suitable with respect 
to the steepness of grades, soil and geological 
conditions, locations of watercourses, marshes or 
bogs and susceptibility to flooding. 
 

 
See preliminary site plan, Appendix B, which 
depicts how the development avoids wetland 
areas.  
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Policy IM-6 
Providing that the intentions of all other policies 
are satisfied, Council may, for the purpose of 
providing for the development of similar uses on 
properties which abut one another, consider 
the following amendments to the land use by-law, 
for lands which are located where any land 
use designations abut one another, as shown on 
Map 1 - Generalized Future Land Use: 
 
(a) amendments within a designation to provide 
for the development of uses which are 
permitted within the abutting designation by 
rezoning or development agreement, in 
accordance with the same conditions prescribed 
within that abutting designation; or 
 
(b) amendments within a designation to provide 
for the development of uses which are 
permitted within the zone on the abutting 
property. 
 

 
This policy would allow the lands to be part of the 
same development agreement, as they are all 
abutting one another. 
 
Further, it allows the one larger parcel (PID: 
00654251) which currently has several 
zones/designations applied to different parts of it 
to be redesignated and included in the 
development agreement.  
 
Given the number of wetlands on this property, it 
is unlikely that the lands designated for Rural-
Residential would be able to be developed for that 
purpose. By including them in this development 
agreement, it preserves the wetland areas, and 
ensures the development can be achieved as a 
complete project.  

 

Relevant Policies for Phases 3 & 4 

The remainder of the lands fall under Planning District 1 & 3 and are zoned MU-1. Under this planning 

strategy, there are also enabling policies for a commercial recreational use through a development 

agreement. Pending that this development meets the standards for both MPS policies, the entire project 

can fall under one development agreement. Relevant sections of the MPS and LUB for Planning Districts 

1 & 3 are attached as Appendix I. 

Policy RE-8: Council shall only consider permitting 
commercial recreation uses and campgrounds 
according to the development agreement 
provisions of the Planning Act. In considering any 
such development agreements, Council shall have 
regard to the following:  
 

KWRA Comments 

(a) the potential that the proposed use has 
been adversely affecting nearby 
residential and community facility 
development and an evaluation of the 
effect which the operational 
characteristics of the proposal will have 
on the surrounding community; 

 

The commercial campground would be a less 
intensive use for the community than a 
residential, light industrial, or resource use.  
 
The community will be enhanced with added 
access through the forest with a more complete 
trail network.  
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(b) evidence of identifiable characteristics which 
make the site particularly suitable for the 
proposed use; 

The site has a significant number of wetlands and 
waterbodies that make it unsuitable for other 
kinds of development. The proposed commercial 
campground would respect the natural 
environment and improve the accessibility of the 
area. More people would be able to appreciate 
the beauty of Nova Scotia’s lakes and watersheds.  
 

(c) the effect of the proposed use on traffic volume 
and the local road network, as well as traffic 
circulation in general, sighting distances and 
entrance to and exit Planning Districts 1 and 3 
Municipal Planning Strategy Page 73 from the site; 

See TIS, Appendix F. 

 
(d) the means by which solid and liquid waste will 
be treated; 
 

For the community & administrative buildings, 
waste will be treated with an on-site septic 
system. For the THOW’s a sustainably designed 
Cinderella Toilet will be used to dispose of waste 
safely and efficiently. More detail on the 
Cinderella Toilet is provided in Appendix D. 
 
 

(e) the control of discharge of any pesticides or 
herbicides, including chemical fertilizers and 
fungicides into a watercourse or waterbody 

The use of pesticides and herbicides is not within 
the goals of this project. The purpose of this eco-
tourism retreat is to provide users the opportunity 
to connect with nature and enjoy the natural 
beauty of this area. The project is designed to be 
as sustainably made and operated as possible. 
Bellevue Management does not foresee the use of 
any destructive chemicals to the property, 
especially the watercourses.  
 

and (f) the provisions of Policy IM-9 See below. 

 

POLICY IM-9: In considering development 
agreements and amendments to the land use by-
law, in addition to all other criteria as set out in 
various policies of this strategy, Council shall have 
appropriate regard to the following matters: 

KWRA Comments 
 

 
That the proposal is in conformity with the intent 
of this strategy and with the requirements of all 
other municipal by-laws and regulations. 
 

 
The project falls within the intent of this strategy 
and meets the requirements of all other by-laws 
and regulations. 
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(b) that the proposal is not premature or 
inappropriate by reason of:  

i. the financial capability of the Municipality 
to absorb any costs relating to the 
development;  

ii. the adequacy of on-site sewerage and 
water services;  

iii. the adequacy or proximity of school, 
recreation or other community facilities;  

iv. the adequacy of road networks leading or 
adjacent to or within the development; 
and 

v. the potential for damage to destruction of 
designated historic buildings and sites. 

 

 
i. The development does not anticipate 

additional costs to be absorbed by the 
municipality. 

ii. There is sufficient area for the on-site 
septic systems and drilled well for the 
community house. The Tiny Homes 
will have sustainably designed 
Cinderella Toilets or other on-site 
sustainable system, and a water 
recapture & purification system. See 
Appendix D for more information. 

iii. The development is not projected to 
be connected to or a disruption to the 
school network. The community 
house on the retreat could provide 
spaces and events for the community.  

iv. Prospect Road, which leads to the site 
is a Provincial Road with sufficient 
capacity for this kind of development. 
Big Lake Road is owned by Bellevue 
Management and will be improved to 
facilitate the increased movement to 
the site. See TIS, Appendix F. 

v. N/A 

(c) that in development agreement controls are 
placed on the proposed development so as to 
reduce conflict with any adjacent or nearby land 
uses by reason of:  

i. type of use;  
 

ii. height, bulk and lot coverage of any 
proposed building;  

 
 

iii. traffic generation, access to and egress 
from the site, and parking; Planning 
Districts 1 and 3 Municipal Planning 
Strategy Page 87  

iv. open storage;  
v. signs; and  

vi. any other relevant matter of planning 
concern 

 
i. The proposed use is low-density and 

provides a benefit to the natural 
landscape and community.  

ii. The proposed community house floor 
plans are attached as Appendix C. This 
building would be located significantly 
far from current residential homes.  

iii. See TIS, Appendix F. Big Lake Road 
would be extended and improved to 
accommodate traffic to and from the 
site. There is sufficient capacity on 
Prospect Road to allow for the 
development. 

iv. No open storage is anticipated. 
v. The signs to advertise this retreat 

would be non-obnoxious and 
respectful of the surrounding 
residential community.  
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(d) that the proposed site is suitable with respect 
to the steepness of grades, soil and geological 
conditions, locations of watercourses, marshes or 
bogs and susceptibility to flooding; and 

 
The environmental study including special species 
and wetland & watercourse delineation has 
identified important areas of concern. It is 
Bellevue’s top priority to ensure the development 
works with the natural landscape and does not 
intrude on any important ecological areas.  

(e) any other relevant matter of planning concern  

(f) Within any designation, where a holding zone 
has been established pursuant to “Infrastructure 
Charges - Policy p-79F”, Subdivision Approval shall 
be subject to the provisions of the Subdivision By-
law respecting the maximum number of lots 
created per year, except in accordance with the 
development agreement provisions of the MGA 
and the “Infrastructure Charges” Policies of this 
MPS. (RC-Jul 2/02;E-Aug 17/02) 

N/A 

 
A preliminary submission of this project was reviewed by HRM staff in the fall of 2022. This planning 

approach was supported by staff, in a letter from Claire Tusz and Byungjun Kang (attached as Appendix J).  

Conclusion 
The proposed development would be an innovative new form of environmentally conscious tourism for 

Nova Scotia. The project would enhance the accessibility of Nova Scotia’s inland forests and wetlands, 

while developing a quality trail system that could connect to other areas. This application would allow for 

more visitors to enjoy and appreciate the wonder of Halifax Regional Municipalities wilderness. The 

proposed development is intended to fit within the fabric of the existing community and enhance the 

natural features of the land. KWRA appreciates your consideration of this project.  

 



Appendix A 
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IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.

Location:  Search

  1 Property found
PID: 00654251   Details  
AAN: 03589846
Value: $44,100 (2022 RESOURCE TAXABLE)
Address: OTTER LAKE 

WEST DOVER
GRANT 12442 (PORTION OF)  

County: HALIFAX COUNTY  
Owner: BELLEVUE MANAGEMENT INC.

 
LR: LAND REGISTRATION 

1

Property Online version 2.0
This page and all contents are copyright © 1999-2003,Government of Nova Scotia, all rights reserved.

If you have comments regarding our site please direct them to:propertyonline@gov.ns.ca
Please feel free to Submit Problems you find with the Property Online web site. 

Compression: Off 
 

 Search  Provincial Map  Bulletin+Board 1  Help

http://www.gov.ns.ca/snsmr/
http://www.caris.com/
javascript:submitScaleChange();
https://linns.novascotia.ca/property-online/secure/map/load.do?pid=654251
https://linns.novascotia.ca/property-online/secure/property/land-title/view.do?pid=654251
https://linns.novascotia.ca/property-online/secure/assessment/view.do?assessmentReturnURL=%2fproperty-online%2fsecure%2fmap%2fgenerate.do&aan=3589846
http://www.gov.ns.ca/
mailto:propertyonline@gov.ns.ca
https://linns.novascotia.ca/property-online/secure/support/problem.jsp


8/10/22, 11:24 AM Property Online - Map

https://linns.novascotia.ca/property-online/secure/map/generate.do 1/1

 

Back to Search
Results

 Map Actions

 Point Select

 Pan

 Zoom In

 Zoom Out

 Zoom Box
Monument
Select

 Clear Selection

 Center Selection

 Map Layers
Properties

LR Parcel
Shading

Topo

Monuments

Place Names

 Refresh Map

 Map Controls
 NS Overview

 Locator Map

 Print Map

Lat: 44-32-31N Long: 63-51-12W Scale: 17732 Zoom: 2

The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.

Location:  Search

  1 Property found
PID: 40488421   Details  
AAN: 09277072
Value: $8,900 (2022 RESOURCE TAXABLE)
Address: MURPHYS LAKE 

WEST DOVER
LOT 1  

County: HALIFAX COUNTY  
Owner: BELLEVUE MANAGEMENT INC.

 
LR: LAND REGISTRATION 

1

Property Online version 2.0
This page and all contents are copyright © 1999-2003,Government of Nova Scotia, all rights reserved.

If you have comments regarding our site please direct them to:propertyonline@gov.ns.ca
Please feel free to Submit Problems you find with the Property Online web site. 

Compression: Off 
 

 Search  Provincial Map  Bulletin+Board 1  Help

http://www.gov.ns.ca/snsmr/
http://www.caris.com/
javascript:submitScaleChange();
https://linns.novascotia.ca/property-online/secure/map/load.do?pid=40488421
https://linns.novascotia.ca/property-online/secure/property/land-title/view.do?pid=40488421
https://linns.novascotia.ca/property-online/secure/assessment/view.do?assessmentReturnURL=%2fproperty-online%2fsecure%2fmap%2fgenerate.do&aan=9277072
http://www.gov.ns.ca/
mailto:propertyonline@gov.ns.ca
https://linns.novascotia.ca/property-online/secure/support/problem.jsp


8/10/22, 11:25 AM Property Online - Map

https://linns.novascotia.ca/property-online/secure/map/generate.do 1/1

 

Back to Search
Results

 Map Actions

 Point Select

 Pan

 Zoom In

 Zoom Out

 Zoom Box
Monument
Select

 Clear Selection

 Center Selection

 Map Layers
Properties

LR Parcel
Shading

Topo

Monuments

Place Names

 Refresh Map

 Map Controls
 NS Overview

 Locator Map

 Print Map

Lat: 44-31-55N Long: 63-52-15W Scale: 9191 Zoom: 2

The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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The Provincial mapping is a graphical representation of property boundaries which approximate
the size, configuration and location of parcels. Care has been taken to ensure the best possible
quality, however, this map is not a land survey and is not intended to be used for legal
descriptions or to calculate exact dimensions or area. The Provincial mapping is not conclusive as
to the location, boundaries or extent of a parcel [Land Registration Act subsection 21(2)]. THIS
IS NOT AN OFFICIAL RECORD.
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Phase 1
20 cabins + Community 

buildings

Phase 3
40 cabins 

Phase 2
25 cabins 

Phase 4
20 cabins 

(future expansion)
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Outdoor area with retractable canopy (ca. 150 m²)

Bar

Parking

1. Lobby (ca. 30 m²) 2. Luggage storage (ca. 8m²)

3. Multi-functional space (ca. 100 m²)

Emergency stairs
(if required by local building code, to be checked)

5. Kitchen (ca. 60 m²)

Emergency stairs 
(if required per local building code, to be checked)

10. Wellness/Sauna (ca. 30 m²)7. Building services (50m²)

9. Restroom (ca. 30m²)

Emergency stairs
(if required by local building code, to be checked)

8. Office (ca. 25 m²)

4. Dining room (ca. 200 m²)

6. Pantry, walk-in refrigerator etc. (ca. 50 m²)

Fold
ing

 pa
rtiti

ons

H/B = 297 / 420 (0.12m²) Allplan 2016

FORMAT INDEX

A3

1:250

Bellevue Concepts GmbH

BvK

Employees

Guests

Vertical circulation

DATE: SCALE:DRAFTSMAN:

LEGEND

PLAN DESCRIPTION:

DESIGN:

DRAWING NUMBER:

PROJECT:

PROGRAM

ca. 30m²
ca. 8m²

ca.100m²
ca. 200m²

ca. 60m²
ca. 50m²
ca. 50m²
ca. 25m²
ca. 30m²
ca. 30m²

2023-07-18

Preliminary design

Program and circulation

Ground Floor

P-100

1. Foyer
2. Luggage storage
3. Multi-functional space
4. Dining room with bar
5. Kitchen
6. Pantry and walk-in refrigerator
7. Building services 
8. Office
9. Restroom (5x toilet, 5x urinal)
10. Wellness/Sauna

Horizontal circulation

Community House Nova Scotia



Balcony (ca. 20 m²)

Emergency stairs

Emergency stairs

16. Suite (ca. 60m²)

Emergency stairs

Landing

11. Misc.

12. Laundry room  (ca. 30m²) 
13. Laundromat for guests (ca. 15m²)

14. 10x Apartment with mezzanine (ca. 25 m² each)

14. 10x Apartment with mezzanine (ca. 25 m² each)

15. 6x Apartment (25 m² each) 
(inc. 2x barrier-free apartment, to be checked whether it's in accordance with the local building code)

Balcony (ca. 16 m²)

FORMAT INDEX

A3

1:250

Bellevue Concepts GmbH

BvK

Employees

Guests

Vertical circulation

DATE: SCALE:

Preliminary design

DRAFTSMAN:

2023-07-03

LEGEND

PLAN DESCRIPTION:

DESIGN:

DRAWING NUMBER:

PROJECT:

PROGRAM

11. Miscellaneous
12. Laundry room
13. Laundromat
14. 20x apartment with mezzanine,
      kitchenette, toilet and shower
15. 6x apartment with kitchenet, toilet 
      and shower
16. Suite with 2-3 rooms, kitchen, 
      bathroom

ca. 30m²
ca. 30m²
ca. 14m²

20xca.25m²

6xca.25m²

ca. 60 m²

Program and circulation

2nd Floor

Community House Nova Scotia

Horizontal circulation

P-110
H/B = 297 / 420 (0.12m²) Allplan 2016
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TECHNICAL MEMORANDUM 

DATE:  September 24, 2022 

TO:   Kevin Riles, KWR Approvals Inc. 

