
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.

Special Municipal Council Meeting Agenda
Monday, October 27, 2025 – 6:00 p.m.
MODL Council Chambers – 10 Allée Champlain Drive, Cookville

1. Call to Order

1.1 Mi’kma’ki Territorial Acknowledgement

2. Changes/Approval of Agenda (as circulated)

3 Staff Reports
3.1 Planning & Development
3.1.1 Municipal-Wide Land Use Planning – What We Heard Report ................................ 1-180

4. Public Input (15 Minutes)

5. In Camera - Nil

6. Adjournment
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What is it? Why is it required?
In 2018, the Province of Nova Scotia announced that all municipalities must create municipal-wide land use plans to

direct future development, protect the environment, and manage infrastructure efficiently. In response, the

Municipality of the District of Lunenburg (MODL) has been working to develop a plan that follows the province’s

requirements and guides growth in MODL over the next 20 years.

Statements of Provincial Interest
The Statements of Provincial Interest are standards set by the provincial government that municipalities must comply

with and incorporate into their planning documents. These include:

Implementation of Land Use Planning
Implementing municipal land use planning requires two key documents; the Municipal Planning Strategy (MPS) and

the Land Use By-law (LUB). 

Municipal-Wide Land Use Planning

Drinking Water: Ensuring safe, high-quality drinking water sources are protected.

Flood Risk Areas: Preventing development in flood-prone areas to reduce damage and safety risks.

Agricultural Land: Preserving farmland to support local food production and the agricultural economy.

Infrastructure: Encouraging efficient use of municipal services to manage growth sustainably.

Housing: Supporting a range of housing options to meet community needs.

Municipal Planning Strategy (MPS): Sets goals to guide the municipality’s growth

and contains policies that outline the intent of the different zones and land use

regulations.

Land Use By-law (LUB): Carries out the intent of the MPS by outlining 

the specific types of buildings and land uses that are permitted 

in each zone.
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Zoning
Zoning categorizes land into different uses such as residential, commercial, industrial. Each zone often has its own

rules. This helps communities grow in an organized way, protects property values, and supports the environment. It

also prevents conflicts between different uses, ensuring homes, businesses, and farms can coexist while keeping the

area's character and long-term uses intact. The specific goals and rules of each zone are found in the MPS and LUB.

Existing Uses and Buildings
When municipal-wide planning is implemented, the land use regulations only apply to new developments or changes

that happen after the new rules come into effect. Existing uses and buildings do not have to meet the new rules and

are considered grandfathered or “non-conforming.” They can continue to exist legally without any need to change. 

Have Your Say!
We want to hear directly from residents about the Municipal-Wide Land Use Planning Project. Staff and Council will

attend events across every district—see the complete list under the Open Houses and Events tab at

engage.modl.ca/modl2040 or by scanning the QR code below. Can't make an event? Share your thoughts by emailing

planning@modl.ca or calling a Planner at (902) 530-2802 between Monday to Friday, 8 AM–5 PM.

Project Process

2020 20/21 2025
March

2025
April - June

2025
Fall

2026

Project
Launch

Initial
Engagement

 Draft #1
Released

Comprehensive
Public

Engagement

What We
Heard
Report

Public
Engagement
on Draft #2

Scan to learn more about this
project and upcoming

engagement opportunities!

 Draft #2 

2025
Late Fall - Winter

See our
website for

further
details
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Municipal-Wide Land Use Planning
Frequently Asked Questions (FAQs)

2. What is the purpose of the Municipal Planning Strategy (MPS) and Land Use By-law (LUB)?
The MPS is a plan that shows how the municipality wants to grow in the future. The LUB is a set of rules
that helps make that plan happen by controlling how land is used and what can be built. Together, they
are intended to promote sustainable, organized growth by addressing issues such as population
changes, economic development, environmental sustainability, and community needs. These
documents ensure land use regulations remain current, aligning with the municipality’s future goals and
provincial standards.

3. How will the MPS and LUB affect my property?
The MPS and LUB are rules that explain what you can and can’t do with your property. Every property will
be put into a zone, like for homes, businesses, or farms. If you want to build something or make changes
to your property, these documents will tell you what is allowed and what steps you need to take. 

4. How does the MPS and LUB align with provincial regulations?
In 2018, the Province of Nova Scotia made it mandatory for all municipalities to have land use plans and
zoning for every property. 

The MPS and LUB must also follow provincial rules called “Statements of Provincial Interest.” These rules
help protect things that are important to the province, like housing, roads, clean water, farmland, and
areas at risk of flooding.  

5. Who decides what is included in the MPS and LUB?
The MPS and LUB are written by professional planners, with extensive input from community members,
stakeholders, and elected officials. The final documents are approved by municipal Council. 

6. How do I know if my property is affected by zoning changes?
You can check your property's zoning through engage.modl.ca/MODL2040 or at the municipal office,
where you'll find maps and detailed information on current zoning regulations and any proposed changes. 

