
 

 

This document was created using best practices in document accessibility. Should you need 
assistance reading or understanding this document, call 902-543-8181 or email info@modl.ca. 

A Public Hearing is scheduled to begin at 8:30 a.m. regarding proposed amendments to the 
Municipal Planning Strategy and Land Use By-law. 

Municipal Council Meeting Agenda 
Tuesday, March 11, 2025 – 9:00 a.m. 
MODL Council Chambers – 10 Allée Champlain Drive, Cookville 
 
 
1. Call to Order 

1.1 Mi’kma’ki Territorial Acknowledgement 

2. Announcements, Acknowledgements, Recognition 

2.1 Proclamation – World Kidney Day ................................................................................... 1 

3. Public Input (15 Minutes) 

4. Changes/Approval of Agenda (as circulated) 

5. Approval of Minutes  -  Special Council February 27, 2025 

6. Business Arising from Minutes   

7. Awarding of Tenders/RFPs 

7.1 Award of RFP 2024-004 General Insurance MJSB ........................................................ 2-4 
7.2 Award of RFP 2024-05-404 E-Permit System  ............................................................... 5-7 

8. Presentations/Scheduled Times 
8.1 Kidney Foundation, Marlene Dorey .......................................................... 10:15 a.m. 8-13 

9. Consideration of Correspondence - Nil 

10. Recommendations from Committees & Boards 
10.1 Finance Committee 14 
10.1.1 Investing in Canada Infrastructure Program (ICIP) Reallocation of Grants Funds ... 15-16 
10.1.2 Gender Based Violence Epidemic 

10.2 Nominating Committee 
10.2.1 Councillor Appointment to Lunenburg County Anti-Racism and Anti-Discrimination  
 Advisory Committee 
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10.3 Lunenburg County Accessibility Advisory Committee (LCAAC) and  
Lunenburg County Anti-Racism and Anti-Discrimination Advisory Committee 
(LCARDAC) 

10.3.1 Member at Large Appointment to LCAAC ................................................................ 17-24 
10.3.2 Member at Large Appointment to LCARDAC............................................................ 17-24 

11. Staff Reports 
11.1 Finance Department 
11.1.1 Draft Municipal Operating and Capital Budget UPDATE.......................................... 25-65 
11.1.2 Expanded Public Input 
11.1.3 Council Deliberations & Direction 
 
11.2 Planning & Development Department 
11.2.1 Second Reading re Proposed Amendments to Municipal Planning Strategy  

& Land Use By-law re Cluster Developments ......................................................... 66-147 
11.2.2 Levy Private Road Maintenance Charge – Herman’s Point Homeowners Assoc . 148-175 
 
12. Mayor’s/Deputy Mayor’s/Councillors’ Matters 
12.1 MJSB Update 
12.2 Region 6 Update (Councillor DeLong) 
12.3 Deputy Mayor’s Update 
12.4 Mayor’s Update 

13. Added Items 

14. In Camera 

14.1 Contract Negotiations under Section 22(2)(e) of the MGA  

15. Adjournment 



ProclamaƟon 
World Kidney Day 

Whereas, each day one in ten Canadians learn that their kidneys have failed, and this number is 
on the rise with 45% of new kidney paƟents under the age of 65. Their survival will depend on 
dialysis treatments or a kidney transplant. In 2023 kidney disease was the 10th leading cause of 
death in Canada. 

Whereas, the Kidney FoundaƟon of Canada is the only naƟonal health charity serving the needs 
of people living with kidney disease through funding research, educaƟonal and emoƟonal 
support programs, promotes access to high quality health care, and, acƟvely promoƟng 
awareness of and commitment to kidney health and organ donaƟon. 

Whereas, March 13, 2025, is World Kidney Day. The Kidney FoundaƟon, AtlanƟc Branch aims to 
raise awareness of the importance of our kidneys to our overall health and to reduce the 
frequency and impact of kidney disease and its associated health problems. 

Therefore, I, Elspeth McLean-Wile, Mayor of the Municipality of the District of Lunenburg, 
do hereby proclaim March 13, 2025 be World Kidney Day. 

March 11, 2025 

_____________________________ 
Mayor Elspeth McLean-Wile 
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The Municipality of the District of Lunenburg 
Request for Decision 

Report to: Council 

Submitted by:  Elana Wentzell & Alex Dumaresq 

Date: March 11, 2025 

Re: Award of General Insurance MJSB RFP 2024-04 

Recommendation 
It is recommended that Municipal Council approve the award of the Insurance MJSB RFP 2024-
004 to Arthur J Gallagher Canada effective April 1, 2025 with the exception of the Cyber 
Insurance Policy which will remain with BFL Risk and Insurance Services Inc. 

Executive summary 
In December of 2024, MODL participated in a joint RFP for General Insurance led by the MJSB. 
It has been 5 years since the partner units have jointly sought a proposal for insurance 
coverage.  With all partners experiencing increased costs, and the expiration of the current 
contract with contract BFL Canada, it was determined that it was time to again test the market 
to find sufficient insurance coverage that would provide the best value.  Although it was a joint 
RFP, each partner unit will award its own contract.  

The RFP closed in January 2025 with three submissions - BFL Canada and Arthur J Gallagher 
Canada and Marsh Canada.   Sigma Risk Management Incorporated was hired to evaluate the 
proposals and scored the Insurance Program portion of the evaluation.  That was worth 20 
points.   The remainder of the evaluation criteria included 5 points for Executive Summary 
highlighting key areas of expertise, 15 points for Qualifications, 15 points for References, 10 
points for Service Approach, and 30 points for Pricing.  Staff from each unit evaluated the 
individual proposals and the IT Director evaluated the Cyber proposals for all units.  

MODL’s current insurance policies expire in October, however, staff recommend awarding the 
new contract effective April 1 to align with the fiscal year.   

7.1
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The Averaged scoring results and pricing for MODL are as follows: 

MODL General Insurance 
Max 

Points 
BFL CANADA Risk and 
Insurance Services Inc 

Marsh 
Canada 
Limited 

Arthur J. 
Gallagher 
Canada 

A - Technical Response 70 60 56.5 63 
A-1 - Executive Summary 5 4.5 3 4.5 
A-2 - Qualifications 15 11.5 11.5 13.5 
A-3 - References 15 15 10 15 
A-4 - Insurance Program 
and Conformance 

20 
18.5 19 19 

A-5 - Service Approach 15 10.5 13 11 
B - Pricing 30 21.6 30 27.2 

Total Points 100 83.1 87 92.2 
Pricing $654,546 $533,119 $587,498 

 (BFL 2024-25 $768,187) 
Cyber Insurance ($2M/occurrence) 

 (BFL 2024-25 $30,238) $32,500 No bid No Bid 

All proposals were well done and all have good insurance programs.  Arthur J Gallagher is 
recommended by the NSFM and has many municipal clients in Nova Scotia.  In 2019, MODL 
switched from Arthur J Gallagher to BFL Canada which had the lowest cost at the time and 
seemed like it would provide the best value to MODL.   We have and a very good experience 
with BFL Canada, however with our experience of increasing insurance costs, the pricing 
differential cannot be ignored.    

Arthur J Gallagher & Marsh did not bid on cyber insurance; thus it is recommended that policy 
renews with BFL.     

Budget implications 
A change in insurance companies would have a minimal effect on the 2025-26 budget as staff 
has anticipated there will be some budget savings.  There are penalties for changing companies 
in the middle of a contract period of 10% but the cost savings will offset that.  

There is no requirement to give advance notice to our current insurer, however, a new 
proponent would need approximately two weeks to ensure coverage is in place. 
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Alternatives 
As per Policy 033 Purchasing & Tendering, Council must award any contracts over $25,000. 
The current insurance contract can be cancelled at any time. Premiums already paid would 
be prorated and returned. 

Conclusion 
As per Policy 033 Purchasing & Tendering, staff recommend Council award the General 
Insurance RFP to Arthur J Callagher Canada Ltd. based on providing the best value to the 
Municipality as the highest scoring proponent and that the Cyber Insurance Policy remain with 
BFL as the only proponent who quoted on this policy.  

Report Preparation 
Department Finance 

Report Prepared by Elana Wentzell & Alex Dumaresq 

Report Approved by 

Date Reviewed by C.A.O. 
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Municipality of the District of Lunenburg 
Request for Decision 

Report to: Council 

Submitted by:  Jeff Merrill, LPP, MCIP, Director of Planning & Development Services 

Date:  March 11, 2025 

Re: Award of RFP 2024-05-404 E-Permit System 

Recommendation 
The evaluation committee recommends that Council award the request for proposals 2024-
05-404 E-Permit System to Camino by Clariti in the amount of $71,900 plus HST.

Background 
The Municipality of the District of Lunenburg (MODL), along with its regional inspection services 
partners—the Town of Bridgewater (TOB), the Town of Lunenburg (TOL), and the Region of 
Queens Municipality (RQM) are looking to implement a cloud-based e-permit system.   

The objectives of the system are to: 
 Implement a user-friendly, cloud-based e-permit system;
 Improve the efficiency of permit processing and management;
 Enhance transparency and communication between the office and applicants; and
 Provide robust reporting and data analytics capabilities.

MODL, on behalf of its regional inspection services partners, issued a request for proposals for a 
cloud-based e-permit system.  The e-permit system would be used by regional inspection 
services for: 

 Building permitting;
 Fire inspection service; and
 Administration of dangerous & unsightly property program; and minimum standards by-

law enforcement.

7.2
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The system will also include permit services that are handled by the Planning departments of 
the 4 municipalities, being:  

 Municipal subdivision approval processing
 Development permitting including
 Variance applications
 Site Plan Approval
 Development Agreements
 Amendment applications
 Heritage property approvals
 Booking non-permit inspections (i.e. civic addressing and power connections)

The implementation of the system will standardize the permitting processes across the four 
municipalities. 

Discussion 
MODL issued an RFP for a regional e-permit system.  Three proposals were received.  An 
evaluation team comprised of staff from all four municipalities as well as the IT Services of the 
Municipal Joint Services Board reviewed the proposals and attended live product 
demonstrations of each of the proposed systems. 

Proponent names, scoring and quotes are described in the table below: 

Average Cost Proposal 

Proponent 
Technical 

Score Price 
Price 
Score 

Total 
Score 

Overall 
Rank 

Camino by Clariti 60.2 $71,900 15 75.2 1 
PSD Citywide 55 $110,050 9.8 64.8 2 
Cloudpermit 52.4 $139,198 7.7 60.1 3 

Note: prices exclude HST. 

The e-permit system will have an annual support and maintenance cost.  PSD Citywide had the 
lowest annual support and maintenance at $34,950; followed by Camino by Clariti at $43,140 
and Cloudpermit at $115,398. 

Proponent Annual 
Maintenance 

Camino by Clariti  $  43,140.00 
PSD Citywide  $  34,950.00 
Cloudpermit  $ 115,398.00 

Cloudpermit’s interface is clean and functions well.  Cloudpermit has the fastest timeline to 
implement.  However, it has the least ability to customize and automate tasks.  The PSD 
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Citywide team had the most experience and qualifications of the submissions.  However, the 
ability to create customized workflow automations is limited.  Camino by Clariti provides the 
highest ability to customize and automate tasks.  It has the simplest user interface for external 
users.  Applications are question based versus form-based applications.  The system provides a 
custom application guide for each applicant which is how we currently handle in-person 
applications. 

Camino by Clariti received the highest technical score of 60.2 followed by PSD Citywide with a 
score of 55 and Cloudpermit with a score of 52.4. 

Camino by Clariti had the lowest implementation price being $71,900 and therefore received 
the full 15 points for price.  PSD Citywide has the second lowest price at $110,050 and received 
a price score of 9.8, followed by Cloudpermit at $139,198 with 7.7 price score. 

Camino by Clariti received the highest total score at 75.2; PSD Citywide received the second 
highest score at 64.8; and Cloudpermit ranked third overall with a total score of 60.1. 

Budget Implications 
The project is in MODL’s capital budget with funding from MODL, grants and its regional 
partners.  The project has a budget allocation of $150,000.  Although MODL will incur change 
over costs from over existing software there is enough in the budget to support the 
implementation and data migration within budget. 

Conclusion 
The system will streamline the permit application, review, and approval processes, enhance 
efficiency and increase transparency for applicants.   

The evaluation committee reached a consensus that the Camino by Clariti e-permit system 
provides the best value to the four municipalities.  The Evaluation Committee is recommending 
that the RFP 2024-05-404 E-Permit System be awarded to Camino by Clariti who received the 
highest overall score as well as had the lowest implementation cost.  

Report Preparation 
Department Planning & Development Services 

Report Prepared by Jeff Merrill, Director 

Report Approved by 

Date Reviewed by C.A.O. 
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Kidney Foundation of Canada – Atlantic Branch 
MODL Council Presentation

Presented By: Kim Hickman, Atlantic Board Member
Marlene Dorey, Major Gifts Officer

Date: March 11, 2025
1

Who are we?
For 60 years, The Kidney Foundation of Canada has been the voice for kidney patients. 
The Foundation stands behind all those affected by kidney disease. By championing 
systemic changes in the healthcare system and increasing public awareness of kidney 
health and organ donation, we are alleviating the burden of kidney disease.

Vision
The Kidney Foundation of Canada is committed to achieving excellent kidney health,
optimal quality of life, and a cure for kidney disease.

Mission
The Kidney Foundation of Canada is the national volunteer organization committed to
eliminating the burden of kidney.

3/5/2025 2
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Recent Stats

3

1 in 10 Canadians 
are affected by 
Kidney Disease

The leading cause 
of kidney disease 

is diabetes 

46% of new 
patients are under 

the age of 65

Over 6000+ Nova 
Scotians are living 

with Kidney 
Disease

50+ people on the 
transplant list

What We Do - Programs and Services

PEER SUPPORT 

SHORT-TERM 
FINANCIAL ASSISTANCE
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What We Do - Programs and Services

KIDNEY HEALTH 
RESOURCES

UNIT PARTNER 
OUTREACH

What We Do -Programs and Services

MENTAL HEALTH 101 
Virtual Library

KIDNEY COMMUNITY 
KITCHEN
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CAMP LOTS-A-WATA

7

FARM TO TABLE EVENT

8

Join us for an unforgettable evening at The Farm at 
South Cove on Thursday, September 18th, as we 
celebrate the third annual Farm to Table Dinner. This 
major fundraising event supports the Kidney 
Foundation’s dedication to kidney health and 
enhancing the lives of Nova Scotians living with 
chronic kidney disease. 

This evening promises not only a delectable dining 
experience but also the chance to support a vital 
cause, helping the Kidney Foundation improve kidney 
health and care for those affected by chronic kidney 
disease.
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ADVOCACY

3/5/2025 10

ADVOCACY

CKD ANNUAL COST: $40 BILLION DOLLARS
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3/5/2025 11

ADVOCACY

1. ENHANCING ACCESS TO EARLY KIDNEY
DISEASE DETECTION AND TREATMENT

2. IMPROVING DATA COLLECTION AND 
MONITORING

3. INCREASING FUNDING FOR KIDNEY
DISEASE RESEARCH:

3/5/2025 12
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Memorandum 

To: Mayor Elspeth McLean-Wile, and Councillors 

From: Chairperson & Members of the Finance Committee 

Date: March 4, 2025 

Re: Recommendations of the Finance Committee 
________________________________________________________________________________ 

The Finance Committee, in session on Tuesday, March 4, 2025, made the following 
recommendation(s) to Council: 

1. That Municipal Council endorse the reallocation of ICIP funding of $7,139,297 from the
cancelled Active Transportation Multi-Use Pathway Project to the Osprey Village Sidewalk
Project ($1,814,204) and the Cookville Wastewater Treatment Plant Expansion Project
($5,325,093).

2. That Municipal Council, in light of the 8th femicide in our province since October, and the
2nd  in Lunenburg County since the New Year, send a letter to the province to support
calls from the gender-based violence sector for epidemic-level investment and support.

Respectfully submitted, 

Chairperson and Members 
Finance Committee 
/jgp 

10.1
March 11, 2025
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Municipality of the District of Lunenburg 

Request for Decision 

Report To:  Finance Committee  

Submitted By:  Alex Dumaresq, Deputy CAO  

Date:  March 4, 2025 

Re:  ICIP –Reallocation of Grant Funds 

Recommended Motion: 

“that Municipal Council endorse the reallocation of ICIP funding of $7,139,297 from the 
Active Transportation Multi-Use Pathway Project to the Osprey Village Sidewalk Project 
($1,814,204 ) and the Cookville Wastewater Treatment Plant Expansion Project ($5,325,093).” 

Background 

In 2020, MODL made application to the Investing in Canada Infrastructure Program — Climate 
Change Mitigation Sub Stream for the design and construction of an Active Transportation (AT) 
pathway to link Osprey Village to Bridgewater along Trunk 10.  MODL’s application was 
successful and $7,139,297 was awarded to the municipality.  Following the design component 
of the project, it became evident that the AT route was going to exceed MODL’s financial 
resources for the project and notice was sent to the Province on November 8, 2024 that Council 
made the decision to cancel the project.  Staff has worked with our provincial partners to 
propose a reallocation of the ICIP funds into two other important projects for the municipality. 

Discussion 

Osprey Village is experiencing significant residential growth, and enhancements to the 
infrastructure within this area has proven to be a strategic investment for the municipality.  
Sidewalks along Nathan Cirillo Road and Pine Grove Road would greatly enhance the safe and 

8.1.1 
March 4, 2025Copy

10.1.1
March 11, 2025
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efficient movement of pedestrians within Osprey Village, which is becoming more important as 
the area continues to grow. This Osprey Village Sidewalk Project is listed in the 2025/26 Capital 
Budget for design work ($250,000) and in 2026/27 for construction ($4,750,000).  The 
completed project will result in sidewalks; stormwater infrastructure; watercourse crossing; 
traffic lights and pedestrian crossings; as well as beautification elements. The reallocation of 
the grant funds must adhere to the ICIP stacking rule of a maximum of 40% federal funding and 
33.33% provincial funding for any one project.  The reallocated funding will result in a total 
estimated municipal cost of the Osprey Village Sidewalk Project of $1,044,823.   

The second project of significant importance to the municipality is the Cookville Wastewater 
Treatment Plant Expansion. This expansion is an essential investment in our community in 
terms of both service and growth, and without it the municipality will be unable to meet the 
residential housing demands for Osprey Village. Despite having a number of funding programs 
contributing to the expansion project, the municipal contribution required for this $24 million 
project is creating financial strain.  To alleviate this strain and to ensure the success of the 
expansion project, the remaining ICIP funding of $5,325,093 is recommended for allocation to 
the Cookville WWTP expansion project. 

Recommendation 

Staff recommends that Council approve the recommended motion so that the necessary 
administrative processes can occur at the municipal and provincial levels.   

Report Preparation 

Department 

Report Prepared by Amy Wamboldt 

Report Approved by Alex Dumaresq 

Date Reviewed by C.A.O. 

Copy
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Lunenburg County Anti-Racism and Anti-Discrimination Advisory Committee 
(ARADAC) 
Lunenburg County Accessibility Advisory Committee (LCAAC) 

March 5, 2025 

Municipal Councils of: 
Town of Mahone Bay 
Town of Bridgewater 
Town of Lunenburg 
Municipality of the District of Chester 
Municipality of the District of Lunenburg 

RE: Appointment of Lunenburg County Anti-Racism and Anti-Discrimination Advisory Committee 
and Lunenburg County Accessibility Advisory Committee Community Members 

Dear Members of Council, 

The Lunenburg County Anti-Racism and Anti-Discrimination Advisory Committee (ARADAC) 
requires appointments to fill all six community member positions.  

The Lunenburg County Accessibility Advisory Committee (LCAAC) currently has two vacancies for 
community members. 

On March 5, 2025, the meeting of the Mayors and Wardens of the five Lunenburg County 
municipalities (or their designates) reviewed the applications received from the public call for 
volunteers and makes the following recommendation to the five Municipal Councils in 
Lunenburg County: 

Lunenburg County Anti-Racism and Andi-Discrimination Advisory Committee: 
1. To appoint Astrid Seidel and Darlene Higgins to the Lunenburg County Anti-Racism

and Anti-Discrimination Advisory Committee for three-year terms.
2. To appoint Vernon Simms and Caleb Paul Wheeldon to the Lunenburg County Anti-

Racism and Anti-Discrimination Advisory Committee for a two-year term.
3. To appoint Violet Cai and Meagan MacDonald to the Lunenburg County Anti-Racism

and Anti-Discrimination Advisory Committee for a one-year term.

They also make the recommendation that councils direct staff to update the ARADAC Terms 
of Reference in order to appoint a non-voting member. 

10.3.1 & 10.3.2
March 11, 2026
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Lunenburg County Accessibility Advisory Committee: 
1. To appoint Lora Church to the Lunenburg County Accessibility Advisory Committee for a

three-year term ending September 30, 2027, and to appoint Amy Chrysler to the
Lunenburg County Accessibility Advisory Committee for a term ending December 31,
2026.

With regards, 

Gem Roberts, Regional Anti-Racism and Diversity Coordinator 

Ellen Johnson, Regional Accessibility Coordinator 
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Terms of Reference 

The Lunenburg County Anti-Racism & Anti-Discrimination 

Committee 

Municipality of Chester 

Municipality of the District of Lunenburg 

Town of Lunenburg 

Town of Bridgewater 

Town of Mahone Bay 

- Approved March 28, 2023
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Section 1 - Purpose 

The Lunenburg County Anti-Racism & Anti-Discrimination Advisory Committee (ARADAC) is established to advise 

the respective administrations and elected bodies of the Town of Lunenburg, Municipality of the District of 

Lunenburg, Municipality of Chester, Town of Bridgewater and Town of Mahone Bay to advance, strengthen, 

support, and unify the five municipal units in adopting and implementing Anti-Racism and Anti-Discrimination 

initiatives throughout the Region. 

The ARADAC works with partners and communities to help lead and support anti-racism and anti-discrimination 

initiatives and promote equity, diversity and inclusion initiatives. They would work to identify and address 

systemic racism and inequity in government policy, legislation, programs and services.  

Section 2 - Authority 

The ARADAC shall be appointed by each Council upon recommendation of Mayors and Wardens by application 

process via the Regional Coordinator and advise the Councils, the Coordinator and Chief Administrative Officers 

(CAOs) for each respective organization.  

The ARADAC is an advisory body and is an opportunity to provide valuable perspectives and recommendations 

for consideration of each respective Council.  The ARADRC is supported by a Regional Coordinator who will 

directly report to the CAO (or designate) of the host unit and will also be responsible to the CAOs (or designate) 

of each of the five (5) Councils when working for each municipal unit.  

ARADAC may submit proposed amendments or updates to the Terms of Reference to the Regional Coordinator 

for consideration by the five (5) Councils.   

The ARADAC may be dissolved by way of resolution of majority of participating Councils. 

Section 3 - Responsibilities 

The ARADAC is responsible to: 

 Provide ongoing advice, education, information and recommendations to the five Municipal Councils

and staff on internal and external projects, initiatives, or policy via the Regional Coordinator.

 Develop and recommend to municipalities a regional action plan which will provide regional-level

guidance and coordinated approaches and strategies on actions to be taken by the municipalities.

 Support the Regional Coordinator for Anti-Racism and Anti-Discrimination initiatives.

 Develop and propose an annual budget to the Regional Coordinator, to be reviewed and proposed to

the five (5) Municipal Councils for consideration.