FROM:  Meghan Milloy, McCallum Environmental Ltd. 

SUBJECT:  Bellevue Peggy’s Cove Lake Wetland Modelling and Environmental Constraints 

McCallum Environmental Limited (MEL) was retained by KWR Approvals Inc. (KWR) to complete 
predictive wetland modelling and a review of environmental constraints on an 11-parcel land assembly 
(the Study Area) defined by PIDs 00574905, 00601146, 00635995, 00654053, 00654251, 00654269, 
40488421, 404629636, 40629891, 41267139, and 41270208, in support of the proposed ecotourism 
Bellevue Peggy’s Cove Lake development. The deliverable for this project was two figures showing 
predicted (modelled) wetland habitat and known environmental constraints by means of desktop review. 
The methodology and results are described herein to support these figures.  
 
Methods 
The purpose of the Predicted Wetland Layer (PWL) as a tool created by MEL is to help predict and plan 
for future work on the landscape and help clients identify potential wetland areas prior to further site 
design and field surveys. The PWL is based on desktop review and does not represent field conditions. 
The PWL can be used to support planning but should always be field verified. The PWL is derived from 
publicly available DEMs and is processed using GIS.  
  
The desktop environmental constraints analysis was completed for the Study Area as well using MEL’s 
environmental database layers. These provided layers are by no means a complete set of constraints 
existing, but more of a "preliminary run" of constraints prior to field evaluation or regulatory 
consultation. Many of the databases used update regularly, or NSECC/NSDNRR has made updates, but 
they have not updated the shared layer yet. As such, this is current to MEL databases as of September 
2022, but does not make any guarantees at the completeness of the data provided. 
 
Results 
The PWL is shown on Figure 1, attached to this memo.  This figure shows the predicted wetlands and the 
Halifax Regional Municipality (HRM) municipal buffer setback for watercourses. This municipal setback 
has been conservatively attached to all predicted wetland habitat, although, this buffer is only required on 
wetland contiguous with watercourses and/or open water wetlands. This figure also shows 
mapped/confirmed watercourses from the available provincial databases.  The predicted wetland layer 
likely over represents wetland habitat on the landscape, and some of the narrow wetland habitat predicted 
could be confirmed on the landscape in the form of linear watercourses. No specific watercourse 
modelling was completed.   
 
Figure 2 attached to this memo shows the results of a desktop review of environmental constraints 
(current as of September 2022). Within the Phase 2 and Phase 3 Study Areas, there are several constraints 
identified:  

• Wetlands of Special Significance 
• Mapped Wetlands (NSTDB) 
• Mapped Watercourses and Mapped Lakes/Waterbodies (NSTDB) 
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• Boreal Felt Lichen Predicted Habitat    
 
Wetlands of Special Significance are NSECC defined/confirmed during wetland permitting. The layer on 
Figure 2 is the predicted WSS layer provided by the province (predictive tool).  Field work and regulatory 
consultation would be required to confirm each of these WSS if/as required. WSS are not allowed to be 
altered and thus are high risk if inside your project area). Your client will need to avoid these wetlands 
once confirmed. There could be additional WSS based on field surveys, once completed, if species at risk 
are observed within them, or if their functional evaluation deemed them to be of high conservation 
value.   
 
All field surveyed wetlands and watercourses require permitting if any form of alteration is expected. 
Watercourses can be crossed (through permitting) with a bridge, culvert installation or open bottom box 
culvert, but watercourse diversion (physically moving a stream/realignment of a stream, infill of a pond or 
lake) is not permitted, unless under exceptional circumstances, or if the project has proceeded through a 
provincial environmental assessment process. Generally, watercourses must be avoided. Wetlands can be 
altered, but not those which are classified as WSS, unless the alteration of the WSS supports necessary 
public function.  Wetland alteration must show a mitigation sequence (avoidance, minimization and 
mitigation of impacts) to support permitting. Wetlands that support fish habitat may require a Fisheries 
Act Authorization (federal authorization).  
 
Nova Scotia Department of Natural Resources and Renewables (NSDNRR) Significant Species and 
Habitat database layer is a database of documented species at risk and habitats that NRR makes publicly 
available. The key layer identified inside the Study Area is the predictive boreal felt lichen (BFL) habitat 
layer (pink). This is a predictive tool/database that NSDNRR developed to predict where the boreal felt 
lichen might be (this is an endangered lichen).  If there was boreal felt lichen present within the Study 
Area, it would require protection and a 500m plus buffer so has serious development implications. 
However, the predictive layer has been shown over the past many years to not be particularly accurate 
when predicting where BFL might be. This database is a predictive tool only, and all lichen presence, 
including BFL, must be confirmed through field surveys.   
 
Limitations 
This exercise was based on desktop available layers and should not be considered an exhaustive search 
for environmental constraints. The wetland modelling exercise predicts where wetlands might be and 
generally has been shown to over-predict wetland habitat.  All environmental constraints must be field 
verified through field surveys. Field surveys to support potential permitting must be completed in the 
growing season which is defined as June 1 to September 30 of each year.  
 
 
 
 
 
 
 
 
 
 



   

3 
 

If you require any clarification or additional information, do not hesitate to contact the undersigned. 
 
Sincerely, 

 

 

Meghan Milloy 
Vice President 
McCallum Environmental Ltd.  
(902) 880-6375 
meghan@mccallumenvironmental.com 
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Kevin W. Riles

Subject: Nova Scotia  Environment (NSE) Wetland  Permitting  and  Compensation  Process

From:  Meghan  Milloy <meghan@mccallumenvironmental.com>
Sent: Tuesday, September 20, 2022 4:15 PM
To: jane@kwrapprovals.com
Cc: 'Kevin W.  Riles' <kevin@kwrapprovals.com>

Subject: Nova Scotia Environment (NSE) Wetland Permitting and Compensation Process

Hi Jane,

Wetland permitting process:
1.    We need to actually delineate the wetlands on the ground.  To date, the results are only modelled/predicted

wetlands. This work can be completed until there is snow on the ground and then again once snow is gone in
the spring.

2.     Field work is then required within each wetland that is considered for alteration -it is at this point that we
complete the functional assessment to `'rank" the significance of the wetland.  We also complete a survey for
species at risk presence within the wetland.  Collectively, this work dete.rmines the likelihood of success in
alteration.  This work could require the wetland to be classified as a Wetland of Special Significance (WSS).  WSS
are not allowed to be altered, unless to support public good.  This field work must be completed between June 1
and Sept 30.   If we are delineating wetlands in season, we can collect the data to support an alteration all at
once (most efficient way to do it).

3.     MEL can then prepare a wetland alteration application for submission to Nova Scotia  Environment and Climate
Change {NSEC).  This application requires a section related to efforts to avoid wetlands, minimize impacts to
wetlands which needs to come from your client's development plan -this is the argument section -we've done
the best we can to plan/develop, but we need to impact these wetlands and here's why.  That kind of stuff.

4.     For every wetland lost, the client needs to restore wetland habitat to offset the losses.  This is completed

generally at a 2:1 ratio (can be higher depending on the significance of the wetland (3:1-or 4:1 even for WSS)).
This work can be completed by a Wetland Restoration Professional (MEL is one, there are others).  Generally,
the cost associated with this is ~$3.50/m2.

In the compensation part of the application,  MEL can highlight trail  networks that have been planned to integrate
remaining wetlands into the development (perhaps the client would consider some signage/educational material even)
and these trails can be considered as part of the compensation plan (to be negotiated with NSECC but we have had
success with this in the past) which lessens the need for offsite restoration.   It can only form a portion of the overall
compensation plan (minimum  1:1 restoration on the ground is required).

Hope this helps!

Meg

Meghan Milloy, MES
VICE  PRESIDENT

(902) 880-6375

®, ©,,(i?,)  :I:
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1 Introduction  
 
1.1  Background      
 

KWR Approvals Inc (KRWA), on behalf of the owner Bellevue Management Inc, is working on a 
proposal to develop their approximately 729-acre land assembly in the communities of Big Lake, 
Glen Margaret, Hackett’s Cove and Blind Cove with an Eco-Tourism Retreat that would 
incorporate an integrated trail system with Tiny Homes on Wheels (THOWs).  Exhibit 1.1 shows 
the site in red in the context of the surrounding area. 

 
Exhibit 1.1 – Proposed Eco-Tourism Retreat in Big Lake, Nova Scotia 

 

 
Source:  Google Earth 

 
 
Bellevue Management Inc. has proposed to develop their property in phases with up to 100 
THOW’s along with staff housing and an administration building.  Initial plans would also include 
a long-term parking area with up to 30 parking spaces. 
 
Access to the property will be from a connection to the northern end of Big Lake Drive which is a 
private road that connects directly to Prospect Road (Nova Scotia Highway 333).  Refer to Exhibit 
1.2 for a proposed site plan for the development. 
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Exhibit 1.2 – Proposed Eco-Tourism Retreat in Big Lake, Nova Scotia 
 

 
 

 
JRL consulting inc. was retained by KRWA to prepare a Traffic Impact Statement (TIS) to assess 
the potential traffic impacts of the proposed Eco-Tourism Resort in Big Lake, Nova Scotia. 

 
The purpose of a Traffic Impact Statement is to provide a high level overview of a proposed 
development including estimates of site-generated traffic along with an initial review of existing 
traffic counts in the general area of the proposed development.  We are pleased to submit this 
report which summarizes our findings.  
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2 Existing Traffic Conditions  
 
2.1  Description 
 

The principal routes affected by this development are Prospect Road (Highway 333) and Big Lake 
Drive.  Exhibit 2.1 summarizes HRM’s Characteristics of Street Classes from HRM’s Municipal 
Service Systems Design Guidelines and we have also included Transportation Association of 
Canada’s (TAC) Characteristics of Urban Roads in Exhibit 2.2 

 
Exhibit 2.1 – HRM’s Characteristics of Street Classes 

 
Characteristic Arterial 

Street 
Major 
Collector 

Minor 
Collector 

Local 
Industrial 

Local Street 

1. Traffic Service 
Function 

First 
Consideration 

Traffic 
movement 
primary 
consideration, 
land access 
secondary 
consideration, 
some parking 

Traffic 
movement of 
equal 
importance with 
land access, 
parking 
permitted 

Traffic 
movement 
secondary 
consideration 
with land access 
primary 
consideration, 
parking 
permitted 

Traffic 
movement 
secondary 
consideration 
with land access 
primary 
consideration, 
parking 
permitted 

2. Land Access 
Function 

Limited Access 
with no parking 

3. Range of design 
traffic average 
daily volume 

 
More than 
20,000 

 
12,000 to 
20,000 or more 

 
Up to 12,000 

 
Less than 3,000 

 
Less than 3,000 

4. Characteristics 
of traffic flow 

Uninterrupted 
flow except at 
signals; w/ 
pedestrian 
overpass 

Uninterrupted 
flow except at 
signals and 
crosswalks 

 
Interrupted flow 

 
Interrupted flow 

 
Interrupted flow 

5. Average running 
speed in off-peak 
conditions 

 
50-70 km/hr 

 
40-60 km/hr 

 
30-50 km/hr 

 
15-30 km/hr 

 
15-30 km/hr 

6. Vehicle types  
All types 

 
All types but 
trucks may be 
limited 

 
All types with 
truck limitation 

 
All types 

Passenger and 
service vehicles, 
transit buses; 
large vehicles 
restricted 

7. Connects to Expressways, 
arterials, major 
collectors, minor 
collectors 

Expressways, 
arterials, major 
collectors, minor 
collectors, some 
locals 

Arterials, major 
collectors, minor 
collectors, locals 

Some major 
collectors, minor 
collectors, locals 

Some major 
collectors, minor 
collectors, locals 

 
 
Prospect Road is a major route (Nova Scotia Highway 333) that extends from Halifax at Route 3 
to St Margarets Bay and provides access to dozens of communities including Peggy’s Cove.  It’s a 
two lane facility throughout with some auxiliary turning lanes and it provides access to residential 
and commercial properties.  The posted speed limit varies and is listed at 80km/hr in the study 
area near the proposed development.  Prospect Road is constructed with a gravel shoulder and 
ditches and there are no pedestrian sidewalks or walkways.  It is controlled and maintained by 
Nova Scotia Public Works. 
 
Big Lake Drive is a narrow private, graveled road that currently provides access to 7 properties. 
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Exhibit 2.2 – Transportation Association of Canada Characteristics of Urban Roads 
 

 
 
 

Refer to Exhibit 2.3 for photos of the Study Area around the proposed development in Big Lake, 
Nova Scotia 

 
 

Exhibit 2.3 – Study Area Photos 
 

 
 

Big Lake Drive in Big Lake, Nova Scotia 
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Prospect Road at Big Lake Drive looking south 
 
 

 
 

Prospect Road at Big Lake Drive looking north 
 
 

 
 

Big Lake Drive at Prospect Road looking west 
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Big Lake Drive (Private Road) 
 
 
2.2 Existing Traffic Volumes 
 

We reached out to Nova Scotia Public Works for recent counts in the area and they competed 24-
hour counts in June 2022 on Prospect Road approximately 1.3 km east of Big Lake Drive 
 
Average Annual Daily Traffic (AADT) at this location was 1,613 vehicles which is two-way traffic.  
These counts didn’t specify directional traffic volumes.  We did calculate the average two-way AM 
peak hour volumes at 67 vehicles and the two-way PM peak hour volumes at 138 vehicles so 
existing traffic at this location is relatively light. 

 
 
2.3 Trip Distribution 
 

NSPW traffic counts in 2022 didn’t provide an indication of trip distribution in the area as they 
were two-way volumes but we did review their counts completed at the same location in 2021.  
In the AM peak hour 72% of vehicles are heading eastbound towards Halifax with the balance of 
28% travelling westbound towards Peggy’s Cove.  In the PM peak hour traffic is split 50/50 
eastbound and westbound. 
 
Traffic generated by the proposed Eco-Tourism Retreat will likely attract most of its traffic from 
the east on Prospect Road as that is a shorter distance to the Halifax Peninsula and heavily 
populated areas of HRM.    

 
 
2.4 Transit and Pedestrians 
 

There are no transit services in the area near the proposed development, however, the St. 
Margaret’s Bay Community Transportation Society, operating as BayRides program is a 
community-based transportation service that offers accessible, reliable, affordable door-to-door 
transportation in the St Margarets Bay area although this service’s eastern boundary is in West 
Dover so it doesn’t actually cover the area of the proposed development on Big Lake Drive. 
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2.5 Stopping Site Distance 
 

As per the Transportation of Canada Geometric Design Guide for Canadian Roads, adequate 
stopping site distance “is essential for safe operation that the vehicle operator be able to see far 
enough ahead to stop if necessary.  Conditions that would force a vehicle operator to stop are for 
example, an object on the roadway, a culvert washout or other fault in the roadway.  Adequate 
stopping site distance is required throughout the length of the roadway.  Minimum stopping site 
distance is the sum of two distances namely: 
 
 Brake reaction distance 
 

The distance travelled during the brake reaction time, that is the time that elapses from 
the instant an object, for which the driver decides to stop, comes into view to the instant 
the driver takes remedial action (contacts brake pedal). 

 
 Braking distance 
 

The distance travelled from the time that braking begins to the time the vehicle comes to 
a stop.” 

 
The posted speed on Prospect Road at Big Lake Drive is 80 km/hr and this speed requires a 
stopping site distance of 140 m.  
 
Visibility is good to the north and south of Big Lake Drive (see Section 2.3) and we didn’t observe 
any issues with Stopping Site Distance during our site visit. 
 
We did note that the existing vegetation appears to encroach into the right-of-way of Prospect 
Road on the western side so this should be trimmed to ensure good visibility to the north and 
south for traffic exiting Big Lake Drive. 
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3 Site Generated Traffic 
 
3.1  Trip Generation 
 

The proposed Eco-Tourism Retreat will be built in phases with the 1st phase consisting of 20 Tiny 
Homes on Wheels (THOWs), the 2nd phase of up to 60 THOWs and a possible full build out of 
100 THOWs if the demand supports.   
 
We expect the development will operate in a similar way to a commercial campground with some 
guests staying for a week or more and others staying for a weekend.   We don’t expect the peak 
hour(s) of site generated traffic to align to the AM and PM peak hours of the surrounding 
transportation network due to check in and check out times of a resort type development like this 
 
We completed trip generation estimates using equations provided in Institute for Transportation 
Engineer’s Trip Generation Manual 11th Edition for the existing and proposed land uses with the 
following Land Use Codes. 
 
 ITE Land Use 146 Campground/Recreational Vehicle Park 
 
“A campground/recreational vehicle park is a recreational site that accommodates campers, 
trailers, tents, and recreational vehicles on a transient basis. They are found in a variety of 
locations and provide a variety of facilities, often including restrooms with showers and 
recreational facilities, such as a swimming pool, convenience store, and laundromat.”   The unit 
of measurement for average vehicle trip ends is occupied campsites. 

 
 
Exhibit 3.1 – Estimated Future Site Generated Traffic Volumes  

 

LAND USE  QUANTITY 

AM PEAK  PM PEAK 

TOTAL   ENTER  EXIT  TOTAL  ENTER  EXIT 

Campground 
ITE Land Use 416 

100  21 
26%  74% 

27 
63%  37% 

8  13  18  9 

TOTAL  21  8  13  27  18  9 

 
 
We estimate that the proposed development will generate additional net new traffic volumes of 
21 vehicles in the AM peak hour and 27 vehicles in the PM peak hour. 
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4 Conclusions and Recommendations 
 

 This Traffic Impact Statement has provided a high level overview of the proposed 
development of an Eco-Tourism Retreat that would incorporate an integrated trail system with 
up to 100 Tiny Homes on Wheels (THOWs) that will accommodate guests for varied lengths of 
stay similar to a campground. 
 

 It includes an estimate of new site generated trips and an analysis of existing traffic volumes 
in the surrounding area. 

 
 Based on ITE Trip Generation Rates, we estimate that the proposed development will 

generate 21 new vehicle trips in the AM Peak Hour and 27 new vehicles in the PM Peak Hour. 
 
 Site generated traffic will most likely follow existing trip distribution patterns along Prospect 

Road in the AM and PM peak hours, however, we do expect that most of the traffic generated 
by the proposed development to originate from the east from the more heavily populated 
area of Halifax Regional Municipality. 

 
 We recommend that Big Lake Drive be upgraded to Transportation Association of Canada and 

HRM Guidelines to permit two-way traffic through its length to the proposed entrance to the 
Eco-Tourism Retreat. 

 
 Vegetation should be removed in the right of way on the west side of Prospect Road near Big 

Lake Drive to ensure maximum visibility for vehicles exiting. 
 
 The traffic that will be generated by this proposed development is relatively minor and so is 

traffic on Prospect Road so we don’t expect any significant impacts on the surrounding 
transportation network in Big Lake. 
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WE INVEST IN SUSTAINABILITY 

OWNER AND VALUE DRIVEN

https://findarcana.com/
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COMPANY PRESENTATION 2016

BELLEVUE AT A GLANCE

KEY FACTS
• BELLEVUE GmbH & Co. KGaA is an investment company with a 

portfolio of technology companies and real estate. The 
corporate holdings comprise four majority holdings and five 
minority holdings.

• The majority shareholdings consist of the following companies:

o Xara Gruppe (xara.com)
o Expert Systems GmbH (Provenexpert.com)
o Loudly GmbH (loudly.com)
o mufin GmbH (mufin.com)

• The minority interests consist of the following companies:

o MAGIX Group (magix.com)
o Numecent (numecent.com)
o Vizzlo (vizzlo.com) 
o Crafting Future (craftingfuture.de)
o Les Lunes (leslunes.de)

• Social commitment

o Our social activities refer to: 
o Actions against climate change
o Support for people in extreme situations and poverty
o All details :  https://bellevue.eu/#xl_socialcommitment 

1CANADA ECO-TOURISM PRESENTATION 2023

• Real Estate Portfolio

o 26,950 m² Commercial real estate in Berlin 
o 1,760 m² Commercial real estate in Lübbecke
o 8,500 m² Residential real estate in Berlin 
o 2,000 m² Residential property in Dresden
o 5,700 m² Residential property in Potsdam (construction)
o 1,350 m² Tourism real estate in Mallorca
o 295 ha / 729  acres land development for Eco-Tourism 

project in Nova Scotia, Canada (under construction)

• Venture Funds

o Sustainable Aqua Culture (aqua-spark.nl)
o Sustainable Food Tech (foodlabs.com)
o Agriculture (do-investment.de)
o Circular Bio Economy (ecbf.vc)
o Decarbonisation Tech (extantia.com)
o Decarbonisation Tech (planet-a.com)
o Health (Apollo.vc)
o Blockchain (whitesquarecapital.com)
o Impact Fund (revent.vc)
o Information Technology (gpbullhound.com/funds/)
o Information Technology (project-a.com)
o Information Technology (bfp.vc)

• Immobilien Portfolio

o 17.950m² Gewerbeimmobilien in Berlin 
o 1.760 m² Gewerbeimmobilien in Lübbecke
o 9.000m²  Gewerbeimmobilien im Bau in Berlin 
o 8.300m² Wohnimmobilien in Berlin 
o 2.200m² Wohnimmobilien in Dresden
o ca. 6.000m²  Wohnimmobilien im Bau in Potsdam
o 1.350m² Tourismus Immobilien in Mallorca

• Die Minderheitsbeteiligungen bestehen aus den folgenden 
Unternehmen:

o MAGIX Gruppe (magix.com)
o Numecent
o TV Smiles
o Eyeota
o Jobify

http://xara.com
http://xara.com
http://xara.com
http://Provenexpert.com/
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Land Development Big Lake Eco-Tourism Retreat
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729 acres of land

Renting of mobile tiny cabins (THOW = Tiny Homes on 
Wheels) which are built as 

passive houses. The cabins will be placed mindfully into 
the landscape. They should preserve the 

natural environment and will be well integrated
 without destroying the nature.   

01 ENERGY GENERATION & 

STORAGE
Solar Panels,  Solar Heat Gain Windows, 
Battery Storage

02 ENERGY CONTROL
 Amp Inverter, Water Pump Controller, 
HVAC system

03 ENERGY CONSUMTION
Energy Efficient Lighting and Non-Venting 
Aplliances, High Efficiency Fan, HVAC 
system, Heat Pump Water Heater, 
Constant Pressure Water System



55

Tiny Cabins
Feel the nature and be a part of it - access to major touristic attractions in 

Nova Scotia - nearby Halifax - escape from the city to refresh your mind within 
the nature - mindful activities - passive housing



The Cabins
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Living Space
300 sq ft, optimized intelligently 
to serve up to 4 sleeping 
accommodations, kitchen, living 
room and work space.

Locations
Placed mindfully into the 
landscape, close to interesting 
places like lakes, rocks, rivers or 
within the forest.

Ecological
Food Delivery Service, Catering Service

Workshops
Yoga - Nutrition - Health - Mindfulness 

Activities
Hiking, Biking, Canoeing, Fishing, Sailing, 
Trips to Halifax, Peggy´s Cove, Lunenburg …

Access
Access through hiking, biking or 
electric ATV via our trail network.

Magic Places
Areas with beautiful scenery where 
we build shelters for short term rests.



The Cabins and Magic Places
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Community House
This building will serve as the main check-in point for the retreat, offer hostel 

rooms, kitchen service for guests, a sauna, and host a variety of events 
(including mindfulness and health workshops, wellness activities, etc.) for 

guests and the local community to enjoy.



Big Lake Eco-Tourism Retreat

One community house at Big Lake 
and one accessory house. 

Tiny cabins (THOW) will be placed 
throughout the property at various 
places, aligned with the nature and 
environment. Furthermore areas for 
relaxation by the creek or viewing 
platforms will be established for 
super, natural experiences at the so 
called “Magic Places” or “Secret 
Places”.

The Land Development Project

Detailed information: 

9

https://www.youtube.com/watch?v=BUY39SlOMdY
https://youtu.be/5-xBZnQu9bU
https://youtu.be/36NXZYgKzRo

Development Plan

Videos of Property
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Hoop Pole Lake Nature Experience
PIDs with permitted land usage - zoning rights. 

MR-1 : 

Residential Uses: Single unit , two unit and mobile 
dwellings, Business uses  with permitted dwellings 
Resource Uses: Agriculture uses (also intensive), Forestry 
uses, Fishery uses, Extractive facilities and bulk storage 
facilities, Cannabis production
Commercial Uses: Hunting and fishing lodges
Community uses: Recreation uses,  Private and public 
parks, Open spaces uses

RRA-1 : 

Residential Uses: Single unit and two unit dwellings, 
Auxiliary  dwellings units (single), Home Business uses , 
Resource Uses:  Fishery support, Agricultural uses
Other Uses: Existing business uses, Existing dwellings
Community uses: Open spaces uses

RRA-1 : 

Conservation Uses: Public parks, Trails, Historic sites, Aids 
to marine navigation, Existing hunting and fishing camps

The Land Development Project
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Canoeing
Six lakes on premise and connected to the 
Ocean and Five Bridge Lake Wilderness.



Hoop Pole Lake Nature 

Experience

The location offers pure nature for 
relaxing but it is close to many 
interesting touristic hot spots. 

Halifax is just a 30 minutes drive or 
1 hour ride by bike away . Lunenburg 
40 minutes and Peggy´s Cove  10 
minutes. 

The ocean can be reached by a short 
walk or by canoeing. 

The Location

12
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Endless Bike and Hiking Trails
On premise and connected to Five Bridge 
Lake Wilderness and Peggy´s Cove. 



Big Lake Eco-Tourism Retreat
The orange lines are hiking/biking 
trails that will be created by 
Bellevue.

Black lines are existing hiking/biking 
trails in public areas.

We would like to connect our trials 
with trials from the wilderness area 
and allow hikers to use our trails as 
well. We will help to maintain 
connecting trails from the 
wilderness area by using a free app 
that can be used to report areas that 
need maintenance. 

Hiking and Biking Trails

14

Connecting 
trails to Halifax
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be used for the commercial harvesting of indigenous berries.  The terrain may also support the 

raising of livestock which are not dependent upon permanent pasturage.  Given the relative 

isolation of the designation and the possibility that some area maybe found productive for certain 

types of agriculture, such uses will be supported. 

 

With the exception of a few isolated hunting and fishing camps, the Resource Designation does 

not include any lands developed for residential purposes, largely because the area is not accessible 

from public roads.  Given the proximity and accessibility of the Plan Area to the expanding urban 

areas, it is probable that these lands could become absorbed for a more suburban style of residential 

subdivision development as is occurring within the Residential A or Residential B Designations. 

 

Land Use Policies 

 

The Resource Designation is that area in which resource development shall be supported and 

encouraged.  Resource uses shall include hunting and fishing lodges, sawmills and related forest 

industries, agricultural activities and aquaculture operations. 

 

The support for resource related development in the designation is matched by support for 

measures to provide a high degree of environmental protection.  A minimum separation between 

some resource industries and adjacent watercourses shall be established in the land use by-law.  

Enforcement of existing, provincial and federal regulations related to environmental protection are 

also encouraged and fully supported. 

 

In addition to environmental concerns, it is also important to ensure that adequate separation is 

maintained between any existing residential development in adjacent designations and resource 

development within this Designation.  Therefore, the land use by-law shall establish separation 

distances between non-residential development in the Resource Designation and residential uses 

within abutting designations. 

 

Recreation uses, parks and open space uses are compatible with resource activity and are supported 

by the high recreation potential in the designation.  Recreation uses, excluding commercial 

recreation uses such as commercial campgrounds, golf courses and amusement centres, shall be 

permitted "by right" in the designation. 

 

As was previously mentioned, there is no residential development activity occurring within the 

Designation, largely because the area is not accessible from public roads.  It is probable that this 

land will eventually become absorbed for a suburban style of residential development, as is 

occurring elsewhere throughout Planning District 4.  This form of residential development, 

however, is not expected to occur within the immediate future (the next 5 years or so) since these 

inaccessible backlands are located an average distance of one mile from any public road. 

 

In the interim some form of residential development may occur in association with resource 

development or independently for seasonal residence.  Single unit dwellings, which may include 

a seasonal residence, shall be permitted to develop within this Designation.  In order to ensure 

that the valued rural aspects of this Designation are protected, larger minimum lot sizes of eighty 

thousand square feet shall be required to support residential development. 

 

RES-1  It shall be the intention of Council to establish the Resource Designation as shown on 

Map 1 - Generalized Future Land Use.  Within the designation, it shall be the intention 
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of Council to recognize the area as a priority for resource development.   

 

The designation shall encourage and support the development of resource based economic 

growth and recreation uses while supporting measures to protect the natural environment. 

 

RES-2  Within the Rural Resource Designation, it shall be the intention of Council to establish a 

resource zone which permits resource industries, recreation uses, and low density single 

unit dwellings and business activities in association with residential uses on lots which 

have a minimum area of eighty thousand (80,000) square feet.  Further, it shall be the 

intention of Council to incorporate provisions within the land use by-law to ensure that 

resource based industries are adequately separated from abutting residential zones, 

residential uses permitted within the resource zone and watercourses. 

 

In terms of extractive operations, the Planning Act gives the Municipality very little control over 

activities fundamental to pit and quarry operations, since the extraction of aggregate resources are 

considered to be a consumption rather than a use of land.  The construction of structures, storage 

of equipment or the bulk storage of aggregates, however, are not considered to be fundamental to 

the extraction operation and may be controlled. 

 

While this Designation gives a high priority to the development of local natural resources, there 

are concerns with possible damage to the natural environmental, especially the water system, and 

of negative impacts on adjacent communities presented by the establishment of extractive 

operations.  In order to minimize effects on the natural environment and adjacent communities, 

facilities related to such operations shall only be considered in accordance with the development 

agreement provisions of the Planning Act.  Such agreements shall ensure that these operations are 

conducted during reasonable hours and will address specific locational and design details to 

minimize potential land use conflicts and environmental hazards. 