 Provide advice, when requested, on projects and policies undertaken by municipalities including

municipal plans, development, human resource policies and other projects.
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 Remain apprised and connected to new municipal, provincial and federal directives, regulations and

initiatives that impact or intersect with Anti-Racism and Anti-Discrimination or funding opportunities.

 Collaborate with the Lunenburg County Accessibility Advisory Committee and Regional Accessibility

Coordinator.

 Liaise with community members through regular engagement, maintain transparency, and provide a

framework and platform for reporting back to the community.

 Collaborate and build relationships with community members and organizations that address Anti-

Racism and Anti-Discrimination through events, programming, training and other forms of support.

 The Regional Coordinator may speak on behalf of the ARADAC and provide updates to respective

councils. During the first year of the initiative, the Committee shall report to Councils once per quarter

and thereafter, at least twice per year.

Municipalities are responsible to: 

 Recruit and retain a Regional Coordinator.

 Adopt a cost-sharing model to assign budgetary commitments to each participating organization based

on proposed budget from the Regional Coordinator.

 Identify and prioritize requests and recommendations and provide timelines for implementation, where

applicable.

 Support and invest in the work of the ARADAC through staff and political participation.

 Consider and potentially implement recommendations from the ARADAC.

 Contribute ongoing budget and resources to the work of the ARADRC, as described in this Terms of

Reference.

 Upon annual budget approval via municipalities, each CAO (or designate) will work with the Regional

Coordinator to identify projects that will need to be reviewed or require input from the ARADRC.
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Section 4 - Membership 

The ARADAC should reflect the diversity of the region, where possible, having first voice and diverse 

representation from youth, elders, Indigenous Mi’kmaq, African Nova Scotian, members of 2SLGBTQ+ 

community as well as Immigrants and Newcomers and others on the ARADRC.  

With an emphasis on anti-racism and diversity, it must include authentic strategic engagement – through public 

channels and known networks physically and digitally, via media, emails, engagements and social media and 

displayed on municipal websites. 

The appointment process will consist of an intake document/questionnaire, to assess for alignment with the 

work. 

The ARADAC will consist of up to thirteen (13) voting members. 

 Five (5) Political Representation through appointment of one councillor from each municipality or

community. Council/Commission appointments shall be for two-(2) year terms.

 Councils shall appoint each of six (6) community representatives’ members, with a priority on members

who live, work or are connected to the region. The appointments shall be made as follows:

o Two (2) members to a three- (3) year term;

o Two (2) members to a two-(2) year term; and

o Two members to a one- (1) year term.

 Once a member has completed their term, all new terms will be for three (3) years.  If a community

member vacates the Committee for any reason at any time before that member’s term would normally

expire, the Councils shall promptly appoint a new member to the Committee to hold office for the

unexpired term.

 If a Council/Commission member vacates the Committee for any reason at any time before that

Council/Commission member’s term would normally expire, the Council/Commission that the member

represents shall promptly appoint a new member for the remainder of the term.

 The Committee will be supported by the Regional Anti-Racism & Diversity Coordinator and the Regional

Staff Accessibility Coordinator (Non-Voting)

 Two positions (voting) will also be designated for representation from Acadia and Sipekne'katik First

Nation, and an invitation shall be extended to each Nation to appoint a member.

Applications will be received by the Regional Coordinator. The Regional Coordinator may request and hold 

interviews, after which they submit recommendations for committee members to Mayors and Wardens, or their 

designate, for Council consideration and appointment.  

Membership to conduct annual check-in and review of status, capacity and intent to continue into the following 

year. This is to ensure there is enough lead time to recruit and promote for the seat to be filled. 
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ARADAC Chair 

The Committee will be chaired by one municipal councillor from one of the municipalities. Vice Chairs will be 

appointed through vote of the ARADAC at the inaugural meeting. The Chair will facilitate the meetings with 

support from the Regional Coordinator, who will organize logistics, take minutes and support agenda 

development. 

Membership Changes 

 Members may resign at any time by giving written notice to the ARADRC Chair and the Regional

Coordinator.

 Missing three consecutive meetings a year without prior discussion and approval from the ARADRC

Chair is deemed equivalent to a resignation.

 Membership may be terminated by the ARADAC Chair for violating the terms of reference, if

recommended by the Committee.

 Meetings will be held at a frequency that is necessary to conduct the business of the ARADAC

(approximately once per month) until such time as the ARADAC is dissolved. A meeting schedule will be

discussed by the Committee at the first meeting and subsequent meetings will be confirmed at each

meeting. Advance notice will be provided as soon as possible. In addition to regular meetings, additional

means of communication, such as email or phone calls will be necessary to conduct the business of the

Committee.

Section 5   Committee Procedures 

 Committee meetings will be called by the Chair, as required, to fulfill the duties outlined.

 Subject to Section 22 of the Municipal Government Act, meetings of the committee are open to the

public and advertised no less than one week in advance.

 A majority of the appointed voting members of the Committee constitutes a quorum.

 Subject to the principles set out in the Municipal Conflict of Interest Act, all committee members

present including the person presiding shall vote on a question.

 The Committee may receive presentations from the public upon the approval of the Chair.

 The Committee may establish Working Groups to explore specific issues related to their workplan

and/or other responsibilities.  Members of a Working Group may consist of additional members of the

community.  A member of the ARADAC shall chair Working Groups. The Committee will be supported by

municipal staff and consulting resources as required.

Membership Remuneration 

Recognizing that this is a first voice, lived experience committee membership, Members will be 

compensated, in accordance with the approved budgeted amount.  

Policy Review 
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 These Terms of Reference will be reviewed by each of the five (5) Councils and the Commissions at least

every four years from the effective/amended date.
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Draft Operating Budget
Update 2025/26

Council Meeting
March 11, 2025

11.1.1
March 11, 2025
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Administration Department
Draft Operating Budget 2025/26

Update

Agenda Page 26 of 175



Municipality of the District of Lunenburg

Administration Department Update

• Reduce Council Approved Contingency to $40,000
($40,000 budget reduction)

• $52,100 is allocated towards Council professional 
development within the Council expense budget

• Staggering attendance to a conference (e.g. 
spring NSFM) on a 4-year cycle:
 Only 3 council members attend a year
 $14,000 savings

Municipality of the District of Lunenburg

CONTINGENCY USE
$      30,290 2019-20
$      68,581 2020-21
$      19,730 2021-22
$      12,626 2022-23
$      32,275 2023-24 
$      14,544 2024-25 
$      29,674 Average
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Municipality of the District of Lunenburg

Administration Department Update

• RCMP Policing Contract Options – future Council Meeting
o Still no cost information available

• Additional position supporting communications
o Remove additional position
o Proceed with operational changes to staff duties
o Enhance the communications project budget to allow for more freelance 

work
o Net savings - $40,000

Municipality of the District of Lunenburg
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Engineering & Public Works  
Draft Operating Budget 2025/26

Update
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Municipality of the District of Lunenburg

Engineering & Public Works/Finance/Economic Development

• CES Building – lease value
• Annual Revenue (rent & operating costs)        $178,100  
• Expenditures (operating costs) $84,000
• Net Annual Profit $84,600

• Lease Terms 
• 2.5% annual rent increase 
• Existing Contract expires March 2029

Municipality of the District of Lunenburg
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Municipality of the District of Lunenburg

Engineering & Public Works 
Municipal Roads 

• WHISPER WOOD DRIVE
• SUNSET CRESCENT
• JESSIE LANE
• WHITLEY DRIVE
• JENNY DRIVE
• DAMARA DRIVE
• WHITE AVENUE 
• HAROLD WHYNOT ROAD
• CRAIG CHANDLER DRIVE
• TOMA DRIVE
• JIPPIE AVENUE
• BILLIE LANE 
• SCHOONER DRIVE
• CLIPPER DRIVE
• BUENA VISTA DR

Municipality of the District of Lunenburg

• ASPEN CRT
• COOK LANE
• HOMESTEAD ESTATES
• OCEANSTONE DR
• DRIFTWOOD CRT
• CHAMPLAIN DRIVE/ PETITE EVAN 
• SUMMER RD
• NEW BILLIE LANE LOOP
• NATHAN CIRILLO ROAD
• CONCORDIA DRIVE
• ORCHARD POINT
• SOLEIL CRESCENT
• DAYBREAK CRESCENT
• SARA LANE
• NICK DRIVE
• ADAM RIDGE LANE 

• MELDRUM AVE

• Municipal roads are maintained to a 
high standard

• Staff do not recommend capital 
investment for further improvements 

• Residents can cost share if paving is 
desired (as per policy)
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Municipality of the District of Lunenburg

Engineering & Public Works

Recommended Budget Addition:

Hebbville Wastewater Treatment Plant – Sewer Capacity Review $18,000

• This is to determine the most appropriate route to transport the wastewater from 
Hebbville to the Town’s Treatment Plant and evaluate the capacity of wastewater 
for existing and future developments that the Town can receive and treat from the 
Hebbville wastewater collection system

Municipality of the District of Lunenburg
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Planning & Development Services
Draft Operating Budget 2025/26

Update
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Municipality of the District of Lunenburg

• Additional Private Road Maintenance Charge Area & Budget Adjustments
• Herman’s Point Homeowners’ Association ($7,900 revenue; $7,500 expense)
• Remove Plamu Road and final adjustments to Private Roads Budget ($4,100 net increase to 

revenue) 

• Tancook Island Tree Planting – No additional funds needed (Increase in staff time)

• Update LCCAP Plan (in-house)
• $10,000 engagement
• Future Council meeting to discuss re-instatement of Committee.
• Staff time estimated at 8-12 months (other projects would need to be deferred)

• Housing Strategy – in house option – potential cost savings $40,000 
• Additional Staff time required 

Planning & Development Services
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Municipality of the District of Lunenburg

Impact of more funds for Clean Energy? 

Financial Services Impact:

Every $500,000 in loans = 25 loans that require set 
up, maintenance and monthly monitoring by Finance 
Staff.  

Payback – 15 years – take $500,000 out of reserves 
now and payback $33,333/year

Staff time required for 25 additional loans = 1 hour 
per month (not including loan set up, and year end 
loan reconciliation).  

Planning & Development Services

Resource Capacity:

Confirmed with Clean Foundation that they have the 
capacity to manage the extra workload with their 
existing resources.
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Municipality of the District of Lunenburg

Planning & Development Services
• LCCAP Projects - $25,900

• Break down of total budget:

• Tree Planting Program - $12,000; 

• Education on the impact on Climate Change - $2,500; 

• Youth Engagement - $1,000; 

• Projects recommended to defer to a future fiscal year

• EV education and promotion - $1,000; 

• Waste Management Awareness - $3,000; 

• Community Climate Capacity Program - $500; 

• MODL environmental and resilience champion award - $1,900; 

• Let it Grow May - $3,700; 

• Community Pledges - $300.
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Economic Development 
Draft Operating Budget 2025/26

Update
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Municipality of the District of Lunenburg

Economic Development

• Osprey Village Marketing Plan – success/outcomes
• Please refer to the attached update of Economic Development initiatives

Municipality of the District of Lunenburg
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Recreation, Parks & Tourism 
Draft Operating Budget 2025/26

Update
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Municipality of the District of Lunenburg

Recreation, Parks & Tourism

• Marketing Levy – to be discussed at a Future Council Meeting

• AT paved shoulders/AT infrastructure – future Council meeting – Plan to bring 
updated AT Plan to Council with the goal to have it approved/adopted by 
Council.

• LaHave Sunset Park – removal of unsafe trees and planting of replacement 
trees.  Will include in operating budget.   Budget estimate addition $5,000.

Municipality of the District of Lunenburg
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Financial Services
Draft Operating Budget 2025/26

Update
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Municipality of the District of Lunenburg

Financial Services

• Miscellaneous revenue – $183,100
• Renamed on financial statement: 

• Other Revenue (MGA development fees, tax sale surplus, verbal tax information, sundry)

Includes:
• MGA development fees $50,000 (mandatory transfer to reserves in transfer section)
• Expired Tax Sale surplus $62,300 (mandatory transfer to reserves in transfer section)
• Interest on School Lands in Trust $1,000 (paid to schools under Sundry Expenditure)
• Fees for verbal tax information $65,000
• Interest on road paving loans $500
• Federal Wharves waste collection fees $4,000
• 3rd party printing fees  $300 

Municipality of the District of Lunenburg

Agenda Page 42 of 175



Municipality of the District of Lunenburg

Draft Operating Budget Reserve Transfer Summary  

Municipality of the District of Lunenburg
Financial Services

Transfers to Reserves from Operating Revenues – Mandatory 
• Interest on specific reserves $75K
• Expired Tax Sale Surplus Funds $62K 
• Open Space (MGA) from development revenue $50K

• These transfers come from revenue collected 
• They are transferred to reserves per legislative requirements 
• Net effect $0
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Municipality of the District of Lunenburg

Draft Operating Budget Reserve Transfer Summary  

Municipality of the District of Lunenburg
Financial Services

Transfers from Reserves to Support Operating Expenditures – Net Effect $0
• $50,000 for hospital donation
• Up to $521K for Water financing program
• $30,000 Housing Market Data Study 

• Approved by Council Nov 26/24  
• Project to be completed in 2025-26 Budget year
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Municipality of the District of Lunenburg

Draft Operating Budget Reserve Transfer Summary  

Municipality of the District of Lunenburg
Financial Services

Transfers from Reserves to Support Operating Expenditures – Net Effect $0
• $350,000 Canada Community Building Fund (CCBF) for paving partnerships 

with the Province to pave J-Class roads 
• $500,000 PACE Program 
• $9,200 Plotter 
• $90,000 (now $50,000) Housing Strategy 
• $2M Community HUB fit-up  (lease agreement)
• $82,300 Canada Community Building Fund for Trail Groups 
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Municipality of the District of Lunenburg

Draft Operating Budget Reserve Transfer Summary  

Municipality of the District of Lunenburg
Financial Services

Transfers to Reserves from Operating Revenues – Optional 
• $50,000 for 2028 election (expenditure smoothing)
• $100,000 future Regional Fire Training Facility
• $25,000 Municipal Roads Reserve 
• $60,000 Open Space Strategy (Council policy)
• $175,000 for Municipal Sewer Reserve
• $2.5M Depreciation & Future Capital
• $165,000 LCLC Capital Reserve 

• A decrease in these transfers would increase Operating Surplus but would also 
impact the funding of future capital (affordability)
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Municipality of the District of Lunenburg

Draft Operating Budget First Round Reduction Options  

Municipality of the District of Lunenburg
Financial Services

Amount

(31,700)Staff Training, Travel & Conferences (Dept Standardization)

(13,000)Administration:   Representative market research 

(16,900)Enhanced Municipal Matters 

(50,000)  Engineering & Public Works:  CES Reserve Transfer

(5,000)Waste Cleanup Ads (MJSB now does this)

(12,000)Economic Development:  Legal Costs

(10,000)Regional Economic Development Platform Evaluation  

(20,000)Recreation & Tourism:   Town of Lunenburg Grant  

(5,000)AT Programming & Promotions

(4,000)Financial Services:   Staff Ergonomics

(75,000)LCLC Budget Adjustment

Amount

(5,000)Planning & Development:  Regional Bldg Service Branding

LCCAP Projects (Reduce Project List)

(1,000)EV Education & Promotion

(3,000)Waste Management Awareness  

(500)Community Climate Capacity Grant                                      

(1,900)MODL Environnemental & Resilience Champion Award

(4,000)Let it Grow May ($3,700) & Community Pledges ($300) 

(14,000)Sustainability Student 

30,000Housing Market Data Study carry-over (Council approved Nov 
26/24)

(30,000)Reserve Transfer for Housing Market Data Study

(272,000)TOTAL Reductions

34,0002025-26 Draft Budget deficit ($238,000) + reductions = 
Budget Surplus
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Municipality of the District of Lunenburg

Draft Operating Budget Change Options   

Municipality of the District of Lunenburg
Financial Services

Amount

Possible Changes based on Feb 25 & 27 Meetings

40,000Housing Strategy  - utilize Grad student instead of consultant

(40,000)Reserves Transfer reduction (Housing Strategy)

(40,000)Council Contingency Reduction

(14,000)Stagger Council Conference attendance

5,000Sunset Park Tree assessment & re-planting budget required

10,000LCCAP Committee reinstatement budget required

(39,000)Total possible changes based on February Meetings

Amount

New Information – recommended changes

(40,000)Admin Dept - remove added position – enhance projects budget

(2,500)CES Building 2.5% rent increase ($100,734 to $103,254)

(2,300)Regional Building Service Revenue ($282,700 to $285,000)

(4,100)Road Assoc adjustments (net revenue increase)

18,000Hebbville Sewer Capacity review

(30,900)Changes based on New Information

$  34,000Draft Budget Surplus from Previous Slide

39,000Add February Meeting changes

30,900Add New Information changes

$103,9002025-26 Draft Budget Revised Surplus 
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Draft Capital Budget 2025/26
Update

An update based on discussions from the 
March 4 & 6 Council Meetings 
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget Update
Administration

Municipality of the District of Lunenburg

Community Solar Garden Interest during Construction & Land 
Purchase

• Project will be discussed further when results of power 
purchase agreement application are known 
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget Update
Engineering & Public Works

Municipality of the District of Lunenburg

J Class Roads - $700,000 2024/25 budget

• includes carryover for the Point Road $334,200 completed in 
June 2024

• Additional budget in 2024/25 not spent

• 2025/26 Budget $350,000
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget Update 
Financial Services/Planning & Development Services

Municipality of the District of Lunenburg

EV vehicles cost vs benefit  

• Staff are working on this and will bring to Council at a future 
date.
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget Update 
Economic Development Services

Municipality of the District of Lunenburg

Osprey Village Enhancement Plan   

• 2024/25 project ($75,000 approved budget) 

• requires a carry-over of $ 15,000 to complete project
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget Update 
Recreation, Parks & Tourism

Municipality of the District of Lunenburg

Art on the Trail

• In 2025/26 Council will discuss whether to create an Art & 
Culture Policy for public art installations 

• Art project installations currently budgeted for 2025/26 will 
proceed 
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget Update
Recreation, Parks & Tourism

Municipality of the District of Lunenburg

Park Upgrades: 
• $300,000/year in Years 2 to 5 available (Park Accessibility & Standards placeholders)

• Molega Lake, Oxner’s Beach, Sherbrooke Lake & Pinegrove to be discussed after 
park criteria is presented. 

• Add these parks to the capital budget as line items under the Park 
Audit/Standards placeholder  

• Mush-a-Mush public consultation – currently placed in Year 2.

• Sawpit Park – implications of doing entire project in one fiscal year (i.e. 2026/27).  
This may delay some other projects.   

Staff have budgeted based on capacity – some items on the 2025-26 list may have to be 
delayed if new items are added.
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget Update
Recreation, Parks & Tourism

Municipality of the District of Lunenburg

Recreation Tourism & Events Vehicle

• Required for mobile VIC

• Statistics from Tourism pop-up events will be shared with Council at a 
later date

• Can be used by Recreation Department when equipment needs to be 
moved

• Can be shared with other Departments in the off-season  
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget Update
Recreation, Parks & Tourism

Municipality of the District of Lunenburg

Hillside Cemetery Monument

• Information will be verified by the South Shore Genealogical Society

• Families will be contacted to gauge interest
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Municipality of the District of Lunenburg

2025/26 Draft Capital Budget 

Municipality of the District of Lunenburg

Questions?
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The Value of Recent Advertising Initiatives 

The recent advertising efforts undertaken by the Municipality’s Economic Development 
department have played an important role in fostering awareness, engagement, and long-
term economic growth. These campaigns have provided immediate visibility and laid the 
foundation for sustained benefits that extend beyond their initial run. 
 

Osprey Village Awareness Campaign 

This campaign successfully established brand recognition for Osprey Village, positioning it 
as a growing commercial and residential hub. By educating residents on its location and 
offerings, the campaign helped: 

� Drive local engagement by highlighting existing businesses, services, and 
developments. 

� Strengthen the area’s identity by unifying different references to the location 
(Osprey Village, Exit 12, Cookville). 

� Encourage investment and expansion, reinforcing the Municipality’s reputation as 
a business-friendly environment. 
 

Interactive Business Directory Campaign 

Designed to support local commerce, this campaign promoted the Region’s Interactive 
Business Directory, emphasizing its role in strengthening the local economy. Key 
outcomes included: 

� Increased awareness of available in-market products and services, fostering a 
stronger "Shop Local" culture. 

� Encouragement for business owners to update or create listings, improving 
directory accuracy and engagement. 

� A direct benefit to small businesses through increased visibility, helping them 
attract more customers. 
 

Shop Smart, Shop Local Campaign 

This initiative, which ran around the holiday shopping season, reinforced the importance of 
supporting small businesses, which are the backbone of the local economy. The 
campaign: 

� Encouraged residents to make conscious choices that benefit the local 
economy. 

� Highlighted the role of small businesses as major employers and key 
contributors to community vibrancy. 

� Set the stage for a continuous push toward local economic sustainability, 
demonstrating the value of recurring promotional efforts. 
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Community Hub Awareness Campaign 

This campaign introduced a significant new development within Osprey Village—one that 
offers shared space for collaboration, business growth, and community activities. By 
highlighting available facilities such as a café, commercial kitchen, boardrooms, and 
flexible community space, the campaign: 

� Created awareness and excitement about the Hub’s potential. 

� Positioned the development as a catalyst for entrepreneurship and community 
engagement. 

� Encouraged businesses and organizations to explore new opportunities for 
innovation and collaboration. 
 

The Broader Impact 

While these campaigns provided immediate visibility and engagement, their longer-
term benefits include: 

� Sustained economic growth through increased business activity and investment. 

� Improved consumer awareness, making it easier for residents to find and support 
local businesses. 

� Reinforcement of the Municipality’s role as a proactive economic driver, 
enhancing its reputation as a place that supports growth and community 
development. 
 

These advertising efforts serve as a strategic investment in the Municipality’s future, 
ensuring that local businesses thrive, new developments gain traction, and residents stay 
informed about the opportunities within their community. 

 

Key Campaign Performance Metrics: 
 
The advertising efforts undertaken by the Economic Development department have 
significantly increased visibility and engagement for the Municipality’s key initiatives. The 
data clearly illustrates the impact of targeted digital advertising, with strong website traffic 
growth and high engagement across multiple campaigns. 
 

Website Analytics 

� Dramatic Growth in Website Traffic – Website sessions surged from 539 in 
September 2024 to 13,000 in October 2024 following the launch of paid 
campaigns. 

� Sustained Interest – Despite a seasonal dip, February 2025 still saw 5,400 
sessions, more than ten times the levels recorded in pre-advertising months. 
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� Advertising as a Key Driver – A remarkable 79% of website traffic from 
October 2024 to February 2025 was attributed to paid ads on Facebook and Google. 

 

District of Lunenburg – Campaign Data 

Prior to October 2024: 
 Total Sessions Active Users New Users 
June 2024 135 111 N/A 
July 2024 351 278 271 
August 2024 464 336 319 
September 2024 539 400 382 

October 2024 Onwards  
 Total Sessions Active Users New Users 
October 2024 13,000 11,000 11,000 
November 2024 7,400 6,400 6000 
December 2024 4,600 3,900 3,600 
January 2025 2,300 1,900 1,800 
February 2025 5,400 4,300 4,100 

 

The district scaped back the campaign in December and January and started to pick up 
again in February. 
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Advertising Performance 

The Municipality ran multiple campaigns across Facebook and Google Ads to promote 
Osprey Village, the Interactive Business Directory, the Shop Local initiative, and the 
Community Hub. 