 

RES-3  Notwithstanding Policy RES-2, within the Resource Designation, Council may consider 

permitting facilities associated with extractive operations according to the development 

agreement provisions of the Planning Act and having regard for the following: 

 

(a)  that the proposed facility associated with a quarry operation as defined in 

accordance with the Nova Scotia Department of Environment, Pit And Quarry 

Guidelines is not located within one half a (0.5) mile of any adjacent residential 

or mixed use zone; 

(b)  that the proposed facility associated with a pit operation as defined in accordance 

with the Nova Scotia Department of Environment, Pit And Quarry Guidelines is 

not located within three hundred (300) feet of any adjacent residential or mixed 

use zone; 

(c)  that any building, structure, plant or product stockpile shall not be located within 

three hundred (300) feet of a watercourse; 

(d)  the effects of the use on the natural environment as contained in any report from 

the appropriate provincial or federal government authority; 

(e)  that separation distances from lot lines and adjacent development as well as 

controls on runoff be incorporated in the development agreement; 

(f)  the provision of a treed, landscaped buffer strip designed to provide a dust and 

wind break, noise buffer and visual barrier; 

(g)  provisions for the ongoing rehabilitation and ultimate reuse of the lands; 
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(h)  the effect of the proposed use on surrounding traffic patterns and general public 

safety; 

(i) provisions for limiting public access to the site; 

(j)  hours of operations; 

(k)  provisions of Policy IM-11. 

 

In addition to the requirement for a development agreement, the Department of the Environment 

possesses additional expertise and jurisdiction which can provide safeguards from extractive 

facilities.  The proposed pit and quarry regulations contain provisions for rehabilitation and 

controls over environmental contamination.  Provincial enactment of these proposed regulations 

would help to ensure that such extractive operations are operated in an environmentally sound 

manner.  Requiring that industrial waste permits be issued by the Department of the Environment 

for all extractive operations would help to ensure the Department's involvement in protecting 

environmental interests.  This provincial involvement, through the permit system, is an 

appropriate additional measure to address concerns with the effects of blasting. 

 

In addition to municipal involvement through land use by-laws, municipal Topsoil, Excavation 

and Blasting By-laws require permits for most instances of excavation activity.  Conditions under 

which these permits will be issued include a range of terms addressing days and hours of operation, 

disposal of waste material, separation distances, site rehabilitation and performance bonds. 

 

However, there have been difficulties with enforcement of the by-laws.  In many cases, the fact 

that a pit even exists is made known only upon complaint.  Municipal requirements often are 

applied after some negative effects have already resulted.  Limited staff resources and modest 

penalty provisions contribute to enforcement problems.  Improved enforcement is necessary if 

these by-laws are to have the desired effect. 

 

RES-4 It shall be the intention of Council to request the Province to adopt the Department of 

Environment proposed Regulations Regarding Pits and Quarries and to take the necessary 

steps to ensure that an industrial waste permit be required for all extractive facilities.  In 

addition, it shall be the intention of Council to adopt the following municipal by-laws 

within Planning District 4: 

 

(a) the Excavation By-law; 

(b) the Topsoil Removal By-law; and 

(c) the Blasting and Dangerous Materials By-law. 

 

By virtue of its large areas and natural features, the Resource Designation is an attractive area for 

recreational activities.  Although some recreational activities, such as hiking trails, do not cause 

land use conflicts and, in fact, are well-suited to areas such as the Resource Designation, larger 

scale commercial operations such as golf courses, campgrounds and amusement parks could have 

significant effects upon the natural environment.  The attraction of large number or people to such 

activities and the associated noise and traffic could also have a negative effect on the Designation.  

Therefore, such uses will only be permitted by development agreement, which will help to ensure 

that any commercial recreation development remains compatible with the area. 

RES-5 Notwithstanding Policy RES-2, within the Resource Designation, Council may consider 

permitting commercial recreation uses according to the development agreement 

provisions of the Planning Act and having regard to the following: 

 

jane
Highlight



Planning District 4 (Prospect) Municipal Planning Strategy Page 111 
 

IMPLEMENTATION 
 

In accordance with Section 45 of the Planning Act, the adoption of this Municipal Planning 

Strategy does not commit Council to undertake any of the projects or actions contained herein.  

However, Council cannot take any action within the scope of this Planning Strategy which would, 

in any manner, be inconsistent with the Planning Strategy or at variance with it. 

 

The measures which Council may investigate to implement the Planning Strategy are not restricted 

to those which are specified.  In addition to specific by-laws and regulations, Council may 

encourage the adoption of administrative procedures in order to more effectively implement the 

policies of this Planning Strategy. 

 

The following policies include the basic requirements for proper implementation, including the 

development of a land use by-law based on the policies of this Planning Strategy, and the full and 

consistent enforcement of general by-laws and regulations of the Municipality. 

 

IM-1 This Municipal Planning Strategy shall be implemented by means of powers conferred 

upon Council by the Planning Act, the Halifax County Charter, and such other provincial 

statutes as may be applicable. 

 

IM-2 In addition to employing specific implementation measures, it shall be the intention of 

Council to maintain an ongoing monitoring and planning process through its Planning 

Advisory Committee and Western Region Community Committee. 

 

IM-3 It shall be the intention of Council to require amendments to the policies of this Planning 

Strategy or to Map 1 - Generalized Future Land Use under the following circumstances: 

 

 (a)  where any policy is to be changed; or 

 (b) where a request for an amendment to the land use by-law for a use which is not 

permitted is made and subsequent studies show that the policies of this Planning 

Strategy should be amended. 

 

IM-4  More specifically, Council may consider undertaking a review to determine if the land 

use designations are still appropriate, in the following instances:  

 

 (a)  where central municipal sewer and water services are extended to service lands 

within the Plan Area;  

 (b)  where major transportation projects are undertaken; and/or 

 (c) where new industrial uses are proposed. 

 

IM-5  In accordance with the Planning Act, this Planning Strategy may be reviewed when the 

Minister of Municipal Affairs or Council deems it necessary, but in any case not later 

than five years from the date of its coming into force or from the date of its last review. 

 

IM-6  Providing that the intentions of all other policies are satisfied, Council may, for the 

purpose of providing for the development of similar uses on properties which abut one 

another, consider the following amendments to the land use by-law, for lands which are 

located where any land use designations abut one another, as shown on Map 1 - 

Generalized Future Land Use: 
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 (a) amendments within a designation to provide for the development of uses which 

are permitted within the abutting designation by rezoning or development 

agreement, in accordance with the same conditions prescribed within that abutting 

designation; or 

 (b)  amendments within a designation to provide for the development of uses which 

are permitted within the zone on the abutting property. 

 

IM-7  It is not intended that all lands shall be prezoned for specific uses.  Rather, in order to 

give Council a greater degree of control, the Planning Strategy provides that certain land 

uses shall be considered only as amendments to the land use by-law or in certain instances 

by development agreements as provided for by provisions of the Planning Act.  Such 

amendments and agreements shall be considered only if they meet the policies found 

within this Planning Strategy. 

 

IM-8  The following uses shall only be considered by amendment to the land use by-law: 

 

 (a)  within the Residential A Designation: 

  (i)  auxiliary dwelling units according to Policies RA-3 and RA-4. 

 (b)  within the Residential B Designation: 

  (i) two unit dwellings within Goodwood, Hatchet Lake and Shad Bay 

according to Policy RB-3; 

  (ii) two unit dwellings within Bayside according to Policy RB-5 ; 

  (iii)  institutional uses except fraternal halls and centres according to Policy RB-

7; 

  (iv) general commercial uses which do not exceed ten (10) percent of the lot 

area according to Policy RB-9; and 

  (v)  residential A-1 or A-3 zones which permit only the development of low 

density residential uses and limited home business uses according to Policy 

RB-14. 

 (c)  within the Rural Residential A Designation: 

  (i) convenience stores, craft shops, bed and breakfast outlets and day care 

facilities according to Policy RRA-4. 

 (d)  within the Rural Residential B Designation: 

  (i) two unit dwellings and auxiliary dwelling units according to Policy RRB-

4; and 

  (ii)  convenience stores and day care facilities according to Policy RRB-5. 

 (e)  within the Rural Residential D Designation: 

  (i) convenience store, restaurants and larger day care facilities according to 

Policy RRD-4. 

 (f) within the Rural Residential E Designation: 

  (i)  convenience stores and craft shops according to Policy RRE-3. 

 (g)  within all Rural Residential Designations: 

  (i) residential RA-1 or RA-2 zones according to Policies RRA-3, RRC-3, and 

RRE-3 and RA-1 or RA-3 zones according to Policies RRB-3 and RRD-

3. 

 (h)  within the Mixed Use Designation: 

  (i) mobile homes on individual lots according to Policy MU-3. 

 (i)  within the Resource Designation: 

  (i) residential RA-1, RB-1 or RB-3 zones which permit the development of 
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residential uses on less than 80, 000 square foot lots according to Policy 

RES-6. 

 (j) within the Conservation Designation: 

  (i)  the preservation of the West Dover IPB and Prospect High Head lands 

according to Policy CONS-9; 

  (ii)  educational institutions, fire halls, police stations, playgrounds and 

cemeteries and community halls according to Policy CONS-8; and  

  (iii)  residential, mixed use or resource zones according to Policy CONS-8. 

 (k) Within the Western Common Designation: 
  (i) the residential A-1 or A-2 zone in accordance with policy WC-4. (RC-

Jul 4/00;E-Aug 5/00) 
 

IM-9  The following uses shall only be considered subject to the entering into a development 

agreement in accordance with the provisions of the Planning Act. 

 

(a)  within the Residential A Designation: 

 (i) shared housing with special care at a larger scale than permitted in 
the underlying zone according to Policies RA-5A and RA-5B; (RC-Aug 
9/22;E-Sep 15/22) 

 (ii)  institutional uses according to Policy RA-6; and 

 (iii) shopping centre on the Lands of Food City Limited (LIMS 40471286) 

according to Policy RA-9. 

(b)  within the Residential B Designation: 

      (i) shared housing with special care at a larger scale than permitted in 
the underlying zone according to Policies RB 6A and RB-6B; (RC-Aug 
9/22;E-Sep 15/22) 

 (ii)  fraternal halls and centres according to Policy RB-8; 

 (iii)  commercial recreation uses according to Policy RB-11; 

 (iv) recycling depots according to Policy RB-13; 

 (v)  general commercial uses exceeding ten (10) percent of the lot area, service 

stations, commercial entertainment uses and motels according to Policy 

RB-10; and 

 (vi) larger scale fishery support and aquaculture support uses according to 

Policy RB-15. 

(c)  within the Rural Residential A Designation; 

 (i)  shared housing with special care at a larger scale than permitted in 
the underlying zone according to Policies RRA-5A and RRA-5B; (RC-
Aug 9/22;E-Sep 15/22) 

  (ii)  institutional uses according to Policy RRA-6; 

 (iii)  larger scale fishery support uses according to Policy RRA-7; and 

 (iv) larger scale agricultural uses according to Policy RRA-8. 

(d)  within the Rural Residential B Designation: 

    (i) craft shops according to Policy RRB-6; 

 (ii)  a restaurant and lounge and light industrial uses on the lands of Leo Miles 

(LIMS No. 40039265) according to Policy RRB-7; 

 (iii)  shared housing with special care at a larger scale than permitted in 
the underlying zone according to Policies RRB-8A and RRB-8B; (RC-
Aug 9/22;E-Sep 15/22) 

 (iv) institutional uses according to Policy RRB-9; 
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 (v)  larger scale fishery support and aquaculture support uses according to 

Policy RRB-10; and 

 (vi) marinas according to Policy RRB-11. 

(e)  within the Rural Residential C Designation: 

 (i) shared housing with special care at a larger scale than permitted in 
the underlying zone according to Policies RRC-4A and RRC-4B; (RC-
Aug 9/22;E-Sep 15/22) and 

 (ii)  institutional uses according to Policy RRC-5. 

(f)  within the Rural Residential D Designation: 

 (i) small scale general business, light industrial and local service uses 

according to Policy RRD-5; 

 (ii) service stations, motels and tourist cottages, and commercial entertainment 

uses according to Policy RRD-6; 

 (iii) fish processing plants, larger scale fishery support uses and aquaculture 

support uses according to Policy RRD-8; 

 (iv)   marinas according to Policy RRD-7; 

 (v)  conversion of the former McCain fish processing plant (LIMS No. 

40067886) to an industrial or commercial use according to Policy RRD-9; 

and 

 (vi) extractive facilities according to Policy RRD-10. 

(g)  within the Rural Residential E Designation: 

      (i) motels and restaurants according to Policy RRE-5; 

 (ii)  commercial recreation uses according to Policy RRE-6; 

 (iii)  shared housing with special care at a larger scale than permitted in 
the underlying zone according to Policies RRE-7A and RRE-7B; (RC-
Aug 9/22;E-Sep 15/22) and 

 (iv) larger scale fishery support and aquaculture support uses according to 

Policy RRE-8. 

(h)  within the Mixed Use Designation: 

 (i)  mobile home parks according to Policy MU-4; 

 (ii)  small scale commercial, service industrial and light industrial uses 

according to Policy MU-5; 

 (iii)  fish processing plants, larger scale fishery support uses and aquaculture 

support uses according to Policy MU-6; 

 (iv) shared housing with special care at a larger scale than permitted in 
the underlying zone according to Policies MU-7A and MU-7B; (RC-
Aug 9/22;E-Sep 15/22) 

 (v)  institutional uses according to Policy MU-8; and 

 (vi) commercial recreation uses according to Policy MU-9. 

 (vii) commercial, community and resource related uses which are 
supportive of the tourist industry and the surrounding community on 
the lands of Coastal Communities Economic Development Co-
operative Limited (PID Nos. 00384834 and 40501124) according to 
Policies MU-6a and MU-6b.  (RC-May 22/01;E-Jun 23/01) 

(i)     within the Resource Designation: 

 (i) extractive facilities according to Policy RES-3; and 

 (ii)  commercial recreation uses according to Policy RES-5. 

 

IM-10 Deleted (RC-Jun 27/06;E-Aug 26/06) 
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IM-11 In considering development agreements or amendments to the land use bylaw, in addition 

to all other criteria as set out in various policies of this Planning Strategy, Council shall 

have appropriate regard to the following matters: 

 

(a) that the proposal is in conformity with the intent of this Planning Strategy and 

with the requirements of all other municipal by-laws and regulations; 

(b) that the proposal is not premature or inappropriate by reason of: 

 (i) the financial capability of the Municipality to absorb any costs relating to 

the development; 

 (ii)  the adequacy of on-site sewerage and water services; 

 (iii) the proximity of the proposed development to schools, recreation or other 

community facilities and the capability of these services to absorb any 

additional demands; 

 (iv) the adequacy of road networks leading to or within the development; and 

 (v)  the potential for damage to or for destruction of designated historic 

buildings and sites. 

(c) that controls are placed on the proposed development so as to reduce conflict with 

any adjacent or nearby land uses by reason of: 

 (i) type of use; 

 (ii) height, bulk and lot coverage of any proposed building; 

 (iii) traffic generation, access to and egress from the site, and parking; 

 (iv) open storage; 

 (v) signs; and 

 (vi) any other relevant matter of planning concern. 