October 2024 – Osprey Village Campaign 

• Facebook Ads: 8,429 link clicks, 177,248 impressions, and 8,770 engagements. 

• Google Ads: 300 link clicks and 13,640 impressions. 

• Impact: Established initial awareness and strong online engagement. 
 

November 2024 – Osprey Village & Business Directory Campaign 

• Facebook Ads: 5,733 link clicks, 431,921 impressions, and 6,298 engagements. 

• Google Ads: 663 link clicks and 29,420 impressions. 

• Impact: Expanded focus to promote local businesses through the Interactive 
Business Directory. 
 

December 2024 – Osprey Village & Holiday Shop Local 

• Facebook Ads: 3,786 link clicks, 75,780 impressions, and 4,060 engagements. 

• Google Ads: 606 link clicks and 26,200 impressions. 

• Impact: Encouraged holiday shopping at local businesses. 
 

January 2025 – Business Directory & Shop Local 

• Facebook Ads: 1,415 link clicks, 330,635 impressions, and 1,513 engagements. 

• Google Ads: 61 link clicks and 3,260 impressions. 

• Impact: Despite a mid-month campaign pause, the continued promotion reinforced 
support for local businesses. 
 

February 2025 – Community Hub Campaign 

• Facebook Ads: 2,463 link clicks, 220,223 impressions, and 2,837 engagements. 

• Google Ads: 2,810 link clicks and 354,000 impressions. 

• Impact: Successfully introduced the new Community Hub development and its 
available opportunities. 
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Business input 

We reached out to all the operators in Osprey Village asking if they have seen value I the 
Marketing efforts that were conducted. 

12  Operators said Yes 

3  Operators said No 

4  Operators we have not made contact with as of yet. 

 

Overall Takeaways 

� The campaigns significantly increased awareness and engagement for key 
municipal initiatives. 

� Website traffic grew exponentially, reinforcing the effectiveness of digital 
marketing in driving interest. 

� The Shop Local and Business Directory promotions helped support small 
businesses by directing residents to local service providers. 

� The Community Hub campaign sparked interest in a major new development. 
 

These results validate the importance of ongoing promotional efforts in shaping economic 
growth, supporting local businesses, and strengthening the Municipality’s brand as a hub for 
commerce and community development. 
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Sample ADs 
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The Municipality of the District of Lunenburg 
Request for Decision 

Report To:  Mayor and Municipal Council 

Submitted By:  Ella R. Gindi, Planner II 

Date:  March 11, 2025 

Re:  Cluster Development Regulations – Second Reading 

Recommendation 
If Council wishes to conduct Second Reading for the cluster development regulations, staff 
recommends the following motions: 

Motion 

1. “that Municipal Council amend the Municipal Planning Strategy and conduct Second
Reading to adopt the amendments to include new sections containing the regulations
related to cluster development found in Appendix A and B, as presented at the March 11,
2025, Public Hearing”.

2. “that Municipal Council conduct Second Reading to adopt the amendments to the
Municipal-Wide Land Use Bylaw to include new sections containing the regulations
related to cluster development found in Appendix A and B as presented at the March 11,
2025, Public Hearing.”

Background 
Cluster developments are residential developments where multiple detached or multi-unit 
dwellings are built on the same property. The goal of the proposed cluster development 
regulations is to ensure new developments align with appropriate standards based on size, 
layout, and location. The proposed amendments to these regulations can be found in 
Appendices A and B. 

11.2.1
March 11, 2025
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Staff began drafting the regulations following public engagement in July 2023. Throughout the 
process, revisions were made in consultation with residents, the Planning Advisory Committee, 
and legal experts. Key considerations included the development agreement approval process, 
criteria for defining cluster developments, and specific development standards. 

The proposed regulations passed First Reading on July 30, 2024. As per Section 246(4) of the 
Municipal Government Act, First Reading temporarily put the regulations into effect for 150 
days. However, this period expired before final approval, rendering the regulations inactive as 
of December 27, 2024. 

To address this, the proposed amendments were reintroduced on January 28, 2025, when 
Council passed First Reading to amend the Municipal Planning Strategy and Land Use Bylaw to 
formally include cluster development regulations. Council then directed staff to hold a public 
information session and a public hearing. 

The public information session took place on March 3, 2025, where staff gave a brief 
presentation on the proposed amendments and provided an opportunity for public questions 
and feedback. Most feedback provided at the Public Information Session and written 
submissions were in favour of the amendment with some concerns raised regarding density 
and the grandfathering clause (full list of the written correspondence is attached). 

 A Public hearing occurred on March 11, 2025. During the hearing members of the public had 
the opportunity to provide feedback regarding the proposed amendment. As the public hearing 
marks the final stage of the planning process, the process is now complete. Council may now 
consider adopting the proposed amendments based on staff analysis and public input. 

Next Steps 
If Council deems it advisable to adopt the amendments to the Municipal Planning Strategy and 
Land Use By-law, which include the new regulations related to cluster development as outlined 
in Appendices A and B, Council will proceed with Second Reading. Following approval, the 
amended documents will be forwarded to the Department of Municipal Affairs for review. 

Once the Department confirms that the documents do not conflict with any provincial interests, 
a Notice of Approval will be published in the local newspaper to inform the public of the 
adoption. The date the Public Notice appears in the newspaper will serve as the effective date 
for the adoption of the documents. 
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Appendix A – Land Use By-law Amendment Content 
Within Section 2. Definitions, a definition for cluster development is added after 
‘Building Footprint’.  

Cluster Development means six (6) or more Dwelling Units contained in two or more 
Dwellings on a single Lot that is partly or entirely un-serviced by municipal water and 
sewer, including new phases or units in a phased-development condominium with six 
(6) or more Dwelling Units overall. A Recreational Vehicle Parking Site is not considered
a Cluster Development.

A new section after 4.12 Sensitive Coastal Ecosystems is added called 4.13 Cluster 
Developments. This section directs Cluster Development applications to be approved by 
development agreement and directs applicants to the Municipal Planning Strategy.  

4.13 Cluster Developments 

Cluster Developments are permitted in all areas of the Municipality, except in cases 
where more stringent policies apply in Secondary Plan Areas. No development permit 
will be issued for any Cluster Development except in accordance with a development 
agreement approved under the policies in the Municipal Planning Strategy, including, 
but not limited to those in Sections 5 and 6. 

Appendix B – Municipal Planning Strategy Content 
New sections are added after Section 5. Municipal-Wide Land Use Policies called 5.1 Cluster 
Developments, 5.2 Cluster Developments by Development Agreement, and 5.3 Non-
Conforming Allowances for Phased and Bare Land Condominiums. These sections outline 
policies directly related to Cluster Development.  

5.1 Cluster Developments 

Cluster developments are a type of residential development where several detached 
and/or multiple-unit dwellings are located on the same property. In response to 
concerns over the absence of development standards for this kind of development, 
Council has introduced a process by which cluster development proposals to develop 
or expand projects, including through new or additional phases, are able to be 
approved through a development agreement process. The following general policies 
apply to this kind of development: 
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5.1.1 Council will review cluster development regulations every five years and 
update them in accordance with best practices for development regulations. 

5.1.2 Council will permit cluster developments in all areas of the Municipality unless 
stricter policies are contained in a Secondary Planning Strategy or associated 
Land Use By-law. 

Conservation design development is a style of cluster development designed to 
conserve open space in rural areas and protect environmental features. The basic 
principle of the design is to locate homes on the portion of the site best suited for 
development while retaining the remainder of the site as open space. While 
conservation design is not being directly evaluated as part of the development 
agreement process, Council wishes to promote conservation design as one possible 
way of meeting environmental and servicing standards. 

5.1.3 It will be a policy of Council to promote and encourage conservation design 
style cluster development. 

5.2 Cluster Developments by Development Agreement 

The evaluative criteria of the development agreement process provides Council the 
flexibility to uphold development standards that are appropriate to the size, 
configuration, and location of the proposed development. 

5.2.1 Council will consider cluster development applications through the 
development agreement process. 

5.3 Non-Conforming Allowances for Phased and Bare Land Condominiums 

A non-conforming use, sometimes called a grandfathered use, is a status given to a land 
use that pre-dates a regulation to allow its continuation under certain restrictions. 
Considering that work may have already begun on unregistered phased-development 
and bare land condominium units, relying on their unregulated status before the 
enactment of these planning documents, a future date has been designated for 
grandfathering. This non-conforming status allows a reasonable period for completing 
the necessary work to register units that were underway when the notice of intent to 
adopt these planning documents was published. 

5.3.1 As outlined in the Municipal-Wide Land Use By-law section on Non- 
Conforming Uses, it will be a policy of Council that, for cluster developments 
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being developed as bare land condominiums or phased land condominiums, 
all units that have been accepted for registration by the Registrar of 
Condominiums as evidenced by their being registered at the appropriate Land 
Registration office established under the Land Registration Act by December 
31, 2025, will be recognized by Council as non-conforming. 

Section 6. Implementation is added under Section 5.11 Coastal Wetland Protection Policies. The 
section details the Development Agreement process. 

6. Implementation

6.1 Development Agreements

A development agreement is a binding legal agreement between the Municipality 
and a property owner that can address specific details regarding the design and use 
of a proposed development.  

6.1.1 Council will consider entering into a new development agreement where 
such an agreement is enabled by policies elsewhere in this Plan. Where 
Council approves a development agreement, the development agreement 
will: 

(a) Specify the development, expansion, alteration, or change permitted;

(b) Specify the conditions under which the development may occur; and

(c) Set terms by which Council may amend or by which Council or the
Chief Administrative Officer may terminate and discharge the
agreement.

6.1.2 Council will not approve or amend a development agreement unless 
Council is satisfied the proposed agreement is consistent with the enabling 
policy and the general criteria set out in Policy 6.3. 

6.2 Content of a Development Agreement 

6.2.1 Council may specify conditions in the Development Agreement to meet the 
enabling and general criteria outlined in Policy 6.3. These conditions may 
include but are not limited to controls regarding: 

(a) Adequacy of street networks, site access, and emergency evacuation;
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(b) Adequacy of services such as water and sewer;

(c) Access of emergency vehicles;

(d) Stormwater management;

(e) Grading and erosion control;

(f) The phasing of a development;

(g) Time limits for the initiation and/or completion of development;

(h) Availability of a safe water supply;

(i) The suitability of the site in relation to environmental impact; and

(j) All other matters enabled in Section 227 of the Municipal
Government Act.

6.3 General Evaluation Criteria of a Development Agreement 

6.3.1 Council will not approve a development agreement unless Council is 
satisfied the proposal: 

(a) Is consistent with the intent of this Municipal Planning Strategy;

(b) Does not conflict with any Municipal or Provincial programs, bylaws,
or regulations in effect in the Municipality;

(c) Is not premature or inappropriate due to:

(i) Impacts on existing drinking water supplies, both private and
public;

(ii) The adequacy of central water and sewage services or, where
such services are not available, the suitability of the site to
accommodate on-site water and sewage services;

(iii) The creation of excessive traffic hazards or congestion on road,
cycling, and pedestrian networks within, adjacent to, or leading
to the proposal;

(iv) The adequacy of fire protection services and equipment;

(v) Impacts on known habitat for species at risk;
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(vi) The potential to create flooding or serious drainage issues,
including within the proposal site and in nearby areas; and

(vii) The suitability of the site in terms of grades, soil and geological
conditions, the location of watercourses and wetlands, and
proximity to utility rights-of-way.

6.4 Specific Evaluation Criteria of a Development Agreement 

6.4.1 Council may require, in addition to any other required information, any or 
all the following information, prepared by an appropriate qualified 
professional at the applicant’s cost, and at a level sufficiently detailed to 
determine whether the criteria for adopting a development agreement 
have been met. 

(a) A detailed plot plan showing features such as, but not limited to:

(i) The layout of the site and associated wastewater systems in
accordance with Nova Scotia Environment’s on-site sewage
technical guidelines;

(ii) Location and dimensions of existing and proposed road, bicycle,
and pedestrian networks;

(iii) The location of dedicated green space, including open space
and amenities;

(b) A hydrogeological assessment in accordance with the guidelines set
out in Nova Scotia Environment’s groundwater assessment
standards;

(c) An environmental impact study identifying the potential impact and
recommended mitigation measure for wetlands, natural habitats, or
species at risk;

(d) Access for emergency vehicles; and

(e) Any other matters enabled in Section 227 of the Municipal
Government Act.
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Municipality of the District of Lunenburg 

Amending By-law Details 
Name Amendments to the Municipal Planning Strategy, 2024 
Number 035C 
Legislative Authority Municipal Government Act, Section 205 
Effective Date - 

Be it enacted by the Council of the Municipality of the District of Lunenburg, under the 
authority of Section 205 of the Municipal Government Act, as follows: 

Title 
1 This By-law is titled ‘Amendments to the Municipal Planning Strategy, 2024’ and may be 

cited as the Cluster Development Amendment (2024). 

Amendments to the Municipal Planning Strategy (By-law 035C) 
2 Section 5.1, 5.2, and 5.3 is added between Section 5. Municipal-Wide Land Use Policies and 

Section 6. Implementation. These sections include the following content: “ 

5.1 Cluster Developments 

Cluster developments are a type of residential development where several detached and/or 
multiple-unit dwellings are located on the same property. In response to concerns over the 
absence of development standards for this kind of development, Council has introduced a 
process by which cluster development proposals to develop or expand projects, including 
through new or additional phases, are able to be approved through a development agreement 
process. The following general policies apply to this kind of development: “ 

5.1.1  Council will review cluster development regulations every five years and update them 
in accordance with best practices for development regulations. 

5.1.2  Council will permit cluster developments in all areas of the Municipality unless stricter 
policies are contained in a Secondary Planning Strategy or associated Land Use By-law. 

Conservation design development is a style of cluster development designed to conserve open 
space in rural areas and protect environmental features. The basic principle of the design is to 
locate homes on the portion of the site best suited for development while retaining the 
remainder of the site as open space. While conservation design is not being directly evaluated 
as part of the development agreement process, Council wishes to promote conservation design 
as one possible way of meeting environmental and servicing standards.  

5.1.3  It will be a policy of Council to promote and encourage conservation design style cluster 
development.” 
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5.2 Cluster Developments by Development Agreement 

The evaluative criteria of the development agreement process provides Council the flexibility 
to uphold development standards that are appropriate to the size, configuration, and location 
of the proposed development.  

5.2.1 Council will consider cluster development applications through the development 
agreement process.”  

5.3 Non-Conforming Allowances for Phased and Bare Land Condominiums 

A non-conforming use, sometimes called a grandfathered use, is a status given to a land use 
that pre-dates a regulation to allow its continuation under certain restrictions. Considering that 
work may have already begun on unregistered phased-development and bare land 
condominium units, relying on their unregulated status before the enactment of these 
planning documents, a future date has been designated for grandfathering. This non-
conforming status allows a reasonable period for completing the necessary work to register 
units that were underway when the notice of intent to adopt these planning documents was 
published.  

5.3.1  As outlined in the Municipal-Wide Land Use By-law section on Non- Conforming Uses, it 
will be a policy of Council that, for cluster developments being developed as bare land 
condominiums or phased land condominiums, all units that have been accepted for 
registration by the Registrar of Condominiums as evidenced by their being registered at 
the appropriate Land Registration office established under the Land Registration Act by 
December 31, 2025, will be recognized by Council as non-conforming.  

3 Section 6. Implementation is added between Section 5.3.1 and Attachments which includes 
the following content: 

6. Implementation

6.1 Development Agreements

A development agreement is a binding legal agreement between the Municipality 
and a property owner that can address specific details regarding the design and use 
of a proposed development.  

6.1.1 Council will consider entering into a new development agreement where 
such an agreement is enabled by policies elsewhere in this Plan. Where 
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Council approves a development agreement, the development agreement 
will: 

(a) Specify the development, expansion, alteration, or change permitted; 

(b) Specify the conditions under which the development may occur; and 

(c) Set terms by which Council may amend or by which Council or the 
Chief Administrative Officer may terminate and discharge the 
agreement. 

6.1.2 Council will not approve or amend a development agreement unless 
Council is satisfied the proposed agreement is consistent with the enabling 
policy and the general criteria set out in Policy 6.3. 

6.2 Content of a Development Agreement 

6.2.1 Council may specify conditions in the Development Agreement to meet the 
enabling and general criteria outlined in Policy 6.3. These conditions may 
include but are not limited to controls regarding: 

(a) Adequacy of street networks, site access, and emergency evacuation; 

(b) Adequacy of services such as water and sewer; 

(c) Access of emergency vehicles; 

(d) Stormwater management; 

(e) Grading and erosion control; 

(f) The phasing of a development; 

(g) Time limits for the initiation and/or completion of development; 

(h) Availability of a safe water supply;  

(i) The suitability of the site in relation to environmental impact; and 

(j) All other matters enabled in Section 227 of the Municipal 
Government Act. 

6.3 General Evaluation Criteria of a Development Agreement 

6.3.1 Council will not approve a development agreement unless Council is 
satisfied the proposal: 

(a) Is consistent with the intent of this Municipal Planning Strategy;  
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(b) Does not conflict with any Municipal or Provincial programs, bylaws, 
or regulations in effect in the Municipality;  

(c) Is not premature or inappropriate due to: 

(i) Impacts on existing drinking water supplies, both private and 
public; 

(ii) The adequacy of central water and sewage services or, where 
such services are not available, the suitability of the site to 
accommodate on-site water and sewage services; 

(iii) The creation of excessive traffic hazards or congestion on road, 
cycling, and pedestrian networks within, adjacent to, or leading 
to the proposal; 

(iv) The adequacy of fire protection services and equipment; 

(v) Impacts on known habitat for species at risk; 

(vi) The potential to create flooding or serious drainage issues, 
including within the proposal site and in nearby areas; and 

(vii) The suitability of the site in terms of grades, soil and geological 
conditions, the location of watercourses and wetlands, and 
proximity to utility rights-of-way. 

 

6.4 Specific Evaluation Criteria of a Development Agreement 

6.4.1 Council may require, in addition to any other required information, any or 
all the following information, prepared by an appropriate qualified 
professional at the applicant’s cost, and at a level sufficiently detailed to 
determine whether the criteria for adopting a development agreement 
have been met. 

(a) A detailed plot plan showing features such as, but not limited to:  

(i) The layout of the site and associated wastewater systems in 
accordance with Nova Scotia Environment’s on-site sewage 
technical guidelines; 

(ii) Location and dimensions of existing and proposed road, bicycle, 
and pedestrian networks; 
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(iii) The location of dedicated green space, including open space
and amenities;

(b) A hydrogeological assessment in accordance with the guidelines set
out in Nova Scotia Environment’s groundwater assessment
standards;

(c) An environmental impact study identifying the potential impact and
recommended mitigation measure for wetlands, natural habitats, or
species at risk;

(d) Access for emergency vehicles; and

(e) Any other matters enabled in Section 227 of the Municipal
Government Act.”

4 Sections titled ‘Reserved for Future Use’ removed throughout. 

By-law Adoption 

Date of first reading of amending by-law 

Date of second reading of amending by-law 

Date of advertisement of passage of amending by-law 
Effective date of the by-law unless otherwise specified in the text of this 
by-law. 

Date of mailing a certified copy of amending by-law to Minister 

I certify that this “Repeal and Replace of the Municipal Planning Strategy (2024)” was 
adopted by Municipal Council and published as indicated above. 

Signature of Municipal Clerk Date 
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1. Part 1 – Overview  

1.1 Background 

The Municipality of the District of Lunenburg (MODL) is one of five municipal units 
found in Lunenburg County, Nova Scotia. The Municipality was first incorporated as a 
separate political entity with the concurrent incorporation of the District of Chester in 
1879. The County itself was first established in 1759. Covering an area of 
approximately 1,760 square kilometres, the Municipality surrounds the three towns of 
Bridgewater, Mahone Bay and the Town of Lunenburg. 

The Municipality consists of over 130 established communities, many of which date 
from the period of European settlement in the eighteenth and nineteenth centuries. 
Initial settlement created a dispersed community pattern, with many north-south 
roadways, reflecting the significantly higher degree of private land that was originally 
granted in Lunenburg County than can be found in other parts of Nova Scotia. 

The 2016 Statistics Canada Census population for MODL was 24,863. Population 
decline for the Municipality has occurred in the last four census periods. Within the 
Municipality, there are identified areas of more recent population growth, with new 
subdivision and building occurring more intensively, while other communities are 
facing notable decline, specifically with a diminishment in average household sizes. 

Population: 1991 to 2016 (taken from various Statistics Canada Censuses) 

Year 1991 1996 2001 2006 2011 2016 

Municipality 25,684 25,949 25,570 25,160 25,138 24,863 

County 47,630 47,560 47,595 47,150 47,310 47,126 

Province 899,945 909,280 908,005 913,465 921,725 923,598 

Canada 27.2M 28.8M 30.0M 31.6M 33.4M 35.1M 

 

Coupled with the evident stagnation in local population growth, the shift in local age 
demographics has also shaped the Municipality’s development in the last two decades. 
Such shifts alter individual perspectives on both the use and type of services that a 
Municipality offers to residents. 

Age: 1991 & 2016, Municipality & Nova Scotia Comparisons, Percentages 

Age Range  Municipal  Provincial  
1991 2016 1991 2016 

0-19 26% 17% 28% 20% 

20-39 30% 17% 33% 23% 
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40-64 29% 42% 26% 37% 

65+ 15% 24% 13% 20% 

 

The Municipality’s proximity to the Halifax Regional Municipality, which has acted as 
the employment and population growth centre for the province for the last two 
decades, has also had consequences on the Municipality’s development. Where there 
has been a long history of interaction between the Towns the Municipality surrounds, 
in terms of employment and services, communities on the South Shore have 
increasingly identified where, as a region, local communities have been impacted by 
Halifax’s predominance and economic growth. Continued change resulting from 
broader technological, cultural, and economic transitions in society are anticipated to 
bring opportunities and challenges. 

1.2 Authority and Scope 

The Municipal Government Act allows Council to adopt a Municipal Planning Strategy 
which sets out Council's policies for governing the Municipality. The Municipal 
Government Act also specifies how Council adopts or amends a Municipal Planning 
Strategy and how to present it for the review of the Director of Planning for Municipal 
Affairs. 

Section 212 of the Municipal Government Act allows Council to adopt a Municipal 
Planning Strategy for all or for part of the Municipality. The Strategy can address 
problems and opportunities in the development of land, as well as the environmental, 
social, and fiscal effects of developments. It can also establish programs for putting 
policies into effect. 

Sections 213 and 214 of the Act allows a Municipal Planning Strategy to include policy 
statements on matters such as: 

 The goals and objectives of the Municipality; 

 The improvement of the physical and social environment; 

 The use, protection, and development of lands; 

 The protection of pits, quarries, and aggregate deposits; 

 The provision of municipal services and facilities; 

 Environmental protection; 

 Municipal finances; 
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 Land subdivision; 

 Use and conservation of energy; 

 Public involvement in planning;  

 Stormwater management and erosion control; 

 Municipal investment in public and private development; and 

 Any other matter related to the physical, social, or economic environment of the 
Municipality. 

Council's policies on these matters can be put into effect through resolutions of 
Council or through a wide range of municipal By-laws. The Municipal Government Act 
specifically enables Council to adopt two By-laws which have special relationships with 
the Municipal Planning Strategy: the Land Use By-law and the Subdivision By-law. 
Under Section 210 of the Municipal Government Act, a Land Use By-law cannot be 
adopted or amended contrary to the policies stated in the Municipal Planning Strategy. 
Under Section 271(2) of the Municipal Government Act, a Subdivision By-law cannot 
conflict with the Provincial Subdivision Regulations and may address some topics only 
if the Municipal Planning Strategy has policies to support the By-law. Council has 
adopted eight Land Use By-laws applying to various parts of the Municipality, and a 
Subdivision By-law applying to the whole of the Municipality. 