(d) that the proposed development is suitable in terms of the steepness of grades, soil 

and geological conditions, locations of watercourses, marshes or bogs and 

susceptibility to flooding. 

(e) Within any designation, where a holding zone has been established pursuant 
to “Infrastructure Charges - Policy IC-6”, Subdivision Approval shall be 
subject to the provisions of the Subdivision By-law respecting the maximum 
number of lots created per year, except in accordance with the development 
agreement provisions of the MGA and the “Infrastructure Charges” Policies 
of this MPS.  (RC-Jul 2/02;E-Aug 17/02) 

 

IM-12 In considering amendments to the land use by-law or development agreements, Council 

shall hold a public hearing according to the provisions of the Planning Act. 

 

IM-13 It shall be the intention of Council to refer all proposed amendments to the Municipal 

Planning and/or the standards of the Land Use By-law for Planning District 4, to the 

Western Region Community Committee. 

 

IM-14 It shall be the intention of Council to post a notice of public hearing for any rezoning or 

development agreement application being considered under the provisions of this 

Planning Strategy.  The notice shall be posted on the property under consideration and 

all expenses incurred shall be debited from an advertising deposit made by the applicant. 

 

IM-15 It shall be the intention of Council to post notice of public hearing for any amendments 

being considered to this planning strategy or standards of this by-law in a prominent 
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PART 14: RRA-1 (RURAL RESIDENTIAL A-1) ZONE 
  

14.1 RRA-1 USES PERMITTED 

 

No development permit shall be issued in any RRA-1 (Rural Residential A-1) Zone except 

for the following: 

 

Residential Uses 

 Single unit dwellings 

Two unit dwellings 

Auxiliary dwelling units within single unit dwellings 

Shared housing use with 10 or fewer bedrooms in conjunction with a permitted 
dwelling unit (RC-Aug 9/22;E-Sep 15/22) 
Home business uses 

 

Community uses 

Open space uses 

 

Resource Uses 

Fishery support uses 

 Agricultural uses 

 

Other Uses 

Existing business uses 

 All existing dwellings 

  

14.2 RRA-1 ZONE REQUIREMENT 

 

In any RRA-1 Zone, where uses are permitted in accordance with Section 14.1, no 

development permit shall be issued except in conformity with the following: 

 

Minimum Lot Area     20,000 square feet (1858.1 m2) per 

dwelling unit 

Minimum Frontage     100 feet (30.5 m) 

 Minimum Front or 

   Flankage Yard     30 feet (9.1 m) 

Minimum Rear Yard  

  or Side Yard      15 feet (4.6 m) or 0.0 feet (0.0 m) from the 

side being common with another 

dwelling unit. 

 Maximum Height of Main 

   Building      35 feet (10.6 m) 

 

14.3 OTHER REQUIREMENTS:  HOME BUSINESS USES 

 

Where home business uses are permitted in any RRA-1 Zone, the following shall apply: 
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(a) Any home business shall be wholly contained within either the dwelling or an 

accessory building on the property which comprises the principal residence of the 

operator of the home business. 

(b) No more than seven hundred and fifty (750) square feet (69.7 m2) of the combined 

gross floor area of any structure shall be devoted to a home business use. 

(c) No materials or mechanical equipment shall be used which is obnoxious or creates 

a nuisance by virtue of noise, vibration, glare odour or dust. 

(d) All outdoor storage or materials, goods, supplies, or equipment related to the 

operation of the home business shall be limited to a contiguous area of one hundred 

and fifty (150) square feet (13.9 m2) and shall be screened from any adjacent 

residential uses. 

(e) All outdoor display shall be limited to a contiguous area of thirty-six (36) square 

feet (3.3 m2) and shall not exceed six (6) feet (1.8 m) in height. 

(f) No more than one (1) sign shall be permitted for any business or facility and no 

such sign shall exceed three (3) square feet (0.3 m2) in area. 

 

14.4 OTHER REQUIREMENTS:  FISHERY SUPPORT USES 

 

Notwithstanding the rear and side yard set back requirements of Section 14.2 where fishery 

support uses are permitted in any RRA-1 Zone, the following shall apply: 

 

(a) The combined gross floor area of all buildings directly related to the fishery support 

use shall not exceed three thousand (3,000) square feet (278.7 m2). 

(b) All fish and boat sheds shall be set back a minimum of eight (8) feet (2.4 m) from 

the rear and side lot lines, unless the lot line corresponds to the high water mark. 

(c) All fish and boat sheds may be built to the lot line when the lot line(s) corresponds 

to the high water mark. 

 

14.5 OTHER REQUIREMENTS:  AGRICULTURAL USES 

 

In any RRA-1 Zone where agricultural uses are permitted, and where any barn, stable or 

other building intended for the keeping of more than 20 domestic fowl or 10 other animals 

is erected, no such structure shall: 

 

 (a) Exceed 800 square feet (74.3 m2); 

 (b) Be less than 8 feet (2.4 m) from any side lot line: 

 (c) Be less than 100 feet (30.5 m) from a potable water supply except a supply on the 

same lot or directly related to the agricultural use; 

 (d) Be less than 32 feet (9.7 m) from any dwelling except a dwelling on the same lot 

or directly related to the agricultural use; or 

 (e) Be less than 25 feet (7.6 m) from any watercourse or waterbody. 
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(b) the effects of the proposed use on air quality;  

(c) the effects of the volume and type of vehicular traffic using the access road to the 

proposed site; 

(d) consideration of the compatibility of the proposed development with existing and 

potential resource development; 

(e) that the use does not create effluent which cannot be disposed of by means of an 

on-site sewage disposal system; and 

(f) the provisions of Policy IM-9. 

 

As a working landscape within the Resource Designation, in which an existing quarry 
operation has already been established for the purpose of mining aggregate to produce 
asphalt, Council shall support an asphalt plant on lands as shown on Schedule A provided 
that adequate distance separation can be achieved and vehicular impacts can be mitigated 
from residential uses within proximity to the site’s operations. 
 
RE-7A Notwithstanding Policy RE-7 and IM-5, Council may consider permitting an asphalt 

plant on lands shown on Schedule A in accordance with the following: 
 

(a) adequate separation to existing residential development is achieved to 
mitigate visual, and sound impacts resulting from asphalt operations; and, 

(b) all vehicular access and egress to and from the asphalt plant site shall limited 
to lands that access the Ingramport Interchange. 

(RC-Oct 16/18;E-Dec 8/18) 
 

By virtue of its large area and natural features, the Resource Designation is an attractive area for 

recreational activities.  Although some recreational activities, such as hiking trails, do not cause 

land use conflicts and, in fact, are well-suited to areas such as the Resource Designation, larger 

scale commercial operations such as golf courses, campgrounds and amusement parks could have 

significant effects upon the natural environment.  The attraction of large numbers of people to 

such activities and the associated noise and traffic could also have a negative effect on the 

designation.   
 

Therefore, such uses will only be permitted by development agreement, which will help to ensure 

that any commercial recreation development remains compatible with the area. 

 

RE-8 Notwithstanding Policies RE-2 and RE-3, within the Resource Designation, Council shall 

only consider permitting commercial recreation uses and campgrounds according to the 

development agreement provisions of the Planning Act.  In considering any such 

development agreements, Council shall have regard to the following: 

 

 (a) the potential that the proposed use has been adversely affecting nearby residential 

and community facility development and an evaluation of the effect which the 

operational characteristics of the proposal will have on the surrounding 

community; 

 (b) evidence of identifiable characteristics which make the site particularly suitable 

for the proposed use; 

 (c) the effect of the proposed use on traffic volume and the local road network, as 

well as traffic circulation in general, sighting distances and entrance to and exit 
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from the site; 

 (d) the means by which solid and liquid waste will be treated;  

 (e) the control of discharge of any pesticides or herbicides, including chemical 

fertilizers and fungicides into a watercourse or waterbody; and  

 (f) the provisions of Policy IM-9. 

 

Residents along the north side of St. Margarets Bay have raised a number of concerns relative to 

the future long term development of the St. Margarets Bay area and the protection of the backlands 

north of Highway No. 103 as an area of future water supply and wildlife protection.  Policy E-10 

supports an assessment of the existing water resources in order to determine the extent and nature 

of any water problems occurring in the Plan Area.  The long term goal of such an assessment 

would be to determine a course of action towards watershed protection and sustainability for the 

future. 

 

In the shorter term, however, an interim measure is needed to help protect the lakes and streams in 

the backland areas north of Highway No. 103.  With new residential development beginning to 

spread into this area, there is growing concern over an uncontrolled proliferation of development 

in the absence of some sort of watershed protection.  Therefore, until such time as an assessment 

is carried out pursuant to Policy E-10, an increased building setback from lakes and streams within 

the backland areas north of Highway No. 103 is considered appropriate. 

 

RE-9 Until such time that an assessment of water resources can be conducted to determine the 

extent and nature of any water problems occurring in the area north of Highway No. 103, 

it shall be the intention of Council to establish, within the Resource Designation and to 

Wright Lake and Coon Lake within the Mixed Use "A" Designation, a minimum building 

setback from lakes and streams of one hundred (100) feet except for boat houses, boat 

docks and existing hunting and fishing camps.   
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     (i) multiple unit dwellings and shared housing uses at a larger scale than 
permitted in the underlying zone (RC-Aug 9/22;E-Sep 15/22) according 

to Policy MRR-4; 

       (ii) campgrounds and marinas according to Policy MRR-7; and  

  (iii) crematoriums according to Policy MU-11. 

 (d) Within the Hubley Mill Lake Designation: 

     (i) shared housing with special care at a larger scale than permitted in 
 the underlying zone (RC-Aug 9/22;E-Sep 15/22) according to Policies 
 HM-5A and HM-5B (RC-Aug 9/22;E-Sep 15/22); 

  (ii)  any expansion of the Kreft Mushroom Farm Ltd. (LIMS Index Number 

40055766), formerly Ocean Mist Mushroom Farm, according to Policy 

HM-6; and 

  (iii) crematoriums according to Policy MU-11. 

 (e) Within the Residential Designation: 

     (i)  home business over three hundred (300) square feet according to Policy 

 RD-5; 

            (ii) shared housing with special care at a larger scale than permitted in 
 the underlying zone (RC-Aug 9/22;E-Sep 15/22) according to Policies 
 RD-10A and RD-10B (RC-Aug 9/22;E-Sep 15/22); 

           (iii) institutional uses according to Policy RD-11; and 

  (iv) crematoriums according to Policy MU-11. 

 (f) Within the Resource Designation: 

  (i) residential uses according to Policy RE-5; 

  (ii) campgrounds according to Policy RE-8; 

  (iii) commercial recreation uses according to Policy RE-8; and 

  (iv) crematoriums according to Policy MU-11. 

 

IM-9 In considering development agreements and amendments to the land use by-law, in 

addition to all other criteria as set out in various policies of this strategy, Council shall 

have appropriate regard to the following matters: 

 

 (a) that the proposal is in conformity with the intent of this strategy and with the 

requirements of all other municipal by-laws and regulations; 

 (b) that the proposal is not premature or inappropriate by reason of: 

     (i)  the financial capability of the Municipality to absorb any costs relating to 

the development; 

        (ii) the adequacy of on-site sewerage and water services; 

  (iii)  the adequacy or proximity of school, recreation or other community 

facilities; 

  (iv)  the adequacy of road networks leading or adjacent to or within the 

development; and 

       (v)  the potential for damage to destruction of designated historic buildings and 

sites. 

 (c) that in development agreement controls are placed on the proposed development 

so as to reduce conflict with any adjacent or nearby land uses by reason of: 

     (i) type of use; 

  (ii) height, bulk and lot coverage of any proposed building; 

  (iii) traffic generation, access to and egress from the site, and parking; 

jane
Highlight

jane
Highlight

jane
Highlight

jane
Highlight



 

Planning Districts 1 and 3 Municipal Planning Strategy Page 87 

 

  (iv) open storage; 

    (v) signs; and 

  (vi) any other relevant matter of planning concern.  

 (d) that the proposed site is suitable with respect to the steepness of grades, soil and 

geological conditions, locations of watercourses, marshes or bogs and 

susceptibility to flooding; and 

 (e) any other relevant matter of planning concern. 

 (f) Within any designation, where a holding zone has been established pursuant 
to “Infrastructure Charges - Policy p-79F”, Subdivision Approval shall be 
subject to the provisions of the Subdivision By-law respecting the maximum 
number of lots created per year, except in accordance with the development 
agreement provisions of the MGA and the “Infrastructure Charges” Policies 
of this MPS.  (RC-Jul 2/02;E-Aug 17/02) 

 

IM-10 In considering amendments to the land use by-law or development agreements, Council 

shall hold a public hearing according to the provisions of the Planning Act. 

 

IM-11 It shall be the intention of Council to provide further controls over development within the 

Plan Area by fully enforcing the following by-laws: 

  

(a) the Building By-law; 

(b) the Dangerous or Unsightly Premises section of the Halifax County Charter; 

(c) the Sewer Connection By-law; 

(d) the Mobile Home Park By-law; 

(e) the Blasting and Dangerous Materials By-law; 

(f) the Topsoil By-law;  

(g) the Excavation By-law;  

(h) the Occupancy Permit By-law; and 

(i) the Subdivision By-law. 

 

IM-12 In accordance with the Planning Act, the Development Officer appointed by Council shall 

administer the land use by-law and the Subdivision By-law, and grant development 

permits. 

 

IM-13 It shall be the intention of Council to consider that uses permitted as existing uses are 

conforming uses and, unless otherwise limited by the land use by-law, can expand to the 

extend of their property holdings. 

 

IM-14 It shall be the intention of Council to encourage the federal and provincial governments to 

comply with municipal by-laws and regulations with respect to their landholdings within 

the Municipality. 

 

IM-15 It shall be the intention of Council, in the interest of vehicular safety, to regulate, through 

the land use by-law, the height of any structures or landscaping on corner lots where yards 

abut a street. 

 

IM-16 It shall be the intention of Council, to provide, through the land use by-law, provisions for 

parking for the mobility disabled. 



 

 

 

 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 
 

LAND USE BY-LAW 
 
 

PLANNING DISTRICTS 
1 AND 3 

(ST. MARGARETS BAY) 
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PART 17: MR-1 (MIXED RESOURCE) ZONE 
 

17.1  MR-1 USES PERMITTED 

 

No development permit shall be issued in any MR-1 (Mixed Resource) Zone except for 

the following: 

 

Residential Uses 

Single unit dwellings 

Two unit dwellings 

Shared housing use with 10 or fewer bedrooms in conjunction with a permitted 
dwelling unit (RC-Aug 9/22;E-Sep 15/22) 
Business uses in conjunction with permitted dwellings 

 

Resource Uses 

Agricultural uses 

Agricultural uses; intensive  

Forestry uses 

Fishery uses 

Extractive facilities and bulk storage facilities 

Composting operations (see section 4.29) (MC-Feb 26/96;M-Mar 28/96) 
 

Commercial Uses 

Hunting lodges 

Fishing lodges 

 

Community Uses 

Recreational uses 

Private and public parks 

Open space uses 

 

OTHER USES (RC-Sep18/18; E-Nov 3/18) 
Cannabis production facilities 

 

17.2  MR-1 ZONE REQUIREMENTS 

EXCEPT AS OTHERWISE PROVIDED FOR IN THIS PART, no development permit 

shall be issued in any MR-1 Zone except in conformity with the following: 

 

Minimum Lot Area                          20,000 square feet (1858 m2) 

 Minimum Frontage                          100 feet (30.5 m) 

Minimum Front or Flankage Yard  30 feet (9.1 m) 

Minimum Rear or Side Yard                 8 feet (2.4 m) 

Maximum Height of Main Building           35 feet (10.7 m) 

 

17.3  OTHER REQUIREMENTS: EXTRACTIVE USES AND BULK STORAGE 

FACILITIES 

 

In any MR-1 Zone, where extractive facilities and bulk storage facilities are permitted, no 

building, structure, plant, or product stockpile shall: 
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(a) be located within one hundred (100) feet (30.5 m) of any property line; 

(b) be located within three hundred (300) feet (91.5 m) of any zone other than a Mixed 

Resource or Industrial Zone or within one half (.5) miles (.8 k) of a Residential 

Zone; 

(c) be located within one hundred (100) feet (30.5 m) of a public road; or 

(d) be located within three hundred (300) feet (91.5 m) of a watercourse. 