1.3 Purpose 

The following policies express Council's purposes in adopting this Municipal Planning 
Strategy: 

1.3.1 This Municipal Planning Strategy provides a framework and a process to 
accommodate change in development, land use, and division of land in the 
Municipality. 

1.3.2 This Municipal Planning Strategy applies to the whole of the Municipality and 
expresses those policies of Council which apply to the whole of the 
Municipality. 

1.4 Structure 

1.4.1 This Municipal Planning Strategy applies to the whole of the Municipality, 
which is an area of land shown throughout Maps 1, 2, and 3. 

1.4.2 This Municipal Planning Strategy is a primary policy document through which 
the future growth and development of the Municipality will be encouraged, 
guided, and controlled. 
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1.4.3 The Maps referred to in the various policies of this Municipal Planning 
Strategy form part of the Municipal Planning Strategy. 

1.4.4 Throughout this Municipal Planning Strategy, the Subdivision By-law, and Land 
Use By-laws, the metric measurement system is used to show the required 
standards. 

1.5 Administration 

The Municipal Planning Strategy is adopted under the authority of the Municipal 
Government Act. It governs the subdivision of land and the use of land within the 
boundaries of the Municipality. The Planning Strategy expresses Council's intentions 
and policies. The Subdivision By-law and Land Use By-laws provide the detailed 
requirements and rules which carry out the intent of the Planning Strategy. 
Amendments to the Subdivision By-law and to the Municipal Planning Strategy follow 
the same procedure and any amendment may require the approval of the Minister of 
Municipal Affairs. Council may amend a Land Use By-law provided the amendment 
conforms with the policies in the Municipal Planning Strategy. 

Council's specific policies for administration of the Municipal Planning Strategy, the 
Subdivision By-law and Land Use By-laws are: 

When considering amendments to the Subdivision By-law or to Land Use By-laws, the 
Council must consider the following: 

 That the proposal conforms to the intent of the Municipal Planning Strategy; and 

 That the proposal conforms to all applicable requirements of all municipal By-laws 
and the Provincial Subdivision Regulations. 

A Public Participation Program must be held prior to any proposed amendment to the 
Municipal Planning Strategy, to the Subdivision By-law, or to a Land Use By-law as well 
as in conjunction with the ten-year review of the Municipal Planning Strategy, and the 
purpose of the Public Participation Program will be to hear the opinions of the public. 

The Municipal Engineer appointed by Council will be responsible for the review and 
approval of all engineering drawings and proposals for all municipal services, including 
proposals for central sewer and central water systems.  

Amendment of this Planning Strategy will be required where any policy expressed in 
the Planning Strategy is to be changed or where any amendment to a Subdivision By-
law or a Land Use By-law would be in conflict with the policies expressed in this 
Planning Strategy. 
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This Municipal Planning Strategy and any subsequent amendments must be reviewed 
as required by the Municipal Government Act, when requested by the Minister of 
Municipal Affairs, or when deemed advisable by Municipal Council, but in any case, not 
later than ten years from the date of its coming into force and effect. 
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2. Part 2 – Land Use Control 

2.1 Powers 

Although a Municipal Planning Strategy may state policies which are carried out 
through resolutions of Council or through By-laws other than the Land Use By-law, the 
Land Use By-law has a special relationship with the Municipal Planning Strategy. 
Section 210 of the Act forbids Council from adopting or amending a Land Use By-law 
contrary to the policies stated in the Municipal Planning Strategy. 

Sections 220 to 224 of the Act detail specific aspects of land use which a municipality 
can regulate through a Land Use By-law. They include such things as: 

 Creating zones together with lists of structures and land uses permitted or 
prohibited in each zone; 

 Lot frontage, area, yard requirements and density; 

 Location, height, floor area, and external appearance of structures; 

 Population density; 

 The nature, kind, size and description of advertising; 

 Fences, walks, landscaping and outdoor lighting; 

 The excavation or filling in of land; 

 Development near watercourses, on unstable ground, or adjacent to pits and 
quarries;  

 Parking requirements; and 

 Temporary developments. 

Where there is a Land Use By-law in effect Section 244 of the Act states that a 
Municipal Development Permit is required for any development, but also allows the 
By-law to specifically exempt some developments from this requirement.  

2.2 History 

Council considered the possibility of regional planning in the middle 1970s, and 
rejected a proposal for land use control in the Village of Hebbville in 1977 after a lively 
public debate. Similar proposals for detailed land use control in other communities 
have resulted in similar lively public debates. Because of these experiences, Council 
has been unwilling to consider land use control under the authority of the Municipal 
Government Act unless a community requests such zoning. 
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Those communities which are subject to Secondary Planning Strategies and Land Use 
By-laws are discussed in Part 4, Secondary Planning Strategies. Land use controls which 
are subject to the Municipal-Wide Land Use By-law are discussed in Part 5, Municipal-
Wide Land Use Policies. 

2.3 Intent 

The following policies express Council's intentions for the control of land use within the 
Municipality. 

2.3.1 It is the policy of Council to refrain from imposing land use control through a 
Land Use By-law on any part of the Municipality unless a community 
specifically requests Council to adopt a Land Use By-law for that community. 

2.3.2 Despite Policy 2.3.1, Council may prepare a Secondary Planning Strategy and a 
Land Use By-law on its own initiative where Council deems that such land use 
control is in the best interests of the community and of the Municipality. 

2.3.3 Despite Policy 2.3.1, Council may prepare a municipal-wide Land Use By-law 
on its own initiative where Council deems that such land use control is in the 
best interests of the Municipality. 

2.4 Method 

Where Council wishes to regulate land use in accordance with Policy 2.3.1, Policy 2.3.2 
or 2.3.3, Council can do so only by adopting a Land Use By-law. As discussed in 
Subsection 2.1 above, these Land Use By-laws must conform with policies set out in a 
Municipal Planning Strategy. Policy 1.3.2 states that this Municipal Planning Strategy 
applies to the whole Municipality and so any land use By-laws must conform to the 
policies of this Municipal Planning Strategy. 

The Municipal Government Act provides in Section 212 for Council to adopt Secondary 
Planning Strategies which form part of this Municipal Planning Strategy and which 
apply to specific areas of the Municipality. These Secondary Planning Strategies are 
discussed in Part 3 (below) of this Municipal Planning Strategy, and will express 
Council's specific policies regarding land use control in specific areas of the 
Municipality. 

2.4.1 It is the policy of Council to consider adopting a Secondary Planning Strategy 
and a Land Use By-law for the purpose of regulating land use in accordance 
with Policy 2.3.1, Policy 2.3.2 or 2.3.3. 
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3. Part 3 – Subdivision Control 

3.1 Powers 

This Municipal Planning Strategy sets out Council's policies on the subdivision of land, 
in support of the Municipal Subdivision By-law. 

The Municipal Government Act defines "Subdivision" in Section 191, Clause (q): 

"’subdivision' means the division of any area of land into two or more parcels, and 
includes a re-subdivision or a consolidation of two or more parcels." 

Subsection 268(2) of the Municipal Government Act reduces the impact of this 
definition by listing ways of dividing land which the Act specifically does not affect. The 
following divisions of land do not require approval by a Municipal Development Officer 
under a Municipal Subdivision By-law: 

(a) Where all lots to be created, including the remainder lot, exceed ten 
hectares in area;  

(b) Resulting from an expropriation;  

(c) Resulting from an acquisition or disposition of land by His Majesty the 
King in right of the Province or in right of Canada or by an agency of His  
Majesty;  

(d) Of a cemetery into burial lots;  

(e) Resulting from an acquisition of land by a municipality for municipal 
purposes;  

(i) Resulting from an acquisition of land by a village for village 
purposes;  

(f) Resulting from the disposal, by a municipality or His Majesty the King in 
right of the Province, of a street or part of a street or a former street or 
part of a former street, including the consolidation of a street or part of 
a street or a former street or part of a former street with adjacent land;  

(i) Resulting from the disposal of a trail or part of a trail, including the 
consolidation of a trail or part of a trail with adjacent land;  

(g) Of an abandoned railway right of way;  

(h) That is a consolidation of a part of an abandoned railway right of way 
with adjacent land;  

Agenda Page 84 of 175



 

MODL Municipal Planning Strategy | Page 9 
 
 

(i) Resulting from a lease of land for twenty years or less, including any 
renewal provisions of the lease; 

(i) Resulting from the acceptance for registration by the Registrar of 
Condominiums of a phase of a phased development con- 
dominium that meets the requirements, if any, prescribed by the 
regulations made pursuant to the Condominium Act;  

(ii) Resulting from the quieting of a title; and 

(j) Resulting from a devise of land by will executed on or before January 1, 
2000. 

The Municipal Government Act further restricts the powers of a Municipality's 
Subdivision By-law at Section 271(2), by requiring the By-law to include all applicable 
parts of the Provincial Subdivision Regulations. These may not be relaxed unless a 
Municipal Planning Strategy explains the relaxation. Relaxing the requirements is 
greatly restricted by Section 208(3) which allows the Minister of Municipal Affairs to 
refuse approval of a Municipal Planning Strategy if it conflicts with any provincial 
interest. The Provincial Subdivision Regulations express provincial interests and no 
relaxation of requirements will be permitted without background studies to show that 
those interests are protected and to support Municipal Planning Strategy policy 
statements. 

Section 271(2) of the Municipal Government Act also allows Council to impose 
requirements which are more restrictive than the Provincial Subdivision Regulations. 
The use of this provision is also limited by the Minister's obligation to protect 
Provincial interests as expressed in the Provincial Subdivision Regulations and the 
Provincial Statements of Interest, see also section 208(3) of the Municipal Government 
Act. 

Other subsections of Section 271 list matters of Municipal interest which are not 
addressed by the Provincial Subdivision Regulations but may be addressed in a 
Municipal Subdivision By-law, such as: 

 Public Street construction standards;  

 Construction standards for private roads in a rural municipality; 

 Standards for water mains, sanitary sewer, storm drainage and other utilities; 

 Public Open Space for recreation purposes; 

 Limits on the number of lots subdivided in one year from any property; 
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 Fees for review and approval of plans; 

 Access to lots; 

 Shapes of lots (including frontage and area); 

 Concept Plans; 

 Transportation Reserves; 

 Development on roads; 

 Infrastructure Charges. 

The inevitable conclusion is in four parts: (1) that a Municipal Subdivision By-law must 
conform with the minimum requirements of the Provincial Subdivision Regulations 
regarding lot sizes, lot access, contents of a plan, and the procedure to be followed in 
approving a plan; (2) that the Municipal Planning Strategy and Subdivision By-law can 
be more restrictive than the Provincial Regulations; (3) that the Strategy and By-law 
can address subjects of Municipal interest such as recreation space and sewer, water, 
or road construction; and (4) that the Strategy and By-law can be less stringent than 
Provincial Subdivision Regulations only if they do not conflict with Provincial Interests. 

3.2 History 

The Minister of Municipal Affairs first prescribed Subdivision Regulations for the 
Municipality on 5 March, 1975 and soon afterward the Municipal Council adopted a 
Subdivision By-law which became law on 19 December, 1975. From that time, all 
subdivisions of land in the Municipality required the approval of the Municipal 
Development Officer. 

From the time the former Planning Act was amended in 1987, every subdivision of land 
in the province has required approval. The Provincial Subdivision Regulations applied 
where there was no Municipal Subdivision By-law. 

The Municipal Government Act stipulates that in those municipal units in which there is 
no Subdivision By-law, the Provincial Subdivision Regulations will become the 
Subdivision By-law for these municipal units. Thus, under the Municipal Government 
Act subdivision controls are mandatory for all municipal units.  

Since Municipal Council first adopted a Subdivision By-law in 1975 the construction 
and design requirements for private road design and construction have seen numerous 
changes.  

The Subdivision By-law during the period of 1975-1993 enabled the creation of cottage 
lots on private “designed” roads. Cottage Subdivisions implied that the lots were to be 
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used for seasonal or periodic occupancy. The Subdivision By-law enabled the creation 
of 10 lots on a private “designed” road, without the requirement that the designed 
road be constructed. Upon creation of the 11th lot, the road had to be constructed to 
the designed road construction standards of the Subdivision By-law for cottage 
subdivision roads. 

In 1993, Municipal Council repealed the 1975 Subdivision By-law and adopted a new 
Subdivision By-law. The 1993 Subdivision By-law enabled the creation of lots on private 
“designed” roads, regardless of whether the intended occupancy of the lot was 
permanent or seasonal. The Subdivision By-law further exempted the developer from a 
requirement to construct the road if six or fewer lots were created on a private 
“designed” road. Upon the creation of the seventh lot, the developer was required to 
construct the road to the private “designed” road construction standards of the 
Subdivision By-law. 

In 1997 Municipal Council amended the Subdivision By-law to remove the construction 
standards for private “designed” roads. The result was that private “designed” roads 
were no longer required to be constructed.   

In late 1998 the former Nova Scotia Planning Act was replaced with the Municipal 
Government Act.  

In 1999 Municipal Council updated the Subdivision By-law by repealing and replacing 
the previous version.  

During the period from 2001 to 2004 Municipal Council conducted a review of both 
public and private “designed” road design standards. Although private “designed” road 
construction standards were proposed, Council did not implement private “designed” 
road construction standards. Private “designed” roads were required to be designed 
but not constructed to the design.  

Private roads are sometimes difficult to maintain. The greater the number of lots using 
the roadbed, the greater the traffic and increased numbers of people who must be 
persuaded to share the maintenance costs.  

Since the last review, the Municipality has received feedback from residents on private 
roads who are frustrated with the challenges of maintaining their private road. 
Identified challenges include the construction quality of private roads; maintenance 
costs associated with private roads; and residents being unaware of the potential 
issues associated with living on a private road. 

With the adoption of the Subdivision By-law in 2018, Municipal Council has approved 
new design, construction, and inspection requirements for public and private designed 
roads. These new road standards respond to feedback by private road residents and 
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emergency response providers and reflect Council’s desire to ensure adequate access 
by implementing road construction standards. 

3.3 Intent 

The following policies express Council's intentions in adopting this Municipal Planning 
Strategy for the subdivision of land: 

3.3.1 This Municipal Planning Strategy provides a background and a rationale for 
the control of subdivision of lands in the Municipality, expressing Council's 
intentions for such control. 

3.3.2 It is the intention of Council to control the subdivision of land in an orderly 
manner so as to: protect public health by promoting proper sewage disposal; 
promote public safety and cost-efficiency in the construction and use of new 
roads; ensure that new municipal services are constructed and maintained at 
minimum cost to the municipality; and provide essential information about 
land ownership within the municipality. 

3.4 Method 

To carry out the intentions and purposes set out in Subsection 3.3 above, Council has 
adopted this Municipal Planning Strategy according to the following policies: 

3.4.1 The Subdivision By-law applies to the whole of the Municipality, including any 
areas affected by a Secondary Planning Strategy. 

3.4.2 This Municipal Planning Strategy is the policy document through which the 
subdivision of lands will be guided and controlled. 

3.4.3 The Subdivision By-law provides the principle means for control of land 
subdivision through which the intent of this Municipal Planning Strategy is put 
into effect. 

3.4.4 The Development Officer of the Municipality appointed under the authority of 
the Municipal Government Act will be responsible for the administration of 
the Subdivision By-law and will issue or refuse subdivision approvals. 

3.4.5 The Subdivision By-law regulates the subdivision of lands within the Municipal 
boundaries so as to ensure: 

(a) That such subdivisions of land conform with any applicable 
requirements of any applicable Land Use By-law for minimum lot area 
and lot frontage; 
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(b) Where there is no Land Use By-law and no central sewer system, that 
such subdivisions of land provide an adequate lot size for on-site sewage 
disposal while providing flexibility for the creation of very small lots 
where on-site sewage disposal is not required; 

(c) Where there is no Land Use By-law but lots are served by a central 
sewer system, that such subdivisions of land provide an adequate lot 
size for ordinary residential purposes; 

(d) That such subdivisions of land provide for safe, adequate access from 
the Public Road network to each approved lot; 

(e) That any central sewer systems and central water systems are 
professionally designed and constructed, as well as connected to 
existing municipal systems where possible; 

(f) That provisions are made for the contribution of cash-in-lieu of land for 
parks, playgrounds, and similar public purposes, or that land is 
contributed to provide public access to waterways; 

(g) That surveyors’ plans of subdivision showing such subdivisions are 
approved and filed at the Registry of Deeds; 

(h) That where a plan of subdivision involves the addition or consolidation 
of parcels or areas of land the deeds to effect the addition or 
consolidation, along with the approved plan, are filed at the Registry of 
Deeds. 

(i) That sufficient information is shown on such surveyors’ plans of 
subdivision to conform with the applicable requirements of the 
Municipal Government Act and the Provincial Subdivision Regulations as 
well as to enable evaluation of the proposal; 

(j) That engineering drawings are prepared by qualified persons and filed 
with the Municipal Engineer to show the construction details of any new 
central sewer or water services and of any new Public Roads and Private 
Designed Roads; 

(k) That the Municipal Engineer must inspect the construction of any new 
central sewer or water services and of any new Public Roads; 

(l) That a Private Engineer must inspect the construction of any new 
Private Designed Road; and 
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(m) That consistent procedures are followed in the review and approval of 
such plans so as to conform with the requirements of the Municipal 
Government Act and the Provincial Subdivision Regulations. 

3.5 Provincial Subdivision Regulations 

As explained in Subsection 3.1 above, the Municipality must include in the Subdivision 
By-law all the crucial parts of the Provincial Subdivision Regulations as they are at the 
time the By-law is adopted. These parts govern the contents of subdivision plans and 
the procedure used in processing them, access to lots, and lot sizes. Where the 
Minister allows the Municipality to be stricter or less strict than these requirements, 
the variation is explained in this section of the Municipal Planning Strategy. 

In the administration of regulations as complicated as the Subdivision Regulations 
there is always a need to interpret the meaning of various sections in order to guide 
the Development Officer in specific situations. Where the Municipality has adopted the 
exact wording of the Provincial Subdivision Regulations it is generally in the interests of 
developers, surveyors and lawyers to have consistent administration from one 
jurisdiction to another. In order to provide this consistency, Council must allow its 
Development Officer to follow the lead of the Department of Municipal Affairs in 
interpreting those parts of the By-law which directly copy the Provincial Subdivision 
Regulations. 

In view of these considerations, Council has adopted the following policies: 

3.5.1 To adopt a Subdivision By-law which is not inconsistent with the Provincial 
Subdivision Regulations and further, to include in the Subdivision By-law any 
provisions of the Provincial Subdivision Regulations which are applicable to 
the Municipality. 

3.5.2 To be guided by any interpretation by the Department of Municipal Affairs of 
all provisions of the Provincial Subdivision Regulations which are directly 
incorporated into the Subdivision By-law. 

3.6 Procedure and Information 

The compulsory procedures for reviewing and approving a subdivision plan are set out 
in the Municipal Government Act and the Provincial Subdivision Regulations. The 
Regulations also specify what information must be shown on or accompany a 
subdivision plan. Although these are incorporated into the Subdivision By-law, Council 
has additional requirements as set out in the following policies: 

3.6.1 To allow subdivided land to be easily and accurately shown on maps, to 
require the subdivision plan to show the bearing and distance from the 
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subdivided land to a Nova Scotia High Precision Network Monument or Nova 
Scotia Co-ordinate Referencing System Monument wherever possible, or in 
lieu of Monument ties, measurements to features which are defined on 
existing mapping. 

3.6.2 In order to ensure efficient street networks, adequate storm water 
management measures, adequate layout of public open space and the 
suitability of subdivision for on-site or central services to require in the 
Subdivision By-law, that where new streets or roads are proposed, the 
subdivider be required to submit a Concept Plan. Furthermore, to specify in 
the Subdivision By-law the contents necessary in order to evaluate street 
networks, stormwater management, layout of public open space, and 
suitability of site for on-site or central services. 

The Provincial Subdivision Regulations require, amongst other things, that Concept 
Plans show the estimated lot yield figure, based on zoning requirements or 
requirements of Nova Scotia Environment, and that a concept plan be evaluated in 
terms of any proposed community and commercial uses. Council feels that these items 
are necessary only in areas with larger developments, as opposed to the Municipality. 
In addition, most of the municipality does not have any zoning regulations and as such, 
for many of the subdivisions there would be no requirements upon which to evaluate 
commercial or community uses. It is for this reason that the Subdivision By-law is less 
stringent than the provincial subdivision regulations with regards to the required 
contents of Concept Plans, as indicated in the following policy of Council. 

3.6.3 Due to sparsely zoned areas in the Municipality and the relatively small scale, 
low density residential nature of development in the municipality it is 
Council’s policy to not require Concept Plans to show the estimated lot yield 
or to be evaluated based upon a proposed commercial or community use. 

3.7 Lot Size 

Minimum lot sizes for on-site sewage disposal by septic tank and disposal field are set 
by Nova Scotia Environment’s “On-Site Sewage Disposal Systems Regulations". The 
Provincial Subdivision Regulations do not have a minimum lot area requirement, but 
rather rely on the results of an assessment conducted by Nova Scotia Environment to 
set the minimum lot area. In those areas in which a Land Use By-law exists that contain 
minimum lot area requirements, a lot being created must satisfy the more stringent 
requirement. 

The Provincial Subdivision Regulations further require that in areas not served by a 
central sewer, all plans of subdivision must be forwarded to Nova Scotia Environment 
to determine compliance with the 'On-Site Sewage Disposal Systems Regulations'. This 
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requirement is waived, however, when the lot is more than 9,000 square metres; has a 
width of 75 metres or more; and the applicant has certified that the lot is being 
created for a purpose which does not require an on-site sewage disposal system. 

Council has experienced considerable difficulty over the years with "remainder lots", 
defined as "a lot for which subdivision approval is not requested or granted, but which 
results from the approval of lots shown on a plan of subdivision". Because these lots 
are not required to satisfy one or another of the By-law requirements (in particular the 
survey requirement) they are often created with an area, width or frontage which 
renders them unsuitable for on-site sewage disposal. Council sees a definite need to 
have these lots assessed for the suitability to install/construct an on-site sewage 
disposal system. This assessment is difficult when boundaries are not clearly defined. 
Nova Scotia Environment’s 'On-Site Sewage Disposal Systems Regulations' require that 
any lot less than 9,000 square metres be assessed for the suitability of the lot for the 
installation / construction of an on-site sewage disposal system. Nova Scotia 
Environment advises that lots in excess of this are usually capable of supporting an on-
site sewage disposal system. Council will, therefore, require all new lots under that size 
threshold to be surveyed, shown on a plan of subdivision, approved by the 
Development Officer and approved by Nova Scotia Environment as complying with the 
'On-Site Sewage Disposal Systems Regulations'. This is intended to provide more useful 
information to the subdivider as well as subsequent purchasers of the land.  

Where there is a central sewer system the minimum lot area will continue to be the 
standard established in the Municipal Subdivision By-law in 1975. 

In most other respects, the Subdivision By-law follows the provisions of the Provincial 
Subdivision Regulations in accordance Policy 3.5.1 above. 

To carry out these intentions, Council adopts the following policies: 

3.7.1 In conformity with the Provincial Subdivision Regulations, to require plans of 
subdivision to be forwarded to Nova Scotia Environment to determine if the 
lots shown comply with the 'On-Site Sewage Disposal Systems’ Regulations. 

3.7.2 To waive the requirements of Policy 3.7.1 where  

(a) The proposed lot: 

(i) Has an area more than 9,000 square metres, 

(ii) Has a width of 75 metres or more, and 

(iii) Is to be used for a purpose which does not require an on-site 
sewage disposal system, or 
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(b) The proposed lot: 

(i) Is served by a central sewer system and has the minimum lot area 
established in the Subdivision By-law, for lots served by a Central 
Sewer System. 

3.7.3 In conformity with the Provincial Subdivision Regulations, to require all lots 
approved by the Development Officer on a Plan of Subdivision to be surveyed. 

3.7.4 In addition to the requirements of the Provincial Subdivision Regulations, to 
require all new lots of less than 9,000 square metres area to be surveyed, and 
approved by the Development Officer, pursuant to Policy 3.7.1 and Policy 
3.7.2. 

3.7.5 To waive the requirements of Policies 3.7.3 where lot boundaries are being 
altered and no new lots are being created. 

3.8 Lot Access 

The Provincial Subdivision Regulations require that lots must abut a public highway; a 
right-of-way at least 20 metres wide, or a lesser width permitted by a Subdivision By-
law; or an existing right-of-way which has been listed on a schedule in the Subdivision 
By-law (Schedule ‘B’). There is also a provision for lots on an island and a provision for 
one division of any existing lot without any specific access requirement. 

Although Policies 3.5.1 and 3.5.2 express Council's acceptance of this general 
arrangement, there are two road issues of concern to Council: Public Roads and Private 
Designed Roads. 

Prior to 1995, new public roads in subdivisions were the responsibility of the Province. 
However, with servicing adjustments in 1995, new public roads became the 
responsibility of municipalities. Now, whenever a public road is built, it is turned over 
to the Municipality to maintain. In 2018, Council conducted a review of the Municipal 
Public Roads built since 1995 in the Municipality and determined that many of them 
cost more to maintain than the property taxes collected from the properties they 
serve. Council, therefore, feels that it is premature to allow the development of any 
new Municipal Public Roads without careful consideration of whether that new 
Municipal Public Road is economically sustainable. Council will only consider new 
Municipal Public Roads on a case-by-case basis through amendments to Schedule ‘K’ of 
the Subdivision By-law. 

To ensure consistent design and construction quality for the creation of new roads in 
the Municipality as well as proper emergency vehicle access, Council has adopted 
Municipal Road Design and Construction Standards. These standards are based on a 
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five-tiered road class designation system and recognize the different functions of roads 
in urban and rural contexts. The Municipal Road Design and Construction Standards 
recognize the challenges of building roads in the Municipality due to the topography in 
the area and therefore allow for a lower design speed road option for Private Designed 
Roads. In response to the challenges with topography, the Subdivision By-law also 
enables a limited number of flag lots and access exemption lots. 

New Public Roads are to be constructed and conveyed to the Municipality prior to 
subdivision approval for any lots serviced by the Public Road. Alternatively, Council 
may enter into an agreement with the subdivider, which guarantees construction of a 
Public Road, and subdivision approval may be granted prior to construction provided 
that the agreement is backed by an appropriate bond or other security acceptable to 
Council. This agreement will also clearly define the subdivider’s responsibilities for the 
work to be completed.  

New Private Designed Roads must conform to the design and construction standards 
of the Subdivision By-law. 

Private roads are sometimes challenging to maintain. The greater the number of lots 
using the roadbed, the greater the challenge, with increased traffic and increased 
numbers of people who must be persuaded to share the maintenance costs. These 
challenges are sometimes solved by the Municipality, upon petition by lot owners, to 
build the road to the required municipal standard and recover the costs from the 
landowners abutting the road by means of an area rate. To facilitate the construction 
of a Public Road at any future time, Council will require the subdivider to design the 
Private Road with a right-of-way width and drainage that satisfies the Municipal Road 
Design and Construction Standards of the Subdivision By-law.  

In addition to road issues, another concern of Council is lots with no frontage. Council 
is aware of the provision within the Provincial Subdivision Regulations which allows for 
a lot with no frontage to be created within an area of land as it existed on August 1, 
1987, and two lots with no frontage out of an area of land that does not meet the 
frontage requirements of the Subdivision By-law. However, it is Council’s opinion that 
this provision discourages development and therefore, will enable one lot with no 
frontage to be created out of an area of land as it existed on December 30, 1994, and 
two lots with no frontage to be created out of an area of land which does not meet the 
frontage requirements of the Subdivision By-law.  

These concerns give rise to the following policies: 

3.8.1 Where the Subdivision By-law enables lots to be approved with frontage on a 
right-of-way 15.2 metres wide, to require such rights-of-way to be acceptable 
to the Municipal Engineer as having sufficient width and drainage provisions 
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to satisfy Municipal Road Design and Construction Standards of the 
Subdivision By-law, in order to facilitate construction of a Public Road at any 
future time.  

3.8.2 To enable the division of land into lots which do not have frontage on a Public 
Road provided that such lots have frontage on any private right-of-way which 
is indexed on Schedule "B" of the Subdivision By-law. 

3.8.3 To consider proposals for indexing private rights-of-way on Schedule "B" of 
the Subdivision By-law provided Council is satisfied that: 

(a) The existing road is constructed within a right-of-way which was being 
used to provide access to three or more developed lots prior to 19 
December, 1975; 

(b) The right-of-way intersects with a Public Road, and the intersection 
point has been approved by the authority having jurisdiction over the 
Public Road; 

(c) The minimum width of the right-of-way was on 19 December, 1975, and 
is at the time of indexing, 7.62 metres; 

(d) The length of the right-of-way to be included in the schedule does not 
extend beyond the last existing residential use; 

(e) The road and the right-of-way are shown on a survey plan prepared by a 
licensed Nova Scotia Land Surveyor, unless Council is satisfied that 
existing surveys are sufficient to determine the exact location of the 
right-of-way; 

(f) The road within the right-of-way is soundly constructed on a stable 
base, with a gravel or asphalt surface, well-drained by means of ditches, 
culverts or storm sewers as appropriate so that it is capable of carrying 
the anticipated traffic load; 

(g) It is not feasible to provide a Public Road to serve the proposed lots and 
it is not feasible to provide a right-of-way with a minimum width of 15.2 
metres. 

3.8.4 To include in the subdivision By-law standards for design and construction of 
Public Roads and Private Designed Roads. 

3.8.5 To enable the approval of a final plan of subdivision prior to construction of 
the required Public Roads and Private Designed Roads where: 

 

MODL Municipal Planning Strategy | Page 20 
 
 

(a) The developer has entered into an agreement, which is satisfactory to 
Council, to carry out and complete the required work within a period of 
time as specified in the agreement; and 

(b) The developer has posted a performance bond or other security 
acceptable to Council, and 

(c) The agreement provides that the developer may receive subdivision 
approval for lots after posting the performance bond or other 
acceptable security, but prior to construction of the proposed Public 
Roads and Private Designed Roads; and 

(d) The agreement provides for the conveyance of all road rights-of-ways 
and road beds necessary to the operation of the Public Road, together 
with easements sufficient for the maintenance of all associated road 
drainage systems. 

3.8.6 Notwithstanding Policy 3.4.5(d) to enable the division of one lot with no 
frontage from an area of land as it existed on December 30, 1994 and the 
division of two lots with no frontage from an area of land which does not 
meet the frontage requirements of the Subdivision By-law, as it existed on 
December 30, 1994. 

3.8.7 To only permit the development of new Public Roads in areas identified in 
Schedule ‘K’ of the Subdivision By-law. In considering adding areas to 
Schedule ‘K’ of the Subdivision By-law, Council will evaluate whether or not 
the proposal for new Public Roads is economically-premature based on the 
density of development, required length of road, expected market uptake of 
created lots, proximity to existing Municipal Public Roads, and any other 
factor that Council deems relevant. 

3.9 Sewer Services 

Other than specifying minimum sizes for lots in serviced areas, the Provincial 
Subdivision Regulations are silent about central sewer systems. These services are the 
responsibility of municipal government, and Council has a number of concerns because 
of experience in dealing with sewer services. 

The Municipality owns and operates central sewer systems and sewage treatment 
plants in the New Germany area, Cookville, and in the Riverside Subdivision in 
Conquerall Bank. In addition, the Municipality owns the sewage collection system 
including easements, pipes and pumping stations in Hebbville, but has connected this 
system to the Town of Bridgewater system for sewage disposal. 
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Council encourages the extension of the existing Municipally-owned sewer systems 
and encourages connection of future development to the existing municipal systems, 
subject to the operating capacity of these systems.  

Past experience with privately-owned central sewer systems has convinced Council 
that these systems often cause maintenance problems for lot owners, especially if the 
construction of the system is inadequate in the first place. 

Where there is no central sewer system available, Council will permit new lots to be 
serviced by on-site sewage disposal systems on each lot. A lot which satisfies the 
minimum lot size requirement of the "Regulations Respecting On-site Sewage Disposal 
Systems" may be perceived by the public to be suitable for on-site sewage disposal. 
However, because not all such lots are suitable due to shallow soil depth, proximity to 
watercourses, steep slopes, impermeable soil, development density, etc., Council 
wishes to ensure that these lots are assessed by Nova Scotia Environment and that 
their suitability or lack of suitability is shown on the Plan of Subdivision in accordance 
with Policies 3.7.1 and 3.7.4 above. 

These concerns give rise to the following policies: 

3.9.1 To enable the subdivision of land into lots serviced by any existing central 
sewer system owned and operated by the Municipality. 

3.9.2 To enable the subdivision of land into lots which are to be serviced by a 
central sewer system where: 

(a) The developer has entered into an agreement which is satisfactory to 
Council, to carry out and complete the required work within a specified 
period of time as set out in the agreement; and 

(b) The developer has posted a performance bond, or other security 
acceptable to Council; and 

(c) The agreement provides that the developer may receive subdivision 
approval for lots after posting the performance bond, or other 
acceptable security, but prior to construction of the proposed sewer 
system; and 

(d) The agreement provides for the conveyance of all assets necessary to 
the operation of central sewer systems, together with easements 
sufficient for the maintenance of all services.  
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3.10 Water Services 

The Municipality does not own or operate any central water supply. Dug wells and 
drilled wells on individual lots are the normal sources of drinking water in the 
Municipality and this is likely to continue. A limited area of the Municipality has access 
to central water systems. The Municipality will consider the creation of new lots on 
these existing systems according to the standards of the Subdivision By-law. 

In view of these possibilities, Council's policies are: 

3.10.1 To permit the subdivision of land into lots which are to be serviced by on-site 
wells. 

3.10.2 To permit the subdivision of land into lots serviced by an existing central 
water system provided that the system is constructed to the standards of the 
Subdivision By-law. 

3.11 Public Open Space 

The Municipality is responsible for providing recreation services. To this end, the 
Municipality offers public recreational services and programs through the Municipal 
Recreation Department. The Municipality also provides recreational opportunities 
through the provision of a recreation complex in Dayspring, as well as a Municipal 
Beach at Lake Mush-A-Mush, and walking trails at Miller Point Park, along the LaHave 
River. In addition to these facilities and parklands, the Municipality has acquired 
numerous parcels through the former Public Open Space requirements of the 
Subdivision By-law. 

The Municipality had been acquiring Public Open Space within their Subdivision By-law 
for developments that have occurred between the years 1975 and 2001. The Municipal 
Government Act enables Council to require, within the Subdivision By-law, that a 
subdivider convey land, equivalent value to land, or a combination of both for public 
open space purposes. Council is also able to specify those instances where land or an 
equivalent value is required. Prior to July 2001, Council required that the developer 
convey useable land or cash-in-lieu of land. 

Between June 1999 and March 2000 municipal staff undertook research related to 
Public Open Space. The objective of this research was to determine whether the 
former public open space requirements were satisfying the needs of the Municipality, 
based upon the past 25 years of development and the anticipated development 
pattern. This report concluded that the recreational needs of the Municipality were 
not being satisfied (Public Open Space Study, March 2000). The report further 
recommended that Council adopt a municipal wide approach to public open space, 
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being that public open space should benefit all of the municipality’s residents, not just 
those in a local subdivision. To this end, Council, in September 2001, removed the 
former public open space requirements of the Subdivision By-law, and has 
incorporated new policy and subdivision By-law requirements into this Planning 
Strategy and accompanying Subdivision By-law. 

As provided for in the Municipal Government Act, Council will require that a subdivider 
contribute two percent (2%) of the market value of all new lots created. Council does 
not wish to impose this requirement on any division in which the lot(s) created 
contains an existing main building, is a remainder lot, is a consolidation of two or more 
lots, is a private designed road approved as a separate lot, is an alteration of lot 
boundaries in which no new additional lots are created, or is on land owned by the 
Municipality.  

Council also recognizes that some subdivisions may provide the opportunity to acquire 
waterfront land that was not necessarily considered and planned for through the Open 
Space Strategic Plan. Therefore, Council will consider proposals from subdividers for 
the contribution of at least 5% of the area of the subdivision lands in lieu of the cash 
dedication. Where accepted, open space lands must be usable and must include public 
access on a Public Road. 

As required by the Municipal Government Act, Council will use the funds for no other 
purpose other than the acquisition of, and capital improvements to, parks, 
playgrounds and similar public purposes and may use the interest on the funds not 
expended for these purposes for the operation and maintenance costs of parks, 
playgrounds, and similar public purposes. This will enable Council to strategically 
acquire and develop recreational lands in a location and of a quality and quantity that 
will benefit the municipality as a whole. To ensure that land is strategically acquired, 
Council will develop a strategic plan for the acquisition of future land. As part of this 
strategic plan, Council will review the existing municipal land inventory to determine 
the usefulness of these parcels in relation to the Strategic Plan. This plan will include 
estimated times and budget expenditures necessary to reach Councils’ goals. 

To provide the residents in the Municipality with reasonable access to park, 
playground and similar public areas, Council’s policies are: 

3.11.1 To require subdividers to contribute cash in the amount of two percent of the 
market value of all new lots created and for which subdivision approval has 
been requested or is required. 

3.11.2 To waive the requirements of Policy 3.11.1 where: 

(a) A lot created contains an existing main building; 
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(b) A lot created is a remainder lot: 

(c) An approval is for the consolidation of two or more lots;  

(d) Lot boundaries are altered and no new additional lots are created; 

(e) An approval is for a designed road as a separate lot; or 

(f) The Municipality owns the property being subdivided. 

3.11.3 To develop a Strategic Plan for the acquisition and disposition of land by the 
Municipality, which will identify Councils’ goals with respects to recreational 
lands and incorporate projected budget expenditure estimates and the time 
frames necessary to reach these goals. 

3.11.4 To consider proposals for usable land consisting of at least 5% of the 
subdivided lands, by area, in lieu of the cash dedication. Such lands must 
include water access and must include frontage on a Public Road. 
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4. Part 4 – Secondary Planning Strategies 

4.1 Background 

Where Council has adopted a Municipal Planning Strategy for the whole municipality 
such as this one, the Municipal Government Act provides that Council may adopt a 
secondary planning strategy which applies, as part of the Municipal Planning Strategy, 
to specific areas within the municipality. Where planning strategies are put in place in 
conformance with Policy 2.3.1 because of a request from a community for land use 
control, or in conformance with Policy 2.3.2, they will be secondary planning strategies 
included within this Municipal Planning Strategy. 

Considering the powers set out in the Municipal Government Act, and in order to carry 
out intentions and policies set out in Sections 2.3 and 2.4 of this Municipal Planning 
Strategy, Council has adopted the following policies: 

4.1.1 It is the policy of Council to provide planning staff and to consider adopting a 
Secondary Planning Strategy for any community which specifically requests 
Council for such services and consideration. 

4.1.2 The Secondary Plan Areas Map (1) which is attached to this Municipal 
Planning Strategy is a generalized representation of the location of areas 
affected by Secondary Planning Strategies and Land Use By-laws. 

4.1.3 The exact boundaries of the areas affected by Secondary Planning Strategies 
are shown on the Future Land Use Maps and Zoning Maps appended to the 
Secondary Planning Strategies and Land Use By-laws in effect in various parts 
of the Municipality. 

4.1.4 Where there is any conflict between the policies expressed in this Municipal 
Planning Strategy and the policies expressed in any Secondary Planning 
Strategy, the most stringent will prevail. 

4.1.5 The Coastal Protection Area Map (2) which is attached to this Municipal 
Planning Strategy is a generalized representation of the location of areas 
affected by Coastal Protection policies and regulations. 

4.1.6 The Municipal-Wide Land Use Map (3) which is attached to this Municipal 
Planning Strategy is a generalized representation of the location of areas 
affected by the Municipal-Wide Land Use policies and the associated 
Municipal-Wide Land Use By-law. 
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4.2 Village of Hebbville 

On February 14, 2012, Municipal Council approved a revised Secondary Planning 
Strategy and Land Use By-law for the Village of Hebbville. The Minister of Services 
Nova Scotia and Municipal Relations reviewed these documents and deemed them not 
to require ministerial approval. The Secondary Planning Strategy for the Village of 
Hebbville is to be included within this Municipal Planning Strategy as a Secondary 
Planning Strategy. On March 21, 2012 the first notice of Municipal Council’s approval 
appeared in the local newspaper and is the effective date of the document. 

4.2.1 It is the policy of Council that the Secondary Planning Strategy for the Village 
of Hebbville as approved by Municipal Council, effective March 21, 2012, is 
incorporated into this Municipal Planning Strategy for the Municipality as a 
Secondary Planning Strategy. 

4.3 Oakland 

On September 9, 2003, Municipal Council approved a revised Secondary Planning 
Strategy and Land Use By-law for the community of Oakland. The Minister of Service 
Nova Scotia and Municipal Relations reviewed the Oakland Secondary Planning 
Strategy and Land Use By-law and deemed them not to require ministerial approval. 
On October 22, 2003 the first notice of Municipal Council’s approval appeared in the 
local newspaper and is the effective date of the document. 

4.3.1 It is the policy of Council that the Secondary Planning Strategy for the 
community of Oakland as approved by Municipal Council, effective October 
22, 2003, is incorporated into this Municipal Planning Strategy for the 
Municipality as a Secondary Planning Strategy. 

4.4 Riverport and District 

On July 12, 2005 Municipal Council approved a revised Secondary Planning Strategy 
and Land Use By-law for Riverport and District plan area. The Minister of Service Nova 
Scotia and Municipal Relations reviewed the Riverport and District Secondary Planning 
Strategy and Land Use By-law and deemed them not to require ministerial approval. 
On August 10, 2005 the first notice of Municipal Council’s approval appeared in the 
local newspaper and is the effective date of the document. 

4.4.1 It is the policy of Council that the Secondary Planning Strategy for Riverport 
and District as approved by Municipal Council, effective August 10, 2005, is 
incorporated into this Municipal Planning Strategy for the Municipality as a 
Secondary Planning Strategy. 
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4.5 Princes Inlet and Area 

On January 12, 2016 Municipal Council approved a revised Secondary Planning 
Strategy and Land Use By-law for Princes Inlet and Area. The Minister of Service Nova 
Scotia and Municipal Relations reviewed the Princes Inlet and Area Secondary Planning 
Strategy and Land Use By-law and deemed them not to require ministerial approval. 
On February 17, 2016 the first notice of Municipal Council’s approval appeared in the 
local newspaper and is the effective date of the document. 

4.5.1 It is the policy of Council that the Secondary Planning Strategy for the Princes 
Inlet and Area, as approved by Municipal Council, effective February 17, 2016 
is incorporated into this Municipal Planning Strategy for the Municipality, as a 
Secondary Planning Strategy. 

4.6 Blockhouse 

On September 9, 2008 Municipal Council approved a revised Secondary Planning 
Strategy and Land Use By-law for Blockhouse. The Minister of Service Nova Scotia and 
Municipal Relations reviewed the Blockhouse Secondary Planning Strategy and Land 
Use By-law and deemed them not to require ministerial approval. On October 14, 2008 
the first notice of Municipal Council’s approval appeared in the local newspaper and is 
the effective date of the document. 

4.6.1 It is the policy of Council that the Secondary Planning Strategy for the 
Blockhouse Area, as approved by Municipal Council, effective October 14, 
2008, is incorporated into this Municipal Planning Strategy for the 
Municipality, as a Secondary Planning Strategy.  

4.7 Osprey Village 

On December 12, 2006 Municipal Council approved a revised Secondary Planning 
Strategy and Land Use By-law for Osprey Village. The Minister of Service Nova Scotia 
and Municipal Relations reviewed the Osprey Village Secondary Planning Strategy and 
Land Use By-law and deemed them not to require ministerial approval. On January 24, 
2007 the first notice of Municipal Council’s approval appeared in the local newspaper 
and is the effective date of the document. 

4.7.1 It is the policy of Council that the Secondary Planning Strategy for Osprey 
Village as approved by Municipal Council, effective January 24, 2007, is 
incorporated into this Municipal Planning Strategy for the Municipality as a 
Secondary Planning Strategy. 
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4.8 Hemford Forest 

On April 13, 2021 Municipal Council approved a Secondary Planning Strategy and Land 
Use By-law for Hemford Forest Plan Area, following a plebiscite conducted on 
September 22, 2018 to regulate land use planning. 

4.8.1 It is the policy of Council that the Secondary Planning Strategy for Hemford 
Forest as approved by Municipal Council is incorporated into this Municipal 
Planning Strategy for the Municipality as a Secondary Planning Strategy. 
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5. Municipal-Wide Land Use Policies 

In response to concerns over unregulated development occurring along the coastline, as 
well as unregulated cluster developments occurring in both coastal and inland areas, 
Council initiated the process of introducing targeted land use controls to address these 
concerns in 2023 through new policies and the introduction of a Municipal-Wide Land 
Use By-law. These land use regulations are recognized as temporary measures to control 
specific types of development, particularly in areas outside of the existing Secondary 
Plan Areas, recognizing that full land use controls will be implemented shortly. However, 
as they impact areas across the municipality, the policies contained in the Cluster 
Development and Coastal Protection sections also apply to Secondary Plan Areas. 
Therefore, in cases where similar policies or regulations overlap, the most stringent ones 
will apply. 

5.1 Cluster Developments 

Cluster developments are a type of residential development where several detached 
and/or multiple-unit dwellings are located on the same property. In response to 
concerns over the absence of development standards for this kind of development, 
Council has introduced a process by which cluster development proposals to develop 
or expand projects, including through new or additional phases, are able to be 
approved through a development agreement process. The following general policies 
apply to this kind of development: 

5.1.1 Council will review cluster development regulations every five years and 
update them in accordance with best practices for development regulations. 

5.1.2 Council will permit cluster developments in all areas of the Municipality unless 
stricter policies are contained in a Secondary Planning Strategy or associated 
Land Use By-law. 

Conservation design development is a style of cluster development designed to 
conserve open space in rural areas and protect environmental features. The basic 
principle of the design is to locate homes on the portion of the site best suited for 
development while retaining the remainder of the site as open space. While 
conservation design is not being directly evaluated as part of the development 
agreement process, Council wishes to promote conservation design as one possible 
way of meeting environmental and servicing standards. 

5.1.3 It will be a policy of Council to promote and encourage conservation design 
style cluster development. 
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5.2 Cluster Developments by Development Agreement 

The evaluative criteria of the development agreement process provides Council the 
flexibility to uphold development standards that are appropriate to the size, 
configuration, and location of the proposed development. 