 

17.4  OTHER REQUIREMENTS: AGRICULTURAL AND INTENSIVE AGRICULTURAL 

USES 

 

In any MR-1 Zone where agricultural and intensive agricultural uses are permitted, the 

following shall apply: 

 

(a) No barn, stable, or other building intended for the keeping of more than fifty (50) 

domestic fowl or ten (10) other animals shall be located: 

(i) less than fifty (50) feet (15.2 m) from any side lot line; 

(ii)  less than one hundred (100) feet (30.5 m) from any dwelling or potable water 

supply except a dwelling or supply on the same lot or directly related to the 

agricultural use; or 

(iii) less than three hundred (300) (90.3 m) feet from any watercourse. 

(b) No intensive agricultural use shall be located less than one half (.5) miles (.8 km) 

from any residential zone. 

 

17.5  OTHER REQUIREMENTS: FORESTRY USES 

 

In any MR-1 Zone where forestry uses are permitted, the following shall apply: 

 

(a) No sawmill or other industrial mill related to forestry shall be located less than fifty 

(50) feet (15.2 m) from any lot line or less than one hundred (100) feet (30.5 m) 

from any dwelling except a dwelling located on the same lot or directly related to 

the forestry use. 

(b) Where any sawmill or other industrial mill over two thousand (2,000) square feet 

(186 m2) related to forestry abuts any residential zone, a visual and physical barrier 

shall be provided. 

 

17.6  OTHER REQUIREMENTS: BUSINESS USES 

 

In any MR-1 Zone where business uses in conjunction with a dwelling are permitted, no 

more than fifty per cent of the gross floor area of any dwelling shall be devoted to any 

business use and in no case shall the gross floor area of any dwelling or accessory building 

devoted to a business use exceed one thousand five hundred (1,500) square feet (134.4 m2). 

 

17.7  OTHER REQUIREMENTS: OPEN SPACE USES 

 

In any MR-1 Zone where uses are permitted as Open Space Uses, no development permit 

shall be issued except in conformity with the following: 

 

Minimum Frontage or Flankage Yard         30 feet (9.1 m) 
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 Minimum Rear or Side Yard                 30 feet (9.1 m) 

 

17.8  EXEMPTION: OPEN SPACE USES 

 

Notwithstanding the provision of Section 4.1(a) where uses are permitted as Open Space 

Uses, and where such uses involve no buildings or structures, no development permit shall 

be required. 

 

17.9  OTHER REQUIREMENTS: CANNABIS PRODUCTION FACILITIES (RC-
Sep18/18; E-Nov 3/18) 

 
(a)  A cannabis production facility shall not exceed 5,000 square feet (464.5 square 

metres) in gross floor area. 
(b)  Where a lot containing a cannabis production facility abuts a lot 

(i)  zoned or used for residential purposes, or 
(ii)  that is used for a daycare, community centre, school, religious 

institution, public park or playground, 
 

such facility, including any building or outdoor area used as a cannabis production 
facility, shall be set back a minimum 230 feet (70 metres) from the abutting lot line. 



Appendix J 



 

 

September 23, 2022 
 
Sent via email to: kevin@kwrapprovals.com; jane@kwrapprovals.com  
 
 
 
 
 
Dear Jane Rideout, 
 
Re: Preliminary Submission of 700-acre Peggy’s Cove Lakes Eco-Tourism Retreat 
 

Thank you for your preliminary submission of the eco-tourism proposal in Peggy’s Cove area. 
The purpose of this letter is to outline the components and actions involved in order for this 
proposal to be eligible for a planning application. This letter will go into detail about aspects such 
as land use designation and zone, type of land use, access, enabling policy, and the development 
agreement planning application process.       

 
Below are the designations and zones under the respective Municipal Planning Strategies 

(MPS) and Land Use By-Laws (LUB) for the subject properties: 
 

PID Designation Zone Community Plan Area 
00601146 Resource (RSC) Mixed Resource (MR-1) Planning Districts 1 and 3 
00574905 Resource (RSC) Mixed Resource (MR-1) Planning Districts 1 and 3 
00654269 Resource (RSC) Mixed Resource (MR-1) Planning Districts 1 and 3 
00635995 Resource (RSC) Mixed Resource (MR-1) Planning Districts 1 and 3 
41267139 Resource (RSC) Mixed Resource (MR-1) Planning Districts 1 and 3 
00654053 Resource (RSC) 

Conservation (CNSRV) 
Mixed Resource (MR-1) 
Conservation (P-3) 

Planning Districts 1 and 3 
Planning District 4 

41270208 Resource (RSC) 
Conservation (CNSRV) 

Mixed Resource (MR-1) 
Conservation (P-3) 

Planning Districts 1 and 3 
Planning District 4 

00654251 Resource (RSC) 
Rural Residential A (RRA) 
Resource (RSC) 

Mixed Resource (MR-1) 
Rural Residential A-1 (RRA-1) 
Resource (RE) 

Planning Districts 1 and 3 
Planning District 4 
Planning District 4 

40488421 Rural Residential A (RRA) Rural Residential A-1 (RRA-1) Planning District 4 
40629891 Rural Residential A (RRA) Rural Residential A-1 (RRA-1) Planning District 4 
40629636 Rural Residential A (RRA) Rural Residential A-1 (RRA-1) Planning District 4 

 
Based on your preliminary submission, the description of your proposal appears to fit best into 

the definition of “commercial recreation use” and more specifically, “campground use”. The 
Planning Districts 1 and 3 LUB provides a definition for each “commercial recreation use” and 
“campground use” and permits both uses by development agreement under the same enabling 
MPS policy, RE-8. The Planning District 4 LUB only defines “commercial recreation use”; 
however, it permits commercial recreation uses, including campground uses, by development 
agreement under enabling MPS policy, RES-5.  
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Below are relevant definitions from both the Planning Districts 1 and 3 LUB and the Planning 
District 4 LUB:  
 
Land Use By-Law 
 

Term Definition 

Planning Districts 1 
and 3 

CAMGROUND means the commercial, institutional or non-profit use of land on 
which accommodations for temporary occupancy are located or 
may be placed, including tents, tourist cabins, camper trailers, 
and recreational vehicles, and which is primarily seasonal in 
operation. 
 

 COMMERCIAL 
RECREATION 
USE 

means a building or lot or part of a building or lot used solely for 
commercial recreation or sport purposes and without limiting the 
generality of the foregoing, may include animal or vehicle racing 
tracks, rifle ranges, golf courses, miniature golf courses, 
amusement parks and centres and drive-in theatres and may 
include a dwelling unit or dwelling units for maintenance or 
security personnel. 
 

 RECREATION 
USE 

means the use of land, buildings or structures for active or 
passive recreational purposes and may include indoor 
recreation facilities, sports fields, sports courts, playgrounds, 
multi-use trails, picnic areas, scenic view points and similar uses 
to the foregoing, together with the necessary accessory 
buildings and structures, but does not include commercial 
recreation uses. (RC-Jun 25/14;EOct 18/14) 
 

 RESORT USE means a comprehensive development on a single lot that 
provides tourist accommodation such as hotels, motels and 
tourist cabins, restaurant/food services, convention facilities, and 
recreation uses to the community and/or travelling public for 
gain or profit. Resorts may also include administrative facilities, 
maintenance and storage facilities, and retail uses in conjunction 
with accommodation and restaurant/food services. (RC-Feb 
26/19;E-Apr 20/19) 
 

Planning District 4 COMMERCIAL 
RECREATION 
USE 

means a building or lot or part of a building or lot used solely for 
commercial recreation or sport purposes and without limiting the 
generality of the foregoing, may include animal or vehicle racing 
tracks, rifle ranges, golf courses, miniature golf courses, 
amusement parks and centres and may include any use which 
is accessory to the foregoing. 
 

 RECREATION 
USE 

means the use of land, buildings or structures for active or 
passive recreational purposes and may include indoor 
recreation facilities, sports fields, sports courts, playgrounds, 
multi-use trails, picnic areas, scenic view points Planning District 
4 (Prospect) Land Use By-law Page 13 and similar uses to the 
foregoing, together with the necessary accessory buildings and 
structures, but does not include commercial recreation uses. 
(RC-Jun 25/14;EOct 18/14) 



Due to the variation in zones and designations, there may be some steps that have to be taken 
so that all the properties are eligible for enabling policy. These include lot consolidation and 
obtainment of access.  

 
Most of the subject properties are designated RSC under the PD 1&3 MPS, which has enabling 

policy for commercial recreation uses and campground uses by development agreement (Policy 
RE-8). PID 00654251 is partially designated RSC under Planning District 4, which has a similar 
policy that also enables commercial recreation uses, including campground uses by development 
agreement (Policy RES-5). Should the remaining Planning District 4 parcels be consolidated with 
PID 00654251, there is an opportunity to use Policy RES-5 for the entirety of those Lands, enabled 
through Implementation Policy IM-6.  

 
The two parcels that are partially designated CNSRV and zoned P-3 under Planning District 4 

will not be eligible for enabling Policy RES-5 via IM-6. In this case, the portions of these properties 
that are zoned P-3 would be permitted hiking trail use through the base zone, but not tourist 
accommodation use via Policy RES-5.  

 
Access to the subject properties appears to be the greatest factor in determining whether the 

proposal is possible. There are layered complications with accessing this type and scale of use 
over land that is at private road standard, privately owned, and under two different land use 
designations, neither of which has enabling policy for the proposed use. Big Lake Drive will have 
to be assessed to determine whether access is permitted for the proposed use and whether the 
private road is capable of accommodating additional traffic. We recommend considering 
alternative options for access from Prospect Road, such as the purchase of additional parcels 
which provide public road frontage. Should Big Lake Drive be deemed acceptable as access, note 
that the property owner of that road parcel would be required to sign the development agreement.  
 

Below are the applicable and enabling policies: 
 

Planning Districts 1 and 3 
Policy RE-8 
Notwithstanding Policies RE-2 and RE-3, within the Resource Designation, Council shall only 
consider permitting commercial recreation uses and campgrounds according to the 
development agreement provisions of the Planning Act. In considering any such development 
agreements, Council shall have regard to the following: 
(a) the potential that the proposed use has been adversely affecting nearby residential and 

community facility development and an evaluation of the effect which the operational 
characteristics of the proposal will have on the surrounding community; 

(b) evidence of identifiable characteristics which make the site particularly suitable for the 
proposed use; 

(c) the effect of the proposed use on traffic volume and the local road network, as well as traffic 
circulation in general, sighting distances and entrance to and exit from the site; 

(d) the means by which solid and liquid waste will be treated; 
(e) the control of discharge of any pesticides or herbicides, including chemical fertilizers and 

fungicides into a watercourse or waterbody; and 
(f) the provisions of Policy IM-9. 
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Policy IM-5  
Provided that the intentions of all other policies are satisfied, Council may, for the purpose of 
providing for the development of similar uses on properties which abut one another, consider 
development agreements or amendments to the land use by-law within a designation to provide 
for the development of uses which are uses permitted by the zone or by development 
agreement on the abutting property within the abutting designation, as shown on the 
Generalized Future Land Use Map (Map 1). 
 
Policy IM-9 
In considering development agreements and amendments to the land use by-law, in addition to 
all other criteria as set out in various policies of this strategy, Council shall have appropriate 
regard to the following matters:  
(a) that the proposal is in conformity with the intent of this strategy and with the requirements of 

all other municipal by-laws and regulations;  
(b) that the proposal is not premature or inappropriate by reason of:  

(i) the financial capability of the Municipality to absorb any costs relating to the 
development;  

(ii) the adequacy of on-site sewerage and water services;  
(iii) the adequacy or proximity of school, recreation or other community facilities;  
(iv) the adequacy of road networks leading or adjacent to or within the development; and  
(v) the potential for damage to destruction of designated historic buildings and sites.  

(c) that in development agreement controls are placed on the proposed development so as to 
reduce conflict with any adjacent or nearby land uses by reason of:  
(i) type of use;  
(ii) height, bulk and lot coverage of any proposed building;  
(iii) traffic generation, access to and egress from the site, and parking;  
(iv) open storage;  
(v) signs; and  
(vi) any other relevant matter of planning concern.  

(d) that the proposed site is suitable with respect to the steepness of grades, soil and geological 
conditions, locations of watercourses, marshes or bogs and susceptibility to flooding; and 

(e) any other relevant matter of planning concern.  
(f) Within any designation, where a holding zone has been established pursuant to 

“Infrastructure Charges - Policy p-79F”, Subdivision Approval shall be subject to the 
provisions of the Subdivision By-law respecting the maximum number of lots created per 
year, except in accordance with the development agreement provisions of the MGA and the 
“Infrastructure Charges” Policies of this MPS. (RC-Jul 2/02;E-Aug 17/02) 

 
Planning District 4 

 
By virtue of its large areas and natural features, the Resource Designation is an attractive area 
for recreational activities. Although some recreational activities, such as hiking trails, do not 
cause land use conflicts and, in fact, are well-suited to areas such as the Resource Designation, 
larger scale commercial operations such as golf courses, campgrounds and amusement 
parks could have significant effects upon the natural environment. The attraction of large 
number or people to such activities and the associated noise and traffic could also have a 
negative effect on the Designation. Therefore, such uses will only be permitted by development 



agreement, which will help to ensure that any commercial recreation development remains 
compatible with the area. 
 
Policy RES-5 
Notwithstanding Policy RES-2, within the Resource Designation, Council may consider 
permitting commercial recreation uses according to the development agreement provisions of 
the Planning Act and having regard to the following:  
(a) the potential impact of the proposed development on the natural environment, and in 

particular, potential effects on watercourses; 
(b) that the proposal will not adversely affect nearby residential or community facility 

development by virtue of noise, visual intrusion, traffic generation and/or littering; 
(c) the impact of the proposed use on the existing road network in terms of traffic generation 

and vehicular and pedestrian safety; 
(d) that any rifle ranges, amusement parks, vehicle or animal racing track shall not be located 

within one thousand six hundred forty (1,640) feet of the nearest residence; 
(e) the layout and design of the facility; 
(f) the general maintenance of the facility; 
(g) the location and level of treatment of any proposed sewage treatment plant; 
(h) the requirement for any applicable provincial approvals; and 
(i) the hours of operation; 
(j) the provisions of Policy IM-11. 
 