5.2.1 Council will consider cluster development applications through the 
development agreement process. 

5.3 Non-Conforming Allowances for Phased and Bare Land Condominiums 

A non-conforming use, sometimes called a grandfathered use, is a status given to a land 
use that pre-dates a regulation to allow its continuation under certain restrictions. 
Considering that work may have already begun on unregistered phased-development 
and bare land condominium units, relying on their unregulated status before the 
enactment of these planning documents, a future date has been designated for 
grandfathering. This non-conforming status allows a reasonable period for completing 
the necessary work to register units that were underway when the notice of intent to 
adopt these planning documents was published. 

5.3.1 As outlined in the Municipal-Wide Land Use By-law section on Non- 
Conforming Uses, it will be a policy of Council that, for cluster developments 
being developed as bare land condominiums or phased land condominiums, 
all units that have been accepted for registration by the Registrar of 
Condominiums as evidenced by their being registered at the appropriate Land 
Registration office established under the Land Registration Act by December 
31, 2025, will be recognized by Council as non-conforming.  
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5.4 Coastal Protection  

In response to the dynamic challenges posed by climate change and our coastal 
environment, Council has introduced a comprehensive set of coastal protection 
policies. In the face of sea-level rise, erosion, and the potential loss of critical 
ecosystems, these policies stand as a guide for responsible coastal development, 
fostering environmental sustainability, and safeguarding both our communities and 
the natural beauty of our coast. 

These policies outline a framework addressing coastal flooding, erosion control, and 
the preservation of sensitive coastal ecosystems. At its core, they are a commitment to 
striking a harmonious balance between development and the natural environment. By 
guiding responsible land use and incorporating climate change resilience, these 
policies are in place to safeguard human developments from the coast and, equally 
crucial, to protect the coast from the adverse impacts of human development. These 
policies signify Council’s commitment to the well-being of our communities and the 
preservation of the unique ecological diversity inherent to our coastal region. 

Considering these issues, the following general policies regarding coastal protection 
are as follows: 

5.4.1 Council will build public awareness about coastal flooding, erosion issues, the 
protection of coastal ecosystems, and the regulations intended to deal with 
them. Council will also promote utilizing natural-based solutions such as 
vegetative buffers and living shorelines.  

5.4.2 Council will conduct periodic reviews of the coastal protection regulations 
outlined in the Land Use By-law every five (5) years, with a commitment to 
updating them in alignment with the most current information on erosion and 
climate change models and projections. 

5.4.3 Coastal protection policies generally apply to areas along the coastline, as 
shown in Map 2, Designated Coastal Protection Area. The Municipal-Wide 
Land Use By-law will also include boundaries of areas requiring development 
permits and where specific coastal protection regulations apply. 

5.5 Coastal Flooding 

The Municipality of the District of Lunenburg is facing sea level rise, erosion, and the 
loss of sensitive ecosystems along its coastline. If measures to combat the effects of 
climate change are not put in place, local sea levels are projected to rise by 1.57 
metres by the year 2100. When combined with a significant storm surge and Higher 
High Water Large Tides, areas with elevations of up to 3.97 metres could be 
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periodically inundated with sea water. New development along the coast must 
consider the risks associated with climate change, and existing structures below the 
Higher High Water Large Tide must be prepared to either adapt or retreat from the 
coast over time. 

Of particular concern in MODL are dense coastal communities, where a substantial 
amount of existing development lies within areas known to be at risk of the effects of 
sea level rise and climate change. Implementing policies and strategies to regulate 
development along the coast is vital to ensure the resilience and sustainability of 
MODL’s coastal communities. These policies outline key actions that will help manage 
the risks imposed by rising sea levels and protect current and future development in 
the face of climate change uncertainties. 

Policy Objectives: 

 To reduce the risk and impact of coastal flooding on communities. 

 To effectively manage land use and development along the coast. 

 To safeguard public health, safety, and welfare by minimizing exposure to coastal 
inundation and storm surge risks. 

 To promote sustainable land use practices that consider the long-term resilience 
of the community in the face of rising sea levels and increased storm events. 

 To balance economic and environmental sustainability. 

5.6 Coastal Flood Area Policies 

The Flood Risk Area delineates areas along the coastline which are most at risk of 
coastal flooding due to tide levels, sea level rise and storm surges. It shows areas that 
may be either permanently or temporarily inundated by water by the year 2100. 
Policies that apply to these areas are designed to help safeguard residents and 
developments from the risks posed by coastal flooding. The following policies apply to 
this area: 

5.6.1 The Municipal-Wide Land Use Bylaw will include a Coastal Flood Risk Area to 
protect development from flooding in areas that are projected to be 
vulnerable to flooding by 2100.  

5.6.2 Council, through the Municipal-Wide Land Use Bylaw, will prohibit the 
construction of habitable floor space below an elevation of 3.97 metres with 
reference to the Canadian Geodetic Vertical Datum of 2013. 

Agenda Page 96 of 175



 

MODL Municipal Planning Strategy | Page 33 
 
 

5.6.3 Council recognizes the critical importance of safeguarding vulnerable 
communities and will protect them from the threats of flooding and potential 
emergency evacuations by prohibiting institutional uses within the Coastal 
Flood Risk Area, regardless of elevation. 

5.6.4 Within the Municipal-Wide Land Use Bylaw, Council will grant exemptions for 
non-habitable accessory structures and marine related uses. 

5.6.5 Despite Section 5.6.2, Council will, through the Land Use Bylaw, authorize 
non-conforming structures to undergo renovations, rebuilding, or relocation.  

5.6.6 Despite Section 5.6.2, Council may, through the Land Use Bylaw, authorize 
limited additions to non-conforming structures that do not meet the elevation 
requirements.  

5.6.7 Council, through the Land Use By-law, may grant property owners the 
authority to relocate existing developments, so long as the relocation does 
not reduce the elevation requirement, by relaxing development standards, 
including property lines setbacks. 

5.7 Coastal Erosion 

Coastal shoreline erosion is an inherent and continuous process, that can pose adverse 
impacts on shoreline developments. The extent of erosion within the Municipality 
varies along the coastline due to distinct surficial geological conditions and differing 
exposure levels to wind, waves, runoff and storm events. Erosion rates range from as 
high as 0.7 metres per year in some areas to a much slower pace in others. 
Consequently, certain erosion control methods, like seawalls, can contribute to 
adverse environmental effects, disrupting natural coastal processes, reducing marine 
life habitat, and exacerbating erosion in neighbouring areas. 

Recognizing these challenges, Council acknowledges the wealth of academic research 
supporting natural-based solutions for erosion mitigation. These solutions include 
initiatives such as coastal salt marsh restoration and the creation of ‘living shorelines.’ 
These strategies employ grading techniques and meticulous vegetation selection to 
provide adequate stabilization. 

Council will implement land use controls governing shoreline development in response 
to erosion risk concerns. These regulations involve the establishment of a Coastal 
Erosion Risk Area and Vegetative Buffers. These measures aim to safeguard 
development and human life from potential erosion threats while preserving the 
natural environment from harmful human development. 
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Policy Objectives: 

 To safeguard human health, safety, and welfare by minimizing the risks to public 
safety associated with coastal erosion.  

 To effectively manage development along the coast. 

 To preserve and protect coastal ecosystems by implementing measures to 
mitigate the impact of human development.  

 To increase public awareness on the options that exist for reducing erosion on 
their property.  

 To increase public awareness and understanding of the benefits of soft barriers 
such as living shorelines. 

5.8 Coastal Erosion Risk Area Policies 

The Coastal Erosion Risk Area represents an area within 30 horizontal metres from the 
coast. This area is designed to safeguard properties within the structure’s lifetime from 
risks associated with erosion and preserve coastal ecosystems. It is designed as an 
overlay approach where some areas experience higher or lower erosion rates. The 
following policies apply to this area:  

5.8.1 Council, through the Municipal-Wide Land Use Bylaw, will establish a Coastal 
Erosion Risk Area and prohibit development within a 30-metre area along the 
coastal shoreline. 

5.8.2 Despite Section 5.8.1 the Municipal-Wide Land Use By-law will include 
exemptions for non-habitable accessory and marine related uses. 

5.8.3 Through the Municipal-Wide Land Use Bylaw, Council will establish a 
structured process that allows property owners seeking to build within the 
Coastal Erosion Risk Area, the ability to submit a site-specific erosion study 
conducted by a qualified professional. The study must demonstrate that 
building within the Erosion Risk Area does not pose any hazards to the 
proposed development. 

5.8.4 Under the provisions outlined in the Municipal-Wide Land Use Bylaw, Council 
will authorize property owners with existing structures to undertake 
expansions that extend beyond their current footprints, provided such 
expansions are situated away from the Coastal Erosion Risk Area. 

(a) Despite Section 5.8.1 additions to existing structures within the Erosion 
Risk Area that consist of habitable space and which are proposed to be 
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closer to the coastal shoreline will require a study done by a qualified 
professional in line with the requirements outlined in Section 5.8.3 

5.8.5 The Municipal-Wide Land Use By-law will include regulations allowing 
flexibility in certain lot requirements for property owners to relocate existing 
structures away from eroding banks on undersized lots and improve 
compliance with buffer requirements when moving existing buildings. 

5.9 Vegetative Buffer Area Policies 

The Vegetative Buffer represents a strip of land situated between the edge of the 
coastline and areas further inland that is intended to serve as a naturalized buffer that 
protects the natural functions of the coast and shoreline from potential impacts of 
development. This area is important because it helps prevent erosion along the coast, 
filters run-off and provides key habitat for wildlife. The following policies apply to this 
area: 

5.9.1 Through the Land Use Bylaw, Council will require a 15-metre Vegetative 
Buffer to help mitigate erosion, reduce flood risk, and safeguard sensitive 
coastal ecosystems. 

5.9.2 Despite Section 5.9.1 the Municipal-Wide Land Use By-law will allow a portion 
of the vegetative buffer to be cleared to provide water views, water access 
and accessory use provisions. 

5.9.3 Despite Section 5.9.1 the Municipal-Wide Land Use By-law will specify certain 
marine-related uses that require direct access to the coastline and which are 
exempt from the buffer requirements. 

5.10 Sensitive Coastal Ecosystems 

Sensitive Coastal Ecosystems form an interdependent and intricate system, including 
salt marshes, dunes, and beaches. Their sensitivity to development pressure is notable, 
as they collectively contribute to a multifaceted ecosystem. These environments 
provide essential functions such as coastal protection and serve as habitats for diverse 
plant and animal species. However, human actions like development can disrupt 
wetland habitats and hinder their crucial ecological roles. 

Policy Objectives: 

 To protect existing coastal ecosystems such as wetlands, dunes, and beaches from 
disruption caused by development. 

 To encourage the maintenance of vegetation along the coast to help prevent 
erosion and avoid disrupting coastal ecosystems. 
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 To increase public awareness around the importance of coastal ecosystems to 
biodiversity and our natural landscape and ways to protect them. 

As it relates to the protection of beaches and dunes, the following general policy 
applies: 

5.10.1 Council recognizes the invaluable role that ecosystems, including beaches and 
dunes, play in ensuring the health and well-being of our coastline. The 
regulations addressing flooding and erosion mitigation are recognized as 
helping to safeguard these sensitive coastal environments by directing 
development away from the coast.  

5.11 Coastal Wetland Protection Policies 

The Sensitive Coastal Ecosystems policies pertain to coastal wetlands have been 
primarily identified by the province. These policies aim to protect and conserve these 
areas from the negative impacts of development through prohibiting development 
within the wetlands and extending the prohibition to areas surrounding the wetlands 
by employing a vegetative buffer. The vegetative buffer is intended to help with 
filtration of contaminates and provide crucial habitat for wildlife and aquatic life. The 
following policies apply to this area: 

5.11.1 Through the Municipal-Wide Land Use By-law, coastal wetlands will be 
recognized in a Development Constraints Map which is based on the 
provincial Wetlands, Vegetation and Classification Inventory map. 

5.11.2 Under the provisions outlined in the Municipal-Wide Land Use Bylaw, Council 
will establish a 30-metre horizontal development setback and vegetative 
buffer around identified coastal wetlands in the Development Constraints 
Map to safeguard wetlands from the impacts of development.   

5.11.3 Council acknowledges there are potential inaccuracies in the provincial 
mapping. Property owners may request revisions to the Development 
Constraints Map by submitting a study conducted by a qualified professional, 
with the purpose of either incorporating or excluding specific wetland areas 
from the map. 

(a) The Municipality may require confirmation from the Department of 
Environment and Climate Change prior to accepting changes to wetland 
protection boundaries shown on the Development Constraints Map.  

5.11.4 At its sole discretion, Council may enhance the Development Constraints Map 
by including additional wetlands that have been properly documented by 
qualified professionals. This may be achieved through accepting 
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documentation provided or collaborating with environmental organizations to 
obtain wetland delineation documentation. 

5.11.5 Council will foster collaboration and partnerships with environmental groups 
and organizations to aid in facilitating scientifical knowledge pertaining 
coastal ecosystems and thereby therefore promoting an understanding of 
coastal ecosystems and encouraging informed decisions for their conservation 
and effective management.  

6. Implementation 

6.1 Development Agreements 

A development agreement is a binding legal agreement between the Municipality and 
a property owner that can address specific details regarding the design and use of a 
proposed development.  

6.1.1 Council will consider entering into a new development agreement where such 
an agreement is enabled by policies elsewhere in this Plan. Where Council 
approves a development agreement, the development agreement will: 

(a) Specify the development, expansion, alteration, or change permitted; 

(b) Specify the conditions under which the development may occur; and 

(c) Set terms by which Council may amend or by which Council or the Chief 
Administrative Officer may terminate and discharge the agreement. 

6.1.2 Council will not approve or amend a development agreement unless Council is 
satisfied the proposed agreement is consistent with the enabling policy and 
the general criteria set out in Policy 6.3. 

6.2 Content of a Development Agreement 

6.2.1 Council may specify conditions in the Development Agreement to meet the 
enabling and general criteria outlined in Policy 6.3. These conditions may 
include but are not limited to controls regarding: 

(a) Adequacy of street networks, site access, and emergency evacuation; 

(b) Adequacy of services such as water and sewer; 

(c) Access of emergency vehicles; 

(d) Stormwater management; 

(e) Grading and erosion control; 
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(f) The phasing of a development; 

(g) Time limits for the initiation and/or completion of development; 

(h) Availability of a safe water supply;  

(i) The suitability of the site in relation to environmental impact; and 

(j) All other matters enabled in Section 227 of the Municipal Government 
Act. 

6.3 General Evaluation Criteria of a Development Agreement 

6.3.1 Council will not approve a development agreement unless Council is satisfied 
the proposal: 

(a) Is consistent with the intent of this Municipal Planning Strategy;  

(b) Does not conflict with any Municipal or Provincial programs, bylaws, or 
regulations in effect in the Municipality;  

(c) Is not premature or inappropriate due to: 

(i) Impacts on existing drinking water supplies, both private and 
public; 

(ii) The adequacy of central water and sewage services or, where such 
services are not available, the suitability of the site to 
accommodate on-site water and sewage services; 

(iii) The creation of excessive traffic hazards or congestion on road, 
cycling, and pedestrian networks within, adjacent to, or leading to 
the proposal; 

(iv) The adequacy of fire protection services and equipment; 

(v) Impacts on known habitat for species at risk; 

(vi) The potential to create flooding or serious drainage issues, 
including within the proposal site and in nearby areas; and 

(vii) The suitability of the site in terms of grades, soil and geological 
conditions, the location of watercourses and wetlands, and 
proximity to utility rights-of-way.  
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6.4 Specific Evaluation Criteria of a Development Agreement 

6.4.1 Council may require, in addition to any other required information, any or all 
the following information, prepared by an appropriate qualified professional 
at the applicant’s cost, and at a level sufficiently detailed to determine 
whether the criteria for adopting a development agreement have been met. 

(a) A detailed plot plan showing features such as, but not limited to:  

(i) The layout of the site and associated wastewater systems in 
accordance with Nova Scotia Environment’s on-site sewage 
technical guidelines; 

(ii) Location and dimensions of existing and proposed road, bicycle, 
and pedestrian networks; 

(iii) The location of dedicated green space, including open space and 
amenities; 

(b) A hydrogeological assessment in accordance with the guidelines set out 
in Nova Scotia Environment’s groundwater assessment standards;  

(c) An environmental impact study identifying the potential impact and 
recommended mitigation measure for wetlands, natural habitats, or 
species at risk;  

(d) Access for emergency vehicles; and  

(e) Any other matters enabled in Section 227 of the Municipal Government 
Act. 
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Attachments 

Map 1: Secondary Plan Areas  

 

Map 2: Designated Coastal Protection Area 

 

Map 3:  Municipal-Wide Land Use 
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Municipality of the District of Lunenburg 

Amending By-law Details 
Name Amendments to the Municipal Wide Land Use By-law, 

2024 
Number 049A 
Legislative Authority Municipal Government Act, Section 205 
Effective Date - 

Be it enacted by the Council of the Municipality of the District of Lunenburg, under the 
authority of Section 205 of the Municipal Government Act, as follows: 

Title 
1 This By-law is titled ‘Amendments to the Municipal Wide Land Use By-law, 2024’ and may 

be cited as the Cluster Development Land Use By-law Amendment (2024). 

Amendments to the Municipal Planning Strategy (By-law 049A) 
2 The Definitions section is amended by adding the definition text: “Cluster Development 

means six (6) or more Dwelling Units contained in two or more Dwellings on a single Lot 
that is partly or entirely un-serviced by municipal water and sewer, including new phases 
or units in a phased-development condominium with six (6) or more Dwelling Units overall. 
A Recreational Vehicle Parking Site is not considered a Cluster Development.” After the 
‘Building Footprint’ and before ‘Coastal Erosion Risk Area’ definitions. 

3 New section ‘4.13. Cluster Developments’ is added after 4.12 Sensitive Coastal Ecosystems 
and before section 5. List of Attachments with the following text: “ 

4.13 Cluster Developments 

Cluster Developments are permitted in all areas of the Municipality, except in cases 
where more stringent policies apply in Secondary Plan Areas. No development 
permit will be issued for any Cluster Development except in accordance with a 
development agreement approved under the policies in the Municipal Planning 
Strategy, including, but not limited to those in Sections 5 and 6.” 

4 Sections titled ‘Reserved for Future Use’ removed throughout. 

By-law Adoption 

Date of first reading of amending by-law 

Date of second reading of amending by-law 
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Date of advertisement of passage of amending by-law 
Effective date of the by-law unless otherwise specified in the text of this 
by-law. 

Date of mailing a certified copy of amending by-law to Minister 

I certify that this “Amendments to the Municipal Wide Land Use By-law, 2024” was 
adopted by Municipal Council and published as indicated above. 

Signature of Municipal Clerk Date 
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1. Title and Purpose 

1.1 Title 

This By-law is titled the Municipality of the District of Lunenburg Municipal-Wide 
Land Use By-law. 

1.2 Purpose 

The purpose of this By-law is to carry out the intent of the Municipality of the District 
of Lunenburg Municipal Planning Strategy, under the Municipal Government Act, by 
regulating the land use and structures within the Municipality. 

1.3 Compliance with Other By-laws and Regulations 

This By-law does not exempt any person from complying with the requirements of 
other laws or regulations in force within the Municipality of the District of Lunenburg, 
or from obtaining any license, permission, permit, authority, or approval required 
thereunder. Where any provisions of this By-law conflicts with those of any other 
Municipal, Provincial or Federal regulation, by-law or code, the more stringent 
requirement will apply. 

1.4 Effective Date 

This By-law will take effect on the date a notice is published in a newspaper, 
circulating in the Municipality, informing the public that the Regional Municipal 
Planning Strategy and its implementing Land Use By-law are in effect. 
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2. Definitions 

Annual Erosion Rate means the measurement of the quantity of soil or land that is lost 
through the process of erosion over a one-year period. 

Boathouse means a permanent or temporary roofed structure, which does not contain toilet 
facilities, and which is used for the shelter or storage of boats, watercraft and associated 
marine accessories and equipment. No part of a boathouse may be used as a Dwelling Unit, 
for the habitation of animals, or for commercial uses. A boathouse does not include a garage. 

Building Footprint means the horizontal area, measured from the outside of all exterior walls 
and supporting columns of a building. Excluded from this measurement are carports, patios, 
decks, balcony areas, porches, projections, as well as ramps and stairways necessary for 
access. 

Cluster Development means six (6) or more Dwelling Units contained in two or more 
Dwellings on a single Lot that is partly or entirely un-serviced by municipal water and sewer , 
including new phases or units in a phased-development condominium with six (6) or more 
Dwelling Units overall. A Recreational Vehicle Parking Site is not considered a Cluster 
Development. 

Coastal Erosion Risk Area means an area along a coastline prone to erosion. These areas are 
vulnerable to the gradual loss of land due to natural forces like geological conditions, lack of 
vegetation, waves, and tides. 

Coastal Flood Risk Area means the temporary inundation of land along coastlines, caused by 
the overflow of water that can threaten communities, ecosystems, and infrastructure. 

Coastal Wetland means a Wetland dominated by rooted herbaceous plants that drains 
directly into coastal waters and has the potential to be at least partially inundated with salt 
or brackish water.  

Commercial Use means the use of land for the primary purpose of buying, selling or trading 
of merchandise or services. 

Council means the Council of the Municipality of the District of Lunenburg. 

Development means any construction, erection, alteration, placement, replacement, 
location, relocation of, or addition to any structure and any change or alteration in the use 
made of land or structures. 
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Development Agreement means a legal agreement between Council and a property owner 
governing the use of the property owner’s land, as enabled by the Municipal Government Act 
and Municipal Planning Strategy and registered on title. 

Development Permit means the permit issued by the Development Officer certifying that a 
proposed development complies with the provisions of the Land Use By-law. 

Dune means an unconsolidated sand or gravel deposit found in a beach environment and 
recognized by raised topography. Dunes may be vegetated with salt-tolerant vegetation such 
as marram grass or may be established with ericaceous vegetation or tree species (e.g. 
forested Dune). 

Dwelling means a building containing at least one Dwelling Unit for human habitation, which 
is capable of being occupied as a home or residence. 

Dwelling Unit means one or more habitable room(s) that may be used as a residence by an 
independent, separate household, which: has a bathroom for exclusive use of the household; 
has a kitchen for the exclusive use of the household; and has a private entrance from outside 
the building or from a common hallway or stairway. 

Elevation Setbacks means a mandate that structures, or the uses within a structure to be 
located at a certain elevation above the projected water levels to mitigate risks associated 
with natural events like flooding, storm surges, or other environmental factors. 

Floor Area means the total area of all floors of a building, above and below grade, measured 
between the exterior faces of the exterior walls of the building or from the centreline of a 
wall separating two buildings. 

Habitable Floor Space means the interior area within a building that is designed and suitable 
for human occupancy. This includes spaces such as living rooms, bedrooms, kitchens, and 
other areas where people can reside or carry out daily activities and does not include 
unfinished basements or attached garages. 

Institutional Use means the use of land, building or structures for religious, educational, 
health or charitable purposes. 

Lot means any parcel of land as described by its boundaries. 

Marine-Related Uses means non habitable activities tied to the marine environment, 
including but not limited to industrial, commercial, and recreational pursuits such as boat 
building, marinas, fisheries, and fish processing plants. 
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Marine-Related Accessory Uses means activities or structures on land that support or 
complement marine activities, such as boat storage, marine equipment, repair facilities, and 
boat launching ramps. 

Municipal Planning Strategy means the Municipal Planning Strategy of the Municipality of 
the District of Lunenburg. 

Non-Conforming Use means a non-conforming structure and use as described in Sections 
238-241 of the Municipal Government Act. 

Non-Habitable Accessory Uses means a separate non habitable structure located on the 
same Lot as the main building or principal use, and of a nature customarily and clearly 
subordinate and incidental to the main building or main use of land. 

Person means an individual, association, firm, partnership, corporation, trust, incorporated 
company, organization, trustee or agent, and the heirs, executors or other legal 
representatives of a person to whom the context can apply according to law. 

Qualified Professional means an individual who has undergone proper educational training 
and gained experience and expertise to become certified or recognized as able to practice in 
a particular profession in the province of Nova Scotia and, if required by applicable 
legislation, is a member in good standing in the professional body representing and/or 
regulating the profession in Nova Scotia.   

Recreational Vehicle Parking Site means a pad or area of land designated for the parking of a 
recreational vehicle. 

Site Plan Approval means an approval process that evaluates the layout of site features such 
as buildings, parking areas, and landscaping for compliance with the Land Use By-law. 

Top of Bank means the location up-slope from the scoured channel of a stream, or shoreline, 
where an abrupt change of slope occurs. 

Use means the purpose for which any land, building or structure is utilized, and also means 
the purpose for which any land, building or structure is designed, arranged, or intended or 
the purpose for which any land, building or structure is occupied or maintained or leased. 

Vegetated Buffer means a designated strip of land containing a mix of species including 
trees, shrubs and grasses, whether naturally occurring or planted during restoration, that 
provides filtration of pollutants and sediment, and promotes bank stability as a means to 
protect water quality and habitat of all waterbodies and Watercourses and protects property 
from flooding and erosion. 
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Watercourse means the bed and shore of every lake, river, stream, ocean, estuaries, or other 
body of water. 

Wetland means a distinct ecosystem located in low-lying area of land where water is present 
either permanently or seasonally, featuring unique hydrology, soils, and vegetation. 
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3. Administration 

3.1 Development Officer 

This By-law will be administered by the Development Officer appointed by the 
Council of the Municipality of the District of Lunenburg, and the Development Officer 
will issue Development Permits under this By-law. 

3.2 Acting Development Officer 

In the absence or incapacity of the Development Officer, the Acting Development 
Officer appointed by Council will act in the Development Officer’s stead. 

3.3 Requirement for Development Permits 

No person may undertake, or cause or permit to be undertaken, any development in 
the Designated Coastal Protection Area identified on Schedule A, unless a 
Development Permit has been obtained in relation to such development from the 
Development Officer or Acting Development Officer, as appointed by Council. 

3.4 No Development Permit Required 

Despite Section 3.3, a Development Permit is not required for: 

3.4.1 A development that involves interior renovations of a building that will not add 
more Dwelling Units or will not involve a change in the use of the building. 

3.4.2 Minor structures such as retaining walls, children’s play structures, hot tubs, cold 
frames, garden trellises, clothesline poles, dog houses, propane cylinders, and 
heat pumps. 

3.5 Requirement for Development Permit Application 

Development Permits submitted to the Development Officer must be in the form 
prescribed by the Development Officer.  

3.5.1 The application for a Development Permit must be signed by the owner of the 
Lot, or by their authorized agent. 

3.5.2 The application for a Development Permit must set forth in detail the current 
and proposed use of the Lot and each building or structure, or part thereof, 
together with all information necessary to determine whether the proposed 
development conforms to the requirements of this By-law. 

3.6 Contents of Development Permit Application 

Every application for a Development Permit must be accompanied by a plan drawn to 
an appropriate scale and showing: 
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3.6.1 The true shape and dimension of the Lot to be used or upon which the 
development is proposed; 

3.6.2 The proposed location, height and dimensions of any building or structure for 
which the permit is applied and the locational information must include 
measurements of the Lot frontage and front, side and rear yards; 

3.6.3 The location of every building or structure already constructed, or partly 
constructed, on such Lot and the location of every building or structure existing 
upon abutting Lots; 

3.6.4 The proposed location and dimensions of parking areas, parking spaces, loading 
spaces, driveway accesses, and curbs; 

3.6.5 The location of existing and proposed landscaping, fencing, and outdoor storage; 

3.6.6 The location of any Watercourse and location of any existing or proposed 
building or structure in relation to the Watercourse;  

3.6.7 The location of existing and proposed public and private roads; and 

3.6.8 Other such information as may be necessary to determine whether or not the 
proposed development conforms to the requirements of this By-law. 

3.7 Requirement for Site Plan Approval Application 

Every person wishing to obtain a Site Plan Approval must submit an application for 
such Site Plan Approval to the Development Officer in the form prescribed from time 
to time by Council.  

3.8 Contents of Application for Site Plan Approval 

An application for a Site Plan Approval must be accompanied by a plan or sketch, 
drawn to an appropriate scale and showing sufficient detail to address any additional 
matters as contained in this By-law. 

3.9 Survey of Lands 

Where the Development Officer is unable to determine whether the proposed 
development conforms to this By-law, the Development Officer may require that the 
plans submitted under Section 3.6 be based upon an actual survey by a Nova Scotia 
Land Surveyor. 

3.10 Signatures 

The application for a Development Permit must be signed by the owner(s) of the Lot, 
or by their authorized agent, and must demonstrate in detail the current and 
proposed use of the Lot and each building or structure, or part thereof, together with 
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all information necessary to determine whether or not the proposed development 
conforms to the requirements of this By-law.  

3.11 Issuance of Development Permit 

The Development Officer will not issue a Development Permit unless: 

3.11.1 The proposed development is in conformance with this By-law; 

3.11.2 A site sketch has been approved by the Development Officer in conformance 
with this By-law, pursuant to the Municipal Government Act and the time for 
appeal has elapsed or the appeal has been disposed of. 

3.12 Deviations 

No developer may deviate, or allow deviations to be made, from the description of 
the proposed development that is contained in the Development Permit, unless the 
developer has obtained a new Development Permit from the Development Officer. 

3.13 Right of Entry 

The Development Officer, at all reasonable times, may enter into or upon any 
property within the area to which this Land Use By-law applies for the purposes of 
any inspection necessary in connection with the administration of this By-law, 
(pursuant to the Municipal Government Act). 

3.14 Lapse of Permits 

Every Development Permit issued under this By-law will automatically lapse, and 
become null and void, if the development to which it relates has not commenced and 
one year has passed since its issuance. 

3.15 Decision in Writing 

Any decision of the Development Officer to refuse the issuance of a Development 
Permit will be given by a written and or electronic notice, whereas any decision to 
revoke a Development Permit will be given by written notice served by registered 
mail, and such revocation will become effective on the third business day after it was 
sent. 

3.16 Revocation of Development Permit 

The Development Officer may revoke a Development Permit where the Development 
Permit was issued based upon false or mistaken information. 

3.17 Violations 

In the event of any alleged breach of the provisions of this By-law, the Municipality of 
Lunenburg may take action as outlined in the Municipal Government Act. 
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3.18 Service of Notice of Amendments or Development Agreement 

Where Council has given notice of its intention to adopt an amendment to this By-
law, which is not general in scope but which is in direct response to a specific 
development proposal, or has given notice of its intention to enter into a 
Development Agreement or to amend a Development Agreement, Council will serve 
notice of the proposed amendment, Development Agreement or amendment 
thereto, to affected property owners whose property lies within 305 metres of the 
property which is the subject of the proposed amendment, Development Agreement 
or amendment thereto. The notice will: 

3.18.1 Provide a synopsis of the proposed amendment, Development Agreement, or 
amendment thereto, 

3.18.2 State the date, time, and place set for the public hearing on the amendment, 
Development Agreement, or amendment thereto, and 

3.18.3 Be served by ordinary and/or electronic mail. 

A suitable notice, containing the above-mentioned information, must also be erected 
upon the property that is the subject of the proposed amendment or Development 
Agreement or amendment thereto. 

3.19 Cost of Advertising & Notice for Amendments or Development Agreement 

An advertising deposit must be paid to the Municipality as part of any application to 
amend this By-law, the Municipality Planning Strategy, or a development agreement. 
The deposit will be based on the costs of conducting a public participation program. 
After the advertisement is complete, the applicant must pay any additional 
advertisement costs; the Clerk will refund any surplus to the applicant. 

3.20 Effective Date 

Pursuant to the Municipal Government Act, this By-law will take effect on the date a 
notice is published in a newspaper, circulating in the Municipality, informing the 
public that the Planning Strategy and its implementing Land Use By-law are in effect. 

3.21 Service of Notice of Site Plan Approval 

Pursuant to the Municipal Government Act, where the Development Officer has 
approved a site plan, the Development Officer will serve a notice of the approval 
upon affected property owners whose property lies within 30 metres (100 feet) of 
the property which is subject of the Site Plan Approval. Such notice will: 

3.21.1 Provide a synopsis of the Site Plan Approval; 

3.21.2 Identify the property where the Site Plan Approval is granted; and 
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3.21.3 Set out the right to appeal the decision of the Development Officer. 
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4. General Provisions 

4.1 Application 

The provisions of Part 4, General Provisions will apply to the entire Municipality 
except where otherwise stated. 

4.2 Scope 

No person may undertake a development, nor will a Development Permit be issued, 
unless the proposed development conforms to all of the provisions of this Land Use 
By-law. 

4.3 Compliance with Other By-Laws and Regulations 

4.3.1 This By-law does not exempt any person from complying with the requirements 
of other by-laws or regulations in force within the Municipality of Lunenburg or 
from obtaining any license, permission, permit, authority, or approval required 
thereunder. 

4.3.2 Where any provisions of this By-law conflict with those of any other Municipal, 
Provincial, or Federal regulation, by-law or code, the more stringent requirement 
will apply. 

4.4 Non-Conforming Uses  

4.4.1 Uses of land that existed on the date of adoption of this By-law and that do not 
conform to the requirements of this By-law are considered non-conforming 
under section 238 of the Municipal Government Act and may continue to exist 
subject to the provisions of the Act (sections 239-241) or applicable policies of 
the Municipal Planning Strategy. Non-conforming uses that have been 
discontinued for a period less than 12 months will be permitted to be 
recommended. 

4.4.2 Non-conforming structures for residential uses may be: 

(a) Rebuilt, replaced or repaired if destroyed or damaged by fire or otherwise, if it 
is substantially the same as it was before the destruction or damage and it is 
occupied by the same use; 

(b) Enlarged, reconstructed, repaired or renovated where: 

(i) The enlargement, reconstruction, repair or renovation does not further 
reduce the minimum required yards or separation distance that do not 
conform with the Land Use By-law, and 

(ii) All other applicable provisions of the Land use By-law except minimum 
frontage and area are satisfied. 
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4.5 Non-Conforming Structures 

4.5.1 A structure lawfully in existence on the date of adoption of this By-law that does 
not meet the requirements of the zone in which it is located, is considered a non-
conforming structure under section 238 of the Municipal Government Act. 

4.5.2 Non-conforming structures must be subject to the following requirements:  

(a) Non-conforming structures may expand provided the expansion to the building 
or structure does not further reduce the setback that does not conform to the 
requirements.  

(b) Non-conforming structures containing main residential uses may be rebuilt or 
replaced in substantially the same location and be occupied by the same use. 

4.6 Non-Conforming Bare Land Condominiums 

For Cluster Developments being developed as bare land condominiums or phased 
land condominiums, all units that have been accepted for registration by the 
Registrar of Condominiums as evidenced by their being registered at the appropriate 
Land Registration office established pursuant to the Land Registration Act by  
December 31, 2025, will be recognized by Council as non-conforming. 
Notwithstanding that a Condominium Declaration for a phased-development 
condominium has been accepted for registration and contemplates additional units 
in subsequent phases, it is only those units which have been accepted for registration 
by December 31, 2025 that will be accepted as non-conforming. 

4.7 Multiples Uses in a Building 

Where any main building is to be used for more than one purpose and applicable 
requirements are in conflict, the more stringent requirement(s) apply. 

4.8 Miscellaneous Minor Accessory Structures 

4.8.1 An accessory structure may be used only as an accessory use to the main 
building or use. 

4.9 Coastal Protection 

4.9.1 Within the Designated Coastal Protection Area, as indicated in Schedule A, all 
developments must submit a development permit application to the 
Development Officer that demonstrates adherence to the regulations specified 
in subsections 4.10, 4.11 and 4.12, in addition to any other requirements 
outlined in the Municipal Land Use By-law. 

4.10 Coastal Flooding 
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4.10.1 In all coastal areas on lands within the Coastal Flood Risk Area, as shown in 
Schedule C, no building may be constructed with the finished floor level of any 
habitable space located below a vertical elevation of 3.97 metres, relative to the 
Canadian Geodetic Vertical Datum of 2013. 

4.10.2 Institutional uses are explicitly prohibited in the Coastal Flood Risk Area 
regardless of elevation. 

4.10.3 Despite Subsections 4.10.1 and 4.10.2, existing structures may be reconstructed, 
rebuilt, renovated, repaired, moved, or replaced. New additions may expand at 
or above the elevation of the current structure, up to 100% of the existing 
footprint, as it existed as of the date of the first publication of the notice of 
intention to adopt the Land Use By-law, provided that all other applicable 
provisions of this Bylaw are met. 

4.11 Coastal Erosion 

4.11.1 Within the Coastal Erosion Risk Area, all developments are strictly prohibited 
within 30 horizontal metres measured from the top of the bank to the main wall 
of the building.  

(a) If the top of the bank is not discernible within a 30-metre range of the marine 
shoreline, the ordinary high watermark will be used and defined by a Nova 
Scotia land surveyor. 

4.11.2 Within the Coastal Protection Area, a 15-metre Vegetated Buffer area consisting 
of natural vegetation is required to lessen the impact of runoff and erosion and 
protect sensitive coastal ecosystems. The following requirements apply to the 
buffer:  

(a) No natural vegetation may be removed within 15-metres of the Top of Bank or 
the ordinary high watermark. 

(b) Despite Section 4.11.2 natural vegetation may be removed to a maximum of 
the lesser of either 25% or 10-metres, of the waterfrontage to enable water 
views, access, and the development of marine-related accessory uses. 

(c) In undeveloped areas, it is mandatory to restore a Vegetated Buffer featuring a 
blend of woody and grassy vegetation before obtaining a development permit, 
unless the natural landscape is inherently unvegetated. 

(d) Despite Section 4.11.2 the removal of dangerous or severely diseased 
vegetation is permitted. 

(e) Despite Section 4.11.2, Commercial, Industrial, Recreational, and Scientific uses 
that require direct access to the water are exempt from maintaining a 
vegetative buffer. 
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4.11.3 Under the provisions of Non-Conforming Structures the following must be met: 

(a) Within the Costal Erosion Risk Area, existing structures may undergo 
reconstruction, renovation, repair relocation or replacement. 

(b) New additions to a Building Footprint must be developed furthest from the risk 
area, unless a qualified professional under the provisions stated in 4.11.5 
determines the addition is not at risk of coastal erosion. 

(c) All other applicable provisions of this Land Use By-law. 

4.11.4 Permitted developments within the Coastal Erosion Risk Area include: 

(a) Boat houses, fishing gear sheds, docks, decks, wharves, piers, slipways, and 
other marine related uses; 

(b) Scientific research structures; 

(c) The removal of vegetation and grade alterations necessary for erecting erosion 
control and flood control measures above the ordinary high-watermark. 
Natural vegetation must be reinstated when excess vegetation has been 
removed within the vegetative buffer area; 

(d) Removal of windblown, diseased, or dead trees in hazardous conditions; 

(e) Trimming tree branches to improve the view plane and ventilation, and 

(f) Safety fences not exceeding a height of 1.9 metres. 

4.11.5 Despite Sections 4.11.1 and 4.11.2, the Development Officer may grant a permit 
for building within the Erosion Risk Area. This is contingent upon the completion 
of a Coastal Erosion Risk Factor Assessment that shows the proposed 
development is not at risk due to coastal erosion. The study must be conducted 
in accordance with the methodology outlined by the Nova Scotia Department of 
Environment and Climate Change’s Development of a Coastal Erosion Risk Factor 
Assessment Standard Technical Background and Guidance report. The 
assessment, including a site plan carried out at the applicant's expense by a 
qualified professional must also demonstrate the following: 

(a) The proposed development maintains a minimum setback of 15 metres from 
the top of the bank. 

4.12 Sensitive Coastal Ecosystems 

4.12.1 All Development is prohibited within 30 metres of Coastal Wetlands, as specified 
in Schedule B, the Development Constraints Map. 
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4.12.2 All Development is prohibited within a 30-metre vegetative buffer surrounding 
Coastal Wetlands, as specified in Schedule B, the Development Constraints Map. 
This buffer must be maintained in a naturalized state. 

4.12.3 Despite Sections 4.12.1 and 4.12.2, a property owner may submit a study as 
evidence to demonstrate the absence of a Wetland and request the removal of 
the Wetland from Schedule B, the Development Constraints Map. 

(a) The Municipality may require confirmation from the Department of 
Environment and Climate Change prior to accepting changes to wetland 
protection boundaries shown on the Development Constraints Map. 

4.12.4 Permitted developments within Coastal Wetlands or the associated vegetative 
buffers include: 

(a) Boardwalks or nature interpretation stands; 

(b) Conservation projects; 

(c) Walking or hiking trails; and 

(d) Recreational trails;  

4.12.5 Under the provisions of Non-Conforming Structures the following must be met: 

(a) Existing structures may undergo reconstruction, renovation, repair relocation 
or replacement. 

(b) New additions to a Building Footprint must be developed furthest from coastal 
wetlands. 

(c) All other applicable provisions of this Land Use Bylaw. 

4.13 Cluster Developments 

Cluster Developments are permitted in all areas of the Municipality, except in cases where 
more stringent policies apply in Secondary Plan Areas. No development permit will be issued 
for any Cluster Development except in accordance with a development agreement approved 
under the policies in the Municipal Planning Strategy, including, but not limited to those in 
Sections 5 and 6. 
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5. List of Attachments / Schedules 

Schedule A Designated Coastal Protection Area 

Schedule B Development Constraints Map 

Schedule C Flood Risk Area 
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# Name Topic Headline Date
1 Colin Mann (Petition) Concerns re Cluster Developments/Bareland Condominiums 2023-07-14
2 Jim Eisenhauer FW: Cluster Developments - Eisenhauer 2023-04-18
3 Colin Mann FW: Cluster Developments 2023-10-19
4 Jennifer Corson FW: Input for Cluster Development Review from Solterre Design 2023-10-20
5 Morgan MacDonald Feedback Re: Municipal Planning Strategy and Land Use By -Law Proposals 2024-02-23
6 Colin Mann Re: Council First Reading for Cluster Development Regulations 2024-02-25
7 Kathryn Heckman proposed cluster development regulations 2024-02-25
8 Duncan Crowdis Regulation of Bareland Condominiums in Lunenburg County, (MODL) 2024-02-26
9 Deborah Deller Cluster Development Regulations 2024-02-26

10 Dale Kelly - 2024-02-26
11 David Monaghan Proposed Bare Condominium Development 2024-02-26
12 Dan Sargeant Amended Municipal Planning Strategy and a new Municipal -wide Land Use By -Law, for first reading by Council. 2024-02-26
13 Dara Young Cluster Development Regulations 2024-02-26
14 Edward Jordan Correction to letter sent re Regulationof Bareland Condominiums in Lunenburg County 2024-02-26
15 Edward Jordan Regulations of Bareland Condominiums in Lunenburg County 2024-02-26
16 Fern Jordan What is really going on? 2024-02-26
17 Garry Deller First Reading re: Cluster Development and Coastal Protection 2024-02-26
18 Glen Dexter Bare Land Condos 2024-02-26
19 Jim Eisenhauer First Reading of Cluster Development Regulations 2024-02-26
20 John Hoyle Regulation of Bareland Condominiums in Lunenburg County, ( MODL), 2024-02-26
21 Kenneth G. Clarke Time sensitive] For your consideration for the upcoming 27Feb2024 Council meeting 2024-02-26
22 Michael Banks Cluster Developments MODL 2024-02-26
23 Sylvie Long Concerns re first reading of new proposed regulation 2024-02-26
24 Steven Morris Cluster Development regulations 2024-02-26
25 Tom Eisenhauer Proposed Cluster Development Regulations 2024-02-26
26 Colin Mann Fwd: Concerns re Meeting S.P Cluster 2024-03-18

MODL Public Correspondence: Cluster Development - March 4, 2025
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MODL - Concerns re Cluster Developments/Bareland Condominiums

About this petition

In the fall of 2022, a group of concerned residents of the Municipality of the District of Lunenburg

(MODL) became aware of developers proposing development using the bare land condominium

development structure to achieve density of development that would not be possible under current

Subdivision Regulations or other customary development strategies. In the case of a proposed

development on Second Peninsula, this appeared to be solely for the purpose of achieving a density

that is 2.5 to 3 times more dense than other residential areas on Second Peninsula. This density of

development is likely to irreversibly damage the environment, character and safety of the

neighbourhood. These concerns were laid out in a letter to Registrar of Condominiums at the

Province of Nova Scotia, copied to the Mayor, CAO, Planning Staff and local MODL Councillor for

Second Peninsula, and discussed at a subsequent meeting with Mayor, CAO, Planning Staff and

local MODL Councillor. A petition, with associated signatures and comments, around these concerns

was also presented at this meeting with hundreds of signatures from concerned MODL residents.

The petition (now closed) describing the specific concerns can still be viewed at: 

https://www.ipetitions.com/petition/express-concern-2P-Development

Municipal Council and Staff heard the concerns and have indicated their intent to develop new rules

that will impact how certain types of cluster developments (including bare land condominium

developments) occur across the municipality. More information about their intent can be found at: 

https://engage.modl.ca/cluster-development-regulations . MODL is holding a Cluster Development

Open House on 10 July 2023 at the Best Western in Cookville from 6:30-8:30pm. All concerned

residents of MODL are encouraged to attend and make your concerns known.

This petition is: 

to affirm to Municipal Council and Staff the depth of concern around this issue;

to implore them to provide exceptional leadership in acting swiftly and boldly to protect the

integrity of the natural environment, cultural identity and safety of the wonderful Municipality in

which we live, work and raise families by implementing appropriate Cluster Development

rules; and

to insist that they structure the Cluster Development rules in such a way as to apply to

developments that are already proposed and registered but not yet built out. If they do not do

this, they risk a rush by developers to register bare land condominiums before the rules apply,

and risk irreversible damage to our Municipality.

If you support these concerns, please add your name and comments to this petition, which will be

presented to Staff and Council at the July 10th Open House.

Page 2 of 10
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Municipality of the District of Lunenburg 

Request for Decision 

Report to: Mayor McLean-Wile and Municipal Council 

Submitted by:  Norma Schiefer, Manager of Development 

Date:   March 11, 2025 

Re: Request to Levy Private Road Maintenance Charge – Herman’s Point 

Homeowners’ Association 

Recommendation 

That Municipal Council levy a maintenance charge within the Charge Area identified by the 
Herman’s Point Homeowners’ Association as follows: 
• A uniform amount per lot

• Property owners owning more than one lot are to receive half rate for each lot

With the 2025-26 charge being set at: 
• $500.00 full rate
• $250.00 half rate

Subject to an Agreement being entered into between the Municipality and the Herman’s Point 
Homeowners’ Association that satisfies the requirements of Section 9 of the Private Roads By-
law. 