Policy IM-6 
Providing that the intentions of all other policies are satisfied, Council may, for the purpose of 
providing for the development of similar uses on properties which abut one another, consider 
the following amendments to the land use by-law, for lands which are located where any land 
use designations abut one another, as shown on Map 1 - Generalized Future Land Use: 
(a) amendments within a designation to provide for the development of uses which are 

permitted within the abutting designation by rezoning or development agreement, in 
accordance with the same conditions prescribed within that abutting designation; or 

(b) amendments within a designation to provide for the development of uses which are 
permitted within the zone on the abutting property. 

 
Policy IM-11 
In considering development agreements or amendments to the land use bylaw, in addition to all 
other criteria as set out in various policies of this Planning Strategy, Council shall have 
appropriate regard to the following matters:  
(a) that the proposal is in conformity with the intent of this strategy and with the requirements of 

all other municipal by-laws and regulations;  
(b) that the proposal is not premature or inappropriate by reason of:  

(i) the financial capability of the Municipality to absorb any costs relating to the 
development;  

(ii) the adequacy of on-site sewerage and water services;  
(iii) the adequacy or proximity of school, recreation or other community facilities;  
(iv) the adequacy of road networks leading or adjacent to or within the development; and  
(v) the potential for damage to destruction of designated historic buildings and sites.  



(c) that in development agreement controls are placed on the proposed development so as to 
reduce conflict with any adjacent or nearby land uses by reason of:  
(i) type of use;  
(ii) height, bulk and lot coverage of any proposed building;  
(iii) traffic generation, access to and egress from the site, and parking;  
(iv) open storage;  
(v) signs; and  
(vi) any other relevant matter of planning concern.  

(d) that the proposed site is suitable with respect to the steepness of grades, soil and geological 
conditions, locations of watercourses, marshes or bogs and susceptibility to flooding. 

(e) Within any designation, where a holding zone has been established pursuant to 
“Infrastructure Charges - Policy IC-6”, Subdivision Approval shall be subject to the 
provisions of the Subdivision By-law respecting the maximum number of lots created per 
year, except in accordance with the development agreement provisions of the MGA and the 
“Infrastructure Charges” Policies of this MPS. (RC-Jul 2/02;E-Aug 17/02) 

 
Policies RE-8 and RES-5 enable commercial recreation uses by Development Agreement. A 

development agreement is a form of regulatory contract between the property owner and the 
Municipality. The agreement only applies to the subject property(ies). It lists the permitted uses, 
provides detailed provisions/development controls for each land use, regulates landscaping, 
parking, access, stormwater management, etc. Through creating the development agreement 
there is the opportunity to allow a unique form of development, however all aspects of the enabling 
policy must also be met. Therefore, an application should include the entire vision for the property 
so that all aspects are considered from the outset. Any future changes to the development 
agreement after it is registered require an additional planning process. 

The development agreement planning process requires a complete application to be 
submitted. An application of this nature should include the following: 

• Project rationale, explaining the proposal and how it satisfies applicable Municipal 
Planning Strategy policy & relates to adjacent lands; 

• Detailed site plan; 
• Building drawings; 
• Traffic impact statement (TIS) 
• Legal description of property 
• On-site sewage disposal system details (if applicable) 
• Environmental assessment 
• Proposed form of servicing 

 
Within the description of the proposal, please include as much detail as possible regarding 

the size and placement of all aspects of the development. The specifics may include proposed 
uses, approximate number of tourist accommodations, bulk, height and footprint sizes of all 
proposed structures, intended number of occupants and staff, proposed trails and additional 
infrastructure etc. Please note that an application submission may evolve throughout the course 
of the planning application process, and the final site plan will be determined as part of the 
development agreement. 



On the proposed site plan, please label all proposed structures with their intended uses, label 
the proposed accesses, and specific accesses intended for emergency vehicles, if applicable. 
Structures include tourist accommodations, trails, shelters, scenic viewpoints, parking lots, septic 
fields and any other amenities. Identifying the type of structure is critical as HRM Building Services 
evaluates compliance with the National Building Codes based on the proposal. 

A statement of consent, or at least an initiation of conversation with the property owner of Big 
Lake Drive regarding granting access is highly recommended, as the access agreement is 
required as part of the development agreement. Please confirm whether the rights-of-way are 
proposed to be built to public road standard or will be designed as common shared private 
driveways. Note that HRM is unable to accept new public streets in this area of the Municipality 
at this time.  

Attached is the development agreement planning process flow chart. The process takes 
approximately 12 months but can take longer if there is missing information, technical issues, or 
the application requires more rigorous community engagement. All planning applications include 
a community engagement component and are ultimately the decision of Council. This application 
is within the jurisdiction of both North West Community Council and Halifax and West Community 
Council. The cost of the application is $5,500.00. This includes the application fee ($3,000.00) 
and the advertising deposit ($2,500.00). Where the cost of advertising is greater than the deposit, 
the applicant will be charged the balance, and where the cost is less, the applicant will be 
refunded. Should you wish to submit an application, you can email the completed application form 
(attached) along with the required application documents to Thea Langille (Principal Planner of 
Rural Policy and Planning Applications) at langilt@halifax.ca.  

If you have further questions about the planning process, the application submission 
requirements, or the enabling policy, please do not hesitate to reach out over telephone or email. 
After you have had some time to go through this information, we would be happy to have a 
meeting to discuss your application further.  

Yours truly, 

 

Claire Tusz 
Planner II 
 

Byungjun Kang 
Planner II 

Planning & Development 
Halifax Regional Municipality 
Telephone:  902.430.0645  
Email:   tuszc@halifax.ca 

Planning & Development 
Halifax Regional Municipality 
Telephone:  782.641.0856 
Email:   byungjun.kang@halifax.ca 

 
 
Attachment (1) Planning Application Flow Chart - Development Agreement 
Attachment (2) Planning Application Submission Form 
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Planning Applications Approval Process 

Development Agreement 

• Complete application received

• Preliminary review of proposal

• Public information meeting

• Detailed review of proposal

• Staff report (includes recommendation on development agreement)

• First reading at Community Council

• Public hearing at Community Council

• Decision by Community Council on development agreement

• 14 day appeal period for development agreement – NS Utility and Review Board

• Development agreement signed and registered

• Subdivision or building permit applications

Estimated time to final decision:
8 months

Estimated time is based on a typical case;

however, delays may occur at any step.
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PLANNING & DEVELOPMENT  
 

 
P L A N N I N G  A P P L I C A T I O N  F O R M  

 
Part 1: Applicant Information 
Part 2: Application Details 
Part 3: Supporting Information Requirements 
Part 4: Fees 
  

PART 1: APPLICANT INFORMATION 
 
Registered Property Owner(s):  
 
 
 
Mailing Address: 
 
E-mail Address: 

Phone: Cell: Fax: 

Applicant?*            Yes     No 

 
Consultant: 
 
 
 
Mailing Address: 
 
E-mail Address: 

Phone: Cell: Fax: 

Applicant?*            Yes     No 

*indicates who the applicant of record is and who the contact is for the municipality 
 
I certify that I am submitting this application, including all of the required supporting information, for approval with the consent 
of the owner(s) of the subject property(s).  The owner(s) has/have seen the proposal and have authorized me to act as the 
applicant for this planning application.  * My identification as the applicant means that I am the primary contact with HRM in all 
matters pertaining to this application. 
 
I understand that all studies or reports submitted in support of this application are public. Once it has been determined that 
these documents are complete in both the comprehensiveness of the data used and that the analysis methodology is in 
keeping with HRM standards, they will be available for release to the public for inspection.  Upon request by HRM, I agree to 
provide additional copies of such reports or studies or additional information as may be necessary. 
 
I understand that my planning application will be processed in an expeditious manner by the Municipality, and that the process 
will require my timely response to feedback provided. It is understood that my failure to respond in a timely manner to requests 
for additional information, studies, revisions, or questions of clarification provided by the Municipality may result in the closure 
of the planning application, and the refunding of any unused portion of submitted fees.  
 
 

 
______________________________________ 
Applicant Signature 
 

 
______________________________________ 
Application Date 
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All applications must include the written consent of all registered owners of the subject lands, contain complete 
and accurate information, and include the appropriate fees.  Incomplete applications will not be processed - 
applications cannot be processed unless all required information has been provided. 
 
 
PART 2: APPLICATION DETAILS 
 

Type of planning application: (please check all that apply) 
  Land Use By-law Map Amendment (Rezoning): ____________ Zone to ___________ Zone 
  Land Use By-law Text Amendment    
  Development Agreement  
  Substantive Development Agreement Amendment    
  Non-Substantive Development Agreement Amendment  
  Development Agreement Discharge  

 
PROJECT INFORMATION 
Attach detailed written description/letter of proposed use/development 

Existing Land Use(s)  
Existing Residential Units  Existing Commercial 

Floor Area 
 

Proposed Land Use(s)  
Proposed  Number of   
Residential Units 

 Proposed Gross 
Commercial Floor Area 

 

Gross Floor Area of Other 
Land Uses (ie. industrial, 
institutional) 

 

Number of Proposed 
Residential Units by Type 

Studio: 1-bedroom: 2+ bedrooms: 

Proposed Maximum Height 
(in floors and metres) 

 Number of Buildings 
Proposed 

 

Sanitary Service Type  Water Service Type  
Total # of Proposed Parking 
Spaces: 

Vehicle Spaces Indoor:                                  Vehicle Spaces Outdoor: 

 
PROPERTY INFORMATION & ENCUMBRANCES 
PID Civic Address Owner(s) Name 

   

   

   

   
Are there any easements, restrictive covenants or other encumbrances affecting the subject land(s)?  
 

  Yes      No 
 

If Yes, attach details (ie deeds, instruments etc) 
 
 
 
HERITAGE 
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Is this a registered Heritage Property? 
 Municipal    Provincial    Federal    No

Does this property abut a registered Heritage Property?       
 Yes  No

Are you aware if the site contains any of the following cultural/heritage resources? 
 archaeological sites or resources
 buildings, structures, and landscape features of historical significance or value
 cemeteries or known burials

If yes to any of the above, please provide details of any cultural or heritage resources in the written project 
description as required under ‘Project Information’ above 

Part 3: SUPPORTING INFORMATION REQUIREMENTS

Applicants are required to meet with staff before submitting an application. 
1. Please contact Planning & Development to arrange of meeting with a planner.
2. Staff will review your request, confirm whether or not planning policies enable you to submit an

application, and identity all supporting information requirements.
3. After receiving your application, staff will review it for completeness and advise if any further information is

required.

Information Required for ALL APPLICATIONS. 

 1 copy - a written Project/Design rationale (explain the proposal and how it satisfies applicable Municipal 
Planning Strategy policy & relates to adjacent lands)

 1 copy - Detailed Site and Floor Plans (see note 1)
 electronic versions of all information including an individual PDF, MS Word or other specified file format 

for each component of the application as well as a consolidated copy of the entire submission. 
Other Required Information 

Planning staff will advise which items from the following list are required as part of the application, depending on 
the application nature and scale.  Please consult with staff before submitting your application. The need for 
additional information or printed copies beyond the material listed here may be identified as the application 
progresses through the review process. 

 Latest survey plan (where available)
 Preliminary landscape plan (note 2)
 Design rationale (note 3)
 Building drawings (note 4)
 Application summary table (note 5)
 Context map (note 6)
 Traffic Impact Statement or Study (note 7)
 Shadow study (note 8)
 Wind impact assessment or analysis with mitigation strategy  (note 8)
 Servicing schematic, if serviced by central sanitary, storm sewer or water systems (note 9)
 Legal description of property (development agreements only)
 Aerial photograph(s)
 Preliminary stormwater management plan (note 10)
 Building / site signage plan
 Building / site lighting plan
 Material board (note 11)
 Projected population density (must include calculations in accordance with applicable land use by-law)
 On-site sewage disposal system details
 Colour perspective drawings, showing proposed development and existing development from pedestrian

perspectives
 Electronic Sketchup model of the proposal
 Groundwater assessment (Level 1 or 2 as required)
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 Heritage impact statement (where a registered heritage property is part of development site) 
 Environmental assessment (for contaminated sites) 
 Large format versions of any drawings 
 Any other information as deemed required by HRM  ______________________________________ 
 Electronic versions of required materials consolidated in PDF, MS Word or other specified file format 

 
 
DRAWING STANDARDS 
 
Plans must be prepared by the appropriate qualified professionals (i.e., engineer, architect, landscape architect, 
surveyor, etc.) who are members in good standing with their professional associations, and are to be based on the 
best available and most current mapping or aerial photos.  All plans are to be scalable, include a north arrow, scale, 
legend, and drawing/ revision dates. The type of plan (e.g. "Site Plan") must appear in a title block in the lower right 
portion of the drawing. Site plans, context plans, and landscape plans should be submitted in metric of a legible 
scale appropriate to the size of the development while imperial scaled plans shall be accepted only for building 
drawings, elevations, and floorplans 
 
 
NOTE 1 Detailed Site/Floor Plans 
 
The site plan must be at an appropriate scale and print format, and must include: 
 

• Dimensions and area of all subject lands based on the most recent surveys and legal descriptions 
• Location and names of all existing and proposed streets, registered easements, and rights-of-way, 
• A key plan, compass rose, scale, property identification (PID #, lot number, and/or civic number), and name 

of property owner, in addition to the date and version number of the plans 
• For developments involving new street construction, the same information required in the Regional 

Subdivision By-law (section 94) for Concept Plans 
• The location of any municipal service boundary on the site (if applicable) 
• Locations of surrounding curbs, sidewalks, and property lines 
• The footprint and area of proposed buildings, setbacks from all property boundaries, and the location of any 

existing buildings or structures to be retained or demolished 
• Existing and proposed grades and spot elevations at all building corners; (or a separate grading plan) 
• Driveway locations, landscaping, bike parking, and surface parking areas  
• Surface type (e.g. asphalt, gravel, sod, woodland etc.) and areas of existing vegetation to be retained 
• Proposed ground sign locations 

 
 
NOTE 2 Preliminary Landscape Plan  
 
The preliminary landscape plan must be prepared by a Landscape Architect and provide details on: 
 

• General description of type and location of hard and soft surface materials 
• Location, size and species of existing trees (for sites in Urban Service boundary) 
• Delineation of areas of existing trees to be retained 
• Description or details of proposed method(s) of tree protection 
• General description of proposed plant material (e.g. deciduous trees, coniferous shrubs, sod) graphically 

shown on the plan 
• General location and type of fencing, retaining walls and site furnishings 

 
 
NOTE 3 Design Rationale  
 
A submission prepared by the project architect  showing the consideration given to existing site conditions, 
topography, adjacent uses/buildings, creating a sense of place, unique natural features, heritage, etc. which 
resulted in the proposed site design choices. 
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NOTE 4 Building Drawings 

Building drawings must be prepared by a qualified professional and include the following details: 

• Height and number of storeys
• Location and measurements of all setbacks at grade and all stepbacks of upper floors
• Building materials and colours
• Pattern and size of windows
• Roof lines
• Angle controls (if applicable)
• View plane locations, where applicable
• Signage (if applicable)
• Elevation drawing of each building face
• Floor Plans with uses labelled, location, type & number of unit with uses labelled, dimensioned, and areas

calculated

NOTE 5 Application Summary Table 

A table indicating a summary of quantitative data for the project potentially inclusive of but not limited to the number 
of residential units broken down by their bedroom count, total commercial gross floor area, total residential gross 
floor area, total building gross floor area, property area, lot coverage, project floor area ratio, landscape open space, 
interior amenity space, vehicle parking, and bicycle parking. 