Executive summary 

A request has been received from the Herman’s Point Homeowners’ Association, for Council to 
levy a charge pursuant to the Private Roads By-law for road maintenance fees.  The road 
maintenance fees are for the maintenance of Herman’s Point Road and the private portion of 
Hermans Island Road, as identified in their charge area map, located in Hermans Island. 

11.2.2
March 11, 2025
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Discussion 

The request received from the Herman’s Point Homeowners’ Association is for Council to levy a 
charge to the lots within the identified Charge Area, which is the area developed in the 2004 
Herman’s Point Subdivision.  The maintenance budget, submitted by the Association, indicates 
a uniform charge of $500.00 per lot, with property owners of multiple lots receiving half charge 
per lot.  As per the Private Roads By-law, the Municipality has a 5% administration fee which is 
added to the charges. 
 
[$7,500.00 Budget, plus 5% Administration fee of $375.00 = $7,875.00 total charge amount] 
 
The Private Roads By-law requires that this request be accompanied by: 

Requirements Submitted 
Yes /No 

 Comment 

Petition bearing the signature of 
more than half of lot owners  

Yes Petitions submitted bear the 
signatures of 75% of the lot owners in 
the Charge Area (12 out of 16 lots). 
Complies with By-law (attached)  

Yearly Maintenance Budget, 
approved by Resolution 

Yes Maintenance Budget  
Complies (attached)  

Copy of Resolution approving 
Maintenance Budget 

Yes Complies (attached) 
  

Copy of the Associations MOU and 
By-law which clearly states that the 
object or purpose of the Assoc. is to 
carry out the road maintenance 
and/or improvement and the Assoc. 
was formed to represent the owners 
within the Charge Area.  

Yes Complies  

Plan showing Charge Area Yes Complies (attached) 
 

As is evident from the above noted chart the required information has been submitted.  Staff 
has confirmed that more than half of the lot owners have signed the petition in favor of the lot 
charge. 
 
As per clause 9 of the Private Roads By-law, prior to approving the levying of a charge the 
Association must enter into an Agreement with the Municipality which: 
a)  Requires that the association must be responsible for performing, or contracting the 

work in relation to the maintenance or improvement of the private road in a Charge 
Area; 

b)  Indemnifies the Municipality from all liability or responsibility with the work in relation 
to the maintenance or improvement of the private road in a Charge Area;  
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c)  Identifies the method of collecting a charge that the person indicated in the application; 
d)         Contains any other clauses that the Council may require. 
 

Budget implications 

The amount of $7,875.00 will need to be added to the budget as revenue and $7,500.00 added 
as an expense. [$7,875.00 less $375.00 admin fee = $7,500.00] 
 

Conclusion 

The request submitted satisfies the requirements of the Private Roads By-law. Municipal 
Council is required to review this request for approval.  A draft agreement is attached and is 
being reviewed by the Municipal Solicitor. 
 
 
 
 

Report Preparation  

Department Planning and Development Services 

Report Prepared by Norma Schiefer, Manager of Development 

Report Approved by Jeff Merrill, Director 

Date Reviewed by C.A.O.  
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                THIS AGREEMENT made this       day of                        , A.D., 2025. 

 

BETWEEN: 

 

 

HERMAN’S POINT HOMEOWNERS’ ASSOCIATION, a society 

incorporated under the Societies Act of Nova Scotia  

   

  (Hereinafter called the "Association") 

 

 

                                     - and - 

 

 

THE MUNICIPALITY OF THE DISTRICT OF LUNENBURG, a municipal 

body corporate, incorporated pursuant to the Municipal Government Act, S.N.S., 

1998, chapter 18, with its offices at Cookville, in the Municipality of Lunenburg, 

in the County of Lunenburg and Province of Nova Scotia;   

 

  (Hereinafter called the "Municipality") 

 

 

 

                WHEREAS HERMAN’S POINT HOMEOWNERS’ ASSOCIATION was created for 

the purposes of managing the collection of fees and the maintenance and improvement of the 

Roads: the private roads identified in the Herman’s Point Subdivision – Herman’s Point Road 

and the private portion of Herman’s Island Road, as identified in their charge area map, located 

in Hermans Island in the County of Lunenburg and Province of Nova Scotia; 

 

AND WHEREAS the Association is responsible for maintenance and improvement of 

that certain gravel roadway used by the property owners on Herman’s Point Road and the 

privately owned portion of Hermans Island Road, as identified in their charge area map, for 

access to and from their land, homes and cottage properties at Hermans Island in the County of 

Lunenburg and Province of Nova Scotia (hereinafter referred to as the "Roads"); 

 

 AND WHEREAS the Municipality has passed a bylaw known as the Private Roads By-

law (hereinafter referred to as the "Bylaw") which provides rules and procedures for 

collection by the Municipality of charges for the maintenance and improvement of private road; 

 

 AND WHEREAS the Association has passed a motion to ask the Municipality to create a 

charge area and levy a per-lot charge within that Charge Area for the maintenance of the Roads 

pursuant to the Bylaw, as hereinafter set out; 
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 AND WHEREAS the Municipal Council, in session on ____________, passed the 

following motion: 

 

That Municipal Council levy a maintenance charge within the Charge Area 

identified by the Herman’s Point Homeowners’ Association as follows: 

• A uniform amount per lot 

• Property owners owning more than one lot are to receive half rate for 

each lot 

 

With the 2025-26 charge being set at: 

• $500.00 full rate 

• $250.00 half rate 

 

Subject to an Agreement being entered into between the Municipality and the 

Herman’s Point Homeowners’ Association that satisfies the requirements of Section 

9 of the Private Roads By-law. 

 

 AND WHEREAS the parties wish to enter into this agreement to give effect to their 

intentions with respect to the levy and collection of such charges, pursuant to the Bylaw. 

 

 WITNESSETH that in consideration of the mutual agreements set out herein, the parties 

agree as follows:  

 

1. The parties agree the Petition of the residents of the Herman’s Point Homeowners’ 

Association, attached hereto as Schedule “A”, shall form the basis of the charge created 

hereby, pursuant to the Bylaw. The Association confirms that all signatories to that 

petition are members of the Association.  

 

 

2. The Charge Area to which this agreement shall apply is as shown in Schedule “B” 

attached hereto. 

 

 

3. The Municipality shall levy and collect a charge of: 

 

- A uniform amount per lot. 

- The said charge is to be adjusted annually, pursuant to the Private Roads By-law. 

 

 

4. The Municipality shall turn over to the Association the charges collected, for use in the 

 improvement and maintenance of the Roads, in accordance with the Bylaw.  The  

Municipality shall not be held responsible for relying on and shall be permitted to rely on 

any lot identification information provided by the Association. 
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5. The Association shall be responsible for performing or contracting the work associated       

with the improvement or maintenance of the Roads. 

 

 

6. The Municipality shall have no responsibility or liability of any kind with respect to the  

 Roads or the condition of the Roads or for their improvement and/or maintenance, and 

 the Association shall indemnify and save harmless the Municipality, its officers, servants, 
 agents and employees, its and their heirs, executors, administrators, successors and 
 assigns, or any of them, from and against all risk of loss, damage or injury and against all 
 claims, demands, actions and causes of action whatsoever arising out of, or in any way 
 attributable to the operation of this Agreement, including but not limited to any and all 

 liability or responsibility with respect to the work associated with the improvement or 

 maintenance of the Roads.       
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                IN WITNESS WHEREOF the parties to these presents have signed, sealed and 

delivered the same the day and year first above written. 

 

 

SIGNED, SEALED AND DELIVERED  )  HERMAN’S POINT HOMEOWNERS’ 

  )  ASSOCIATION 

In the presence of:  )     

  ) 

                                      ) 

                                      )   Per:_____________________________ 

 Witness                                     )    Director 

                                      ) 

                                      )  

                                      )   Per:_____________________________ 

Witness                                      )         Director 

     

 

   MUNICIPALITY OF THE DISTRICT  

     OF LUNENBURG 

                                  ) 

  ) 

                                      )   Per:_____________________________ 

 Witness                                     )    Mayor Elspeth McLean-Wile 

                                      ) 

                                      )  

                                      )   Per:_____________________________ 

Witness                                      )         April Whynot-Lohnes, Municipal Clerk 
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PROVINCE OF NOVA SCOTIA              ) 

COUNTY OF LUNENBURG                  ) 

 

ON THIS       day of             , A.D., 2025, before me, the subscriber personally came and 

appeared,  , a subscribing witness to the foregoing Indenture who, 

having been by me duly sworn, made oath and said that HERMAN’S POINT HOMEOWNERS’ 

ASSOCIATION, one of the parties thereto, caused the same to be executed in its name and on its 

behalf and its corporate seal to be thereunto affixed by its proper officers in his/her presence. 

 

 

      ______________________________________ 

      A COMMISSIONER OF THE SUPREME COURT 

      NOVA SCOTIA 

 

 

 

 

 

PROVINCE OF NOVA SCOTIA              ) 

COUNTY OF LUNENBURG                  ) 

 

ON THIS       day of             , A.D., 2025, before me, the subscriber personally came and 

appeared,  , a subscribing witness to the foregoing Indenture who, 

having been by me duly sworn, made oath and said that HERMAN’S POINT HOMEOWNERS’ 

ASSOCIATION, one of the parties thereto, caused the same to be executed in its name and on its 

behalf and its corporate seal to be thereunto affixed by its proper officers in his/her presence. 

 

 

      ______________________________________ 

      A COMMISSIONER OF THE SUPREME COURT 

      NOVA SCOTIA 
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PROVINCE OF NOVA SCOTIA              ) 

COUNTY OF LUNENBURG                  ) 

 

ON THIS       day of             , A.D., 2025, before me, the subscriber personally came and 

appeared,   , a subscribing witness to the foregoing Indenture 

who, having been by me duly sworn, made oath and said that the MUNICIPALITY OF THE 

DISTRICT OF LUNENBURG, one of the parties thereto, caused the same to be executed in its 

name and on its behalf and its corporate seal to be thereunto affixed by its proper officers in 

his/her presence. 

 

 

      ______________________________________ 

      A COMMISSIONER OF THE SUPREME COURT 

      NOVA SCOTIA 
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AFFIDAVIT OF STATUS 

 
PROVINCE OF NOVA SCOTIA   ) 
COUNTY OF LUNENBURG         ) 
         
I, ______________________________ , of _____________, in the County of Lunenburg 
and Province of Nova Scotia, the "Deponent", make oath and swear that 
  
1.      THAT I am the President of HERMAN’S POINT HOMEOWNERS’ ASSOCIATION, 
“the Society”. Except as otherwise stated I have personal knowledge of the matters to which I 
have sworn in this Affidavit. 
 
2.  I acknowledge that the Society executed the foregoing instrument by its proper officer[s] 
duly authorized in that regard under seal on the date of this affidavit; this acknowledgment is 
made for the purpose of registering such Instrument pursuant to S.31 (a) of the Registry Act, 
R.S.N.S. 1989, c.392. or s. 79(1)(a) of the Land Registration Act as the case may be, for the 
purpose of registering this instrument.  
 

  3.       The Society is a resident of Canada under the Income Tax Act (Canada) and is 
incorporated pursuant to the Societies Act of Nova Scotia and is in good standing. 
 
4.       THAT I have authority to execute this instrument on behalf of HERMAN’S POINT 

HOMEOWNERS’ ASSOCIATION and thereby bind the HERMAN’S POINT 
HOMEOWNERS’ ASSOCIATION. 

 
 

SWORN TO at  ) 
in the County of  Lunenburg,      ) 
Province of Nova Scotia,         ) 
this  _____  day of   __________   )    

A.D. 2025    )                
     ) 
    ) 
                                  )  
________________________________ ) __________________________________        
A COMMISSIONER OF THE )  Director 

SUPREME COURT NOVA SCOTIA ) 
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Schedule A 
 

HERMAN’S POINT HOMEOWNERS’ Association 
Petition 

 
 
 
 
 
 
 
 
 
 

 
 
 

  

The petition will form part of the 
signed agreement, not duplicated 
here as it is above attached in the 
report. 
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Schedule B 
 

HERMAN’S POINT HOMEOWNERS’ Association 
Map showing the Charge Area 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The map is not duplicated in this draft 
agreement; the document is currently 
located above in the report 
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Private Road Maintenance or Improvement

Application Form for an Association

respecting subsection 4(1) of By-law 040, the Private Roads By-law, updated February 25, 2021

To the Council of the Municipality of the District of Lunenburg,

We, the undersigned, representing more than one-halfofthe landowners in the

Hermans Pt. HOA _ Charge Area, as identified on the attached map, apply with
the Development Officer to the Council requesting that the charges be collected on the private

roads located within the same Charge Area to perform

(a) Maintenance

(b) Improvements

x

(choose one or all of the options by placing an "X" beside the chosen option)

Each of the landowners, whose signature appears below, propose that the Council approves

this as a petition in compliance with Section 4 of the Private Roads By-law. The landowners

request that they be levied a charge in respect of the private road maintenance or

improvement, as indicated above, and further that, this charge be levied by

the uniform charge on all lot ^ ^o^-S /-^. ^d-c^ ^
the occupancy rate (i.e. full-time, seasonal, vacant)

(a)

(b)

(c)

(d)

(e)

the land use (i.e. residential, commercial, resource)

the ownership (i.e. exemption for owning more than 1 lot)

the method other than (a), (b), (c) or (d), being:

(choose all options that apply by placing an "X" beside the chosen options)

Names and Signatures of Landowners

Name Civic Number and Street Name Signature

rAat-hol-c (T

-s^
0\jOr^A,^ cFL-^zxr l/2-/?d^-'^
^i^^^Ju/t.S
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Hermans Island Homeowers dues collection via MODL  

The undersigned homeowners of Hermans Point Road on Hermans Island understand that the annual  
Homeowners Association (HOA) dues will be collected through individual property taxes by the 
Municipality of  the District of Lunenburg on behalf of the Hermans Point Homeowners Association.  

Names and Signatures of Landowners 

Name  Civic Number and Lot Number  Signature  Yes  No 

Scott Paterson  50 Hermans Point Rd, Lot # 50    

Jadranka Lavric  50 Hermans Point Rd, Lot # 50    

Bill Black  860 Hermans Island Rd, Lot # 9     

Ron Anaka  26 Hermans Point Rd, Lot # 8     

Dave Mason  30 Hermans Point Rd, Lot # 7    

Jay Steele  82 Hermans Point Rd, Lot # 2    

Colinda Steele  82 Hermans Point Rd, Lot # 2    

Phillip Gow  34 Hermans Point Rd, Lot # 6    

Ted Reilly  39 Hermans Point Rd, Lot # 15    

Jim Snodgrass  71 Hermans Point Rd, Lot # 13    

Dave Darrow  18 Hermans Point Rd, Lot # 16    

Bob Gifin  66 Hermans Point Rd, Lot # 3     

Jack Hubley  55 Hermans Point Rd, Lot # 14 
 

  ✔  

Brian Coyle  Lot # 1    

Steve 
Suksomboon  

Lot # 12    

Troy Calder  Lot # 5     

Libby Precious  Lot # 10    
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Hermans Island Homeowers dues collection via MODL 

The undersigned homeowners of Hermans Point Road on Hermans Island understand that the annual 
Homeowners Association (HOA) dues will be collected through individual property taxes by the Municipality of 
the District of Lunenburg on behalf of the Hermans Point Homeowners Association. 

 

Names and Signatures of Landowners 

Name Civic Number and Lot Number Signature Yes No 

Scott Paterson 50 Hermans Point Rd, Lot # 50    

Bill Black 860 Hermans Island Rd, Lot # 9    

Ron Anaka 26 Hermans Point Rd, Lot # 8    

Dave Mason 30 Hermans Point Rd, Lot # 7    

Colinda Steele 82 Hermans Point Rd, Lot # 2    

Phillip Gow 34 Hermans Point Rd, Lot # 6    

Ted Reilly 39 Hermans Point Rd, Lot # 15    

Tracy wight 71 Hermans Point Rd, Lot # 13    

Dave Darrow 18 Hermans Point Rd, Lot # 16    

�ĺæϙ@ĖƯin 66 Hermans Point Rd, Lot # 3    

Jack Hubley 55 Hermans Point Rd, Lot # 14    

Brian Coyle Lot # 1    

Steve Suksomboon Lot # 12    

Troy Calder Lot # 5    

Libby Precious Lot # 10    

Libby Precious Lot # 11    
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Hermans Island Homeowers dues collection via MODL 

The undersigned homeowners of Hermans Point Road on Hermans Island understand that the annual 
Homeowners Association (HOA) dues will be collected through individual property taxes by the Municipality of 
the District of Lunenburg on behalf of the Hermans Point Homeowners Association. 

Names and Signatures of Landowners 

Name Civic Number and Lot Number Signature Yes No 

Scott Paterson 50 Hermans Point Rd, Lot # 50 

Jadranka Lavric 50 Hermans Point Rd, Lot # 50 

Bill Black 860 Hermans Island Rd, Lot # 9 

Ron Anaka 26 Hermans Point Rd, Lot # 8 

Dave Mason 30 Hermans Point Rd, Lot # 7 

Jay Steele 82 Hermans Point Rd, Lot # 2 

Colinda Steele 82 Hermans Point Rd, Lot # 2 

Phillip Gow 34 Hermans Point Rd, Lot # 6 

Ted Reilly 39 Hermans Point Rd, Lot # 15 

Jim Snodgrass 71 Hermans Point Rd, Lot # 13 

Dave Darrow 18 Hermans Point Rd, Lot # 16 

Bob Giffin 66 Hermans Point Rd, Lot # 3 

Jack Hubley 55 Hermans Point Rd, Lot # 14 

Brian Coyle Lot # 1 

Steve Suksomboon Lot # 12 

Troy Calder Lot # 5 

Libby Precious Lot # 10 

Libby Precious Lot # 11 
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Hermans Island Homeowers dues collection via MODL 

The undersigned homeowners of Hermans Point Road on Hermans Island understand that the annual 
Homeowners Association (HOA) dues will be collected through individual property taxes by the Municipality of 
the District of Lunenburg on behalf of the Hermans Point Homeowners Association. 

 

Names and Signatures of Landowners 

Name Civic Number and Lot Number Signature Yes No 

Scott Paterson 50 Hermans Point Rd, Lot # 50    

Bill Black 860 Hermans Island Rd, Lot # 9    

Ron Anaka 26 Hermans Point Rd, Lot # 8    

Dave Mason 30 Hermans Point Rd, Lot # 7    

Colinda Steele 82 Hermans Point Rd, Lot # 2    

Phillip Gow 34 Hermans Point Rd, Lot # 6    

Ted Reilly 39 Hermans Point Rd, Lot # 15    

Tracy wight 71 Hermans Point Rd, Lot # 13    

Dave Darrow 18 Hermans Point Rd, Lot # 16    

Bob Giffin 66 Hermans Point Rd, Lot # 3    

Jack Hubley 55 Hermans Point Rd, Lot # 14    

Brian Coyle Lot # 1    

Steve Suksomboon Lot # 12    

Troy Calder Lot # 5    

Libby Precious Lot # 10    

Libby Precious Lot # 11    
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Hermans Island Homeowers dues collection via MODL 

The undersigned homeowners of Hermans Point Road on Hermans Island understand that the annual 
Homeowners Association (HOA) dues will be collected through individual property taxes by the Municipality of 
the District of Lunenburg on behalf of the Hermans Point Homeowners Association. 

 

Names and Signatures of Landowners 

Name Civic Number and Lot Number Signature Yes No 

Scott Paterson 50 Hermans Point Rd, Lot # 50    

Bill Black 860 Hermans Island Rd, Lot # 9    

Ron Anaka 26 Hermans Point Rd, Lot # 8    

Dave Mason 30 Hermans Point Rd, Lot # 7    

Colinda Steele 82 Hermans Point Rd, Lot # 2    

Phillip Gow 34 Hermans Point Rd, Lot # 6    

Ted Reilly 39 Hermans Point Rd, Lot # 15    

Tracy wight 71 Hermans Point Rd, Lot # 13    

Dave Darrow 18 Hermans Point Rd, Lot # 16    

Bob Giffin 66 Hermans Point Rd, Lot # 3    

Jack Hubley 55 Hermans Point Rd, Lot # 14    

Brian Coyle Lot # 1    

Steve Suksomboon Lot # 12    

Troy Calder Lot # 5    

Libby Precious Lot # 10    

Libby Precious Lot # 11    
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Homeowners Association (HOA) Budget Statement 
 
Fiscal Year: July 1, 2024 – June 30, 2025 
 
Number of Members: 16 
 
 

Category Description Budget 
Amount ($) Notes 

Income    

HOA Dues (14 members @ 
$500/year) 

Annual membership dues 
for 14 members. 7,000 $500 per member per 

year 
HOA Dues (2 members @ 
$250/year) 

Annual membership dues 
for 2 members. 500 $250 per member per 

year 
Reserve Contribution (14 
members @ $250) 

Savings for future repairs 
and capital projects 3,500  

Total Income  11,000  

    
Expenses    

Administrative Costs    

Bank Charges Bank transaction fees 200  

Legal & Accounting Fees Legal services and tax filing 2000  

Government Admin Fees MODL admin costs N/A  
Taxes    
    
Maintenance Costs    

Landscaping & Grounds 
Maintenance Common land maintenance 1,500 Invoices for 

Landscaping services 

Road plowing / Sanding Private road maintenance 2,700 Invoices for Road 
services 

Road maintenance / Repair Misc repair – potholes, 
damage 1,000  

Misc – Signage, Security 
Cameras 

 N/A  

    
Insurance    

Property & Liability 
Insurance 

Insurance for common 
areas 1,200  

    
Total Expenses  8,600  
Net Surplus (Income - 
Expenses)  2,400  

    
Current Assets Cash in Bank 6,772.32  
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Category Description Budget 
Amount ($) Notes 

Current Liabilities Homeowners still in arrears   

Troy Calder Lot 5 1,675  

Brian Coyle Lot 1 3,875  
 

 
 
Notes: 

1. HOA Dues: The dues are collected annually from each member, 2025 will be $500 each x 
14 lots, plus $250 for 2 lots (10 & 11) resulting in a total of $7,500 in income for the HOA. 
 

2. Maintenance Costs: These funds are used for the upkeep of common areas, including 
mowing and road plowing and sanding in the winter season, as well as any repairs. 

 
3. Legal: To resolve any disputes as pertaining to the HOA Group. 

 
4. Insurance: Insurance premiums for the Common areas to protect the HOA and 

homeowners from potential liabilities and damages. 
 

5. Bank Fees: To maintain the HOA account and pay any transaction fees. 
 

6. Reserve Fund: A portion of the dues to be allocated to a reserve fund, which is crucial for 
addressing any misc. charges or unexpected emergencies. 

 
 
 
Current Director: Dave Mason -  
 
 
Signature:________________________ 
 
 
 
 
Current Treasurer: Scott Paterson 
 
 
Signature:___________________________ 
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HERMAN'S POINT HOMEOWNERS' ASSOCIATION 

 

RECORDED RESOLUTION 

 
 
 
 
 
BE IT RESLOVED THAT the Herman’s Point Homeowners Association hereby approve 
the Annual Maintenance Budget for April 1, 2025 to March 31, 2026, as attached, and 
that this Budget form the basis for the lot charges for Private Road maintenance. 
 
 
 
     I certify that the above is a true and correct copy  
 of the Resolution which was duly passed by the _ 

Herman’s Point Homeowners Members and Board 
of Directors at a meeting duly called and held for 
that purpose on the 22 day of August, 2024 

 
 
  
 …Ron Anaka……………………………………….. 
 Ron Anaka 
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