NOTE 6 Context Map 

A plan which shows the immediate context of the development site inclusive of development on adjacent lots 
labeled with the use and height (in storeys) of the buildings, names/addresses of existing or approved 
surrounding buildings, surrounding streets, registered easements, and rights-of-way, and any natural features 
such as lakes, rivers, ocean, ravines, etc.  

NOTE 7 Traffic Impact Statement/Study 

The traffic impact statement/study must be prepared and stamped by a Professional Engineer in accordance with 
the current version of HRM’s Guidelines for the Preparation of Transportation Impact Studies. These studies may 
require input from the NS Department of Transportation and Infrastructure Renewal. Copies of these requirements 
are available upon request. 

NOTE 8 Micro Climate Conditions 

• Shadow Study which evaluates the shadow impact for various times during the day on each of the following
dates:  March 21, June 21, September 21 & December 21

• Wind Assessment Study/Model and a Mitigation Strategy which predicts wind impacts and advises of
methods to reduce such impacts.
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NOTE 9 Schematics 

The Preliminary Servicing Plans must be prepared by a Professional Engineer in accordance with the Regional 
Subdivision By-law, Municipal Design Guidelines, and Streets By-law and must contain at a minimum: 

The level of detail shown on servicing schematics must be relative to the scale of the development.  The above 
represents minimum standards acceptable for typical planning applications. Any requested variances from the 
requirements of the Municipal Design Guidelines or Streets By-law must be identified and explained. 

NOTE 10 Preliminary Stormwater Management Plan/Drainage Plan 

These plans must be prepared and stamped by a Professional Engineer in accordance with the Municipal Service 
Systems Design Guidelines, any applicable provincial requirements, and HRM's Regional Subdivision By-law. 

NOTE 11 Material Board 

A board 11x17 in size including samples (or, where impractical, pictures of materials) of all proposed building 
materials as well as glazing inclusive of colour and tint. 

For Development not requiring street construction: 
• Lot layout and building footprint
• Preliminary lot grading showing

grading/drainage directions (general intent)
• Driveway location(s) including dimensions as

per the Streets By-law
• Sewer lateral locations including size
• Water lateral locations including size
• Existing trunk services that will service the

property
• Preliminary sanitary flow calculations
• Preliminary storm flow calculations (pre and

post development)

For Development requiring street construction: 
• Proposed street and lot layout
• Proposed central services size and location

& direction of flow (water, sanitary and
storm)

• Proposed forcemain and pumping station
locations (if required)

• Existing trunk services that will service the
project

• Existing street network abutting the project
• Preliminary lot grading showing

grading/drainage directions (general intent)
• Preliminary sanitary flow calculations
• Preliminary storm flow calculations (pre and

post development)
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PART 4: FEES 

Fee Description Application Fee Advertising 
Deposit* 

Total Application Cost 
Submission 

Land Use By-law Amendment $3,000 $2,000 $5,000 
Land Use By-law Amendment along with a 
Development Agreement 

$4,000 $2,500 $6,500 

Development Agreement $3,000 $2,500 $5,500 
Discharge of a Development Agreement (in 
whole or in part) 

$500 N/A $500 

Amendments to Development Agreements 
unless all the amendments are listed as 
non-substantive in the development 
agreement 

$4,000 $2,500 $6,500 

Amendments to Development Agreements 
where all the amendments are listed as 
Non-Substantive 

$3,000 $2,000 $5,000 

*Where advertising costs differ from the deposit, the balance will be charged or refunded to the applicant.

All fees are to be made payable to Halifax Regional Municipality. 

Please submit your application by email to: PlanningApps@halifax.ca
or to the following location 

By Mail: Planning & Development 
PO Box 1749 
Halifax, NS B3J 3A5 

By Courier / In 
Person: 

HRM Customer Service Centre 
5251 Duke Street 
3rd Floor Duke Tower
Suite 300
tel: (902) 490-4472 



From: Tusz, Claire
To: jane@kwrapprovals.com
Cc: Langille, Thea; Kang, Byungjun
Subject: RE: [External Email] RE: KWR Eco Tourism Inquiry - Peggy"s Cove Area - HRM Response Letter
Date: September 27, 2022 1:26:50 PM
Attachments: image001.png

Hi Jane,
 
At this point and based on what we know about the properties and the policies available, a DA
appears to be the only tool needed – provided that access is not an issue. A plan amendment could
be required to change the access designation if no other solutions are possible.
 
I have Cc’d my colleagues in case they have anything to add or in case I missed something.
 
Claire
 
CLAIRE TUSZ
PLANNER II  |  RURAL POLICY AND PLANNING APPLICATIONS
PLANNING AND DEVELOPMENT
 

HΛLIFΛX
PO BOX 1749
HALIFAX NS B3J 3A5
T. 902.430.0645
F. 902.490.4645
halifax.ca
 

 
The Halifax Regional Municipality is located in Mi’kma’ki, the ancestral and traditional lands of the
Mi’kmaq people. The municipality acknowledges the Peace and Friendship Treaties signed in this
Territory and recognizes that we are all Treaty People.
 
 
This communication may contain privileged or confidential information and is intended for the
addressee(s) only. Any copying, distribution, or other use or disclosure of the information in this
communication by person(s) other than the addressee is prohibited. If you have received this
communication in error, please notify the sender and delete or destroy all copies of this communication,
including from your deleted items folder.
 
 

From: jane@kwrapprovals.com <jane@kwrapprovals.com> 
Sent: Tuesday, September 27, 2022 1:01 PM
To: Tusz, Claire <tuszc@halifax.ca>
Subject: [External Email] RE: KWR Eco Tourism Inquiry - Peggy's Cove Area - HRM Response Letter
 
[This email has been received from an external person or system]
 
Hi Claire,
 

mailto:tuszc@halifax.ca
mailto:jane@kwrapprovals.com
mailto:langilt@halifax.ca
mailto:Byungjun.Kang@halifax.ca
http://www.halifax.ca/



I had a quick follow-up question. Based on your report, if the necessary lots were consolidated,
would we only have to apply for a Development Agreement? As opposed to a full SSPA?
 
Thank you,
Jane
 

From: Tusz, Claire <tuszc@halifax.ca> 
Sent: September 23, 2022 2:07 PM
To: jane@kwrapprovals.com
Cc: Kevin W. Riles <kevin@kwrapprovals.com>; Langille, Thea <langilt@halifax.ca>; Kang, Byungjun
<Byungjun.Kang@halifax.ca>
Subject: KWR Eco Tourism Inquiry - Peggy's Cove Area - HRM Response Letter
 
Good afternoon Jane,
 
Please see the attached letter in response to your inquiry about an Eco Tourism Development in the
Peggy’s Cove area. After you have had some time to review the letter, please do not hesitate to
reach out to myself or Byungjun with any questions.
 
Kind regards,
Claire
 
CLAIRE TUSZ
PLANNER II  |  RURAL POLICY AND PLANNING APPLICATIONS
PLANNING AND DEVELOPMENT
 

HΛLIFΛX
PO BOX 1749
HALIFAX NS B3J 3A5
T. 902.430.0645
F. 902.490.4645
halifax.ca
 

 
The Halifax Regional Municipality is located in Mi’kma’ki, the ancestral and traditional lands of the
Mi’kmaq people. The municipality acknowledges the Peace and Friendship Treaties signed in this
Territory and recognizes that we are all Treaty People.
 
 
This communication may contain privileged or confidential information and is intended for the
addressee(s) only. Any copying, distribution, or other use or disclosure of the information in this
communication by person(s) other than the addressee is prohibited. If you have received this
communication in error, please notify the sender and delete or destroy all copies of this communication,
including from your deleted items folder.
 

mailto:tuszc@halifax.ca
mailto:jane@kwrapprovals.com
mailto:kevin@kwrapprovals.com
mailto:langilt@halifax.ca
mailto:Byungjun.Kang@halifax.ca
http://www.halifax.ca/

	Big Lake DA Submission July 2023.pdf
	Appendices Consolidated (RED).pdf
	Appendix A
	Appendix A1_ Parcel and LRIS information
	Hoop Pole Lake PID 1 (out)
	Hoop Pole Lake PID 1
	Hoop Pole Lake PID 2 (out)
	Hoop Pole Lake PID 2
	Hoop Pole Lake PID 3 (out)
	Hoop Pole Lake PID 3
	Hoop Pole Lake PID 4 (out)
	Hoop Pole Lake PID 4
	Hoop Pole Lake PID 5 (out)
	Hoop Pole Lake PID 5
	Hoop Pole Lake PID 6 (out)
	Hoop Pole Lake PID 6
	Hoop Pole Lake PID 7 (out)
	Hoop Pole Lake PID 7
	Hoop Pole Lake PID 8 (out)
	Hoop Pole Lake PID 8
	Hoop Pole Lake PID 9 (out)
	Hoop Pole Lake PID 9
	Hoop Pole Lake PID 10 (out)
	Hoop Pole Lake PID 10
	Hoop Pole Lake PID 11 (out)
	Hoop Pole Lake PID 11
	Binder11.pdf
	Hoop Pole POL list of parcels.pdf


	Appendix B
	Appendix B_Big Lake Concept Plan (UPDATE) - COMPLETE (1)
	Appendix B_Big Lake Concept Plan (UPDATE) - COMPLETE (2)
	Appendix B_Phase Plan Big Lake Concept Plan (UPDATED JJ 14JUN23) - COMPLETE update
	Appendix C
	Appendix C_Community House Renderings
	KA_Renderbild 2_ Südost_230704.pdf
	Community House Renderings.pdf
	Community House Renderings.pdf
	KA_Renderbild 1_West_230703 (002).pdf
	KA_Renderbild 3_Nordwest_230703 (002).pdf
	KA_Renderbild 4_Nordost_230703 (002).pdf



	Appendix D
	Appendix D_Information on THOWs
	Appendix D1_Tiny Home Design (German).pdf
	Appendix B1_Waste and Water Servicing Design.pdf
	Cinderella Toilet 1
	Cinderella Toilet 2
	Cinderella Toilet 3
	Cinderella Toilet 4
	Cinderella Toilet 5
	Cinderella Toilet 6
	Showerloop 1
	Showerloop 2


	Appendix E
	Appendix E_ McCallum Wetland and Watercourses
	220924 Bellevue Peggys Cove Environmental Memo.pdf
	220924 Bellevue WL model and constraints memo
	220913_BellevueLands_Modeling
	220913_BellevueLands_DesktopReview


	Appendix F
	Appendix F_Big Lake Eco-Tourism Retreat Traffic Impact Statement
	Appendix G
	Appendix H
	Appendix H_Drone Imagery
	2022-08-06 08.58.45
	2022-08-20 11.11.33
	20220724_123949
	DJI_0042
	DJI_0060
	DJI_0077

	Appendix I
	Appendix I_MPS and LUB Excerpts
	Pages from planningdistrict4-lub-eff-23feb03-case24239-toclinked.pdf
	Pages from planningdistricts1and3-mps-eff-22sep15-caserp16-16-toclinked_0.pdf
	Pages from planningdistricts1and3-lub-eff-22nov16-case22257-toclinked.pdf

	Appendix J
	Appendix J_HRM Response
	KWR Eco Tourism Inquiry - HRM Response Letter
	3.00 DA
	Planning Application Form - fillable



	Registered Property Owners: 
	Mailing Address: 
	Email Address: 
	Phone: 
	Cell: 
	Fax: 
	Applicant Yes No: 
	undefined: Off
	undefined_2: Off
	Consultant: 
	Mailing Address_2: 
	Email Address_2: 
	Phone_2: 
	Cell_2: 
	Fax_2: 
	Applicant Yes No_2: 
	undefined_3: Off
	undefined_4: Off
	Application Date: 
	All applications must include the written consent of all registered owners of the subject lands contain complete: 
	Type of planning application please check all that apply: 
	Zone to: 
	Land Use Bylaw Map Amendment Rezoning: Off
	Land Use Bylaw Text Amendment: Off
	Development Agreement: Off
	Substantive Development Agreement Amendment: Off
	NonSubstantive Development Agreement Amendment: Off
	Development Agreement Discharge: Off
	Existing Land Uses: 
	Existing Residential Units: 
	Existing Commercial Floor Area: 
	Proposed Land Uses: 
	Proposed  Number of Residential Units: 
	Proposed Gross Commercial Floor Area: 
	Gross Floor Area of Other Land Uses ie industrial institutional: 
	1bedroom: 
	StudioProposed Maximum Height in floors and metres: 
	2 bedroomsNumber of Buildings Proposed: 
	StudioSanitary Service Type: 
	2 bedroomsWater Service Type: 
	Vehicle Spaces Indoor: 
	Vehicle Spaces Outdoor: 
	PIDRow1: 
	PIDRow2: 
	PIDRow3: 
	PIDRow4: 
	Are there any easements restrictive covenants or other encumbrances affecting the subject lands: Off
	Text1: 
	Text2: 
	Text3: 
	Text4: 
	Text5: 
	Text6: 
	Text7: 
	Text8: 
	Text9: 
	Text10: 
	Municipal: Off
	Provincial: Off
	Federal: Off
	No_2: Off
	Does this property abut a registered Heritage Property: Off
	archaeological sites or resources: Off
	buildings structures and landscape features of historical significance or value: Off
	cemeteries or known burials: Off
	1 copy a written ProjectDesign rationale explain the proposal and how it satisfies applicable Municipal: Off
	1 copy Detailed Site and Floor Plans see note 1: Off
	electronic versions of all information consolidated in PDF MS Word or other specified file format: Off
	Latest survey plan where available: Off
	Preliminary landscape plan note 2: Off
	Design rationale note 3: Off
	Building drawings note 4: Off
	Application summary table note 5: Off
	Context map note 6: Off
	Traffic Impact Statement or Study note 7: Off
	Shadow study note 8: Off
	Wind impact assessment or analysis with mitigation strategy note 8: Off
	Servicing schematic if serviced by central sanitary storm sewer or water systems note 9: Off
	Legal description of property development agreements only: Off
	Aerial photographs: Off
	Preliminary stormwater management plan note 10: Off
	Building  site signage plan: Off
	Building  site lighting plan: Off
	Material board note 11: Off
	Projected population density must include calculations in accordance with applicable land use bylaw: Off
	Onsite sewage disposal system details: Off
	Colour perspective drawings showing proposed development and existing development from pedestrian: Off
	Electronic Sketchup model of the proposal: Off
	Groundwater assessment Level 1 or 2 as required: Off
	Heritage impact statement where a registered heritage property is part of development site: Off
	Environmental assessment for contaminated sites: Off
	Large format versions of any drawings: Off
	Any other information as deemed required by HRM: Off
	Electronic versions of required materials consolidated in PDF MS Word or other specified file format: Off