1. What is zoning and why is it important?
 Zoning regulates land use by dividing areas into zones focused on uses such as residential, commercial,
industrial, and agricultural, each with its own rules. Zoning helps communities grow in a safe and
planned way. It protects property values, keeps people safe, helps the environment, supports jobs and
businesses, and keeps rural areas peaceful and natural. 
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7. How can I provide feedback on the MPS and LUB?
Public consultations are held during all stages of the development of the MPS and LUB. You can
participate by attending public meetings, submitting comments, or contacting municipal planning staff
directly. Comments and input are welcome at any time at planning@modl.ca.  

8. How will zoning and land use regulations affect my property taxes and property values?
Property taxes are based on assessments by the Property Valuation Services Corporation (PVSC), which
updates values annually using "Market Value Assessment." The municipal government sets tax rates,
applied to the capped assessment value. Zoning changes do not automatically increase taxes. Property
values are also assessed by PVSC under the Nova Scotia Assessment Act.

9. What if I live in an area with an existing Planned Areas with Land-use Bylaw? 
Zoning is already in place in several communities within MODL, including Blockhouse, Hebbville,
Hemford Forest, Oakland, Osprey Village, Princes Inlet & Area, and Riverport & District The secondary
planning strategies are proposed to remain unchanged for now and will be incorporated into the new
document as appendices. Draft #1 includes specific policies/regulations that would override the
secondary planning areas, where the new document may be more stringent (wetlands, watercourse
setbacks, cluster developments and coastal protection). The secondary plans will be revisited and
updated/incorporated with the new document one-by-one once this project is completed. 

10. Will I be able to change the zoning of my property in the future? 
You can ask to change the zoning by applying to the municipality. The process normally includes a public
meeting where people can share their thoughts, and then Council makes the final decision. 

11. Will new regulations force me to change a building or use that is already in place? What is a
legal non-conforming structure or use? 
No, you won’t have to change something that was built or used legally before the new rules. A “legal
non-conforming” building or use means it followed the old rules (or was there before any rules) but
doesn’t meet the new ones. These are often called “grandfathered.” They’re still allowed and can be
fixed, expanded, or rebuilt if damaged.

12. Can these documents be changed in the future?
Yes, Council can make changes to planning documents at any time. Different processes are required
depending on the level of change being considered, but most involve a public notification and
commenting process and approval by Council. These documents must be reviewed frequently to make
sure they’re kept up to date.    

13. What is the expected project timeline? 
Council is committed to taking all the time needed to ensure that the planning documents reflect the
needs of residents. 
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1. Based on what you’ve heard or read, do you have any thoughts or comments on
the recently shared draft land use regulations? 

Name:

Email:

Community: 

Municipal-Wide Land Use Planning
Public Input Survey

2. Are there any issues or challenges that you are currently experiencing in your
community?  

3. Are there any topics that you think should be addressed through land use
planning?

4. What would you like your community to look like 15 years from now? Is there
anything you would like to see changed? Is there anything you’d like to see stay the
same?

5. Do you have any additional ideas or comments that you’d like to share? 

Please return this survey to a planner
or drop it off at the municipal office.

Complete this survey online by
scanning the following QR code: 
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Drinking Water Supply 

Housing

Infrastructure  Flood Risk Areas

Agricultural Land Protection

A Land Use Bylaw is a regulatory bylaw that
controls how land is used and developed. It
includes general provisions (like setbacks and lot
size) and zoning rules for specific areas, helping
ensure growth aligns with community goals and
supports sustainable, organized development.

A municipal planning strategy is a key policy
document that sets long-term goals and direction
for land use, development, and environmental
protection. It guides zoning, permitting, and other
regulations to ensure growth aligns with
community values and provincial requirements.

 Municipal Wide Land Use
Planning Project 

The municipal-wide land use planning project is an initiative of the
Municipality of the District of Lunenburg to develop a
comprehensive Municipal Planning Strategy (MPS) and Land Use
By-law (LUB) for the entire municipality. This municipal project is
being carried out in response to provincial legislation introduced in
2018, which requires all municipalities to adopt planning documents
that meet minimum planning standards and align with the
Statements of Provincial Interest. These guidelines are referenced
in the Municipal Government Act. The project will guide future
growth and change across the municipality—preserving the rural
landscape and community character, protecting natural and cultural
assets, and supporting the development of healthy, sustainable, and
resilient communities.

What is land use planning, and why is it important?
Land use planning is the process of managing how land is
developed and used to ensure that growth benefits the community
while protecting the environment. In this case, it focuses on
balancing the needs of people, the economy, and nature, with a
special emphasis on preserving rural landscapes. Effective planning
also ensures efficient infrastructure and transportation systems,
making communities safer, healthier, and more connected.

Statements of Provincial Interest

What is a Municipal Planning Strategy? 

What is a Land Use Bylaw?
Project Timeline

Project Launch 2020

Initial Engagement
20/21

Draft #1 Released 
March 2025

Public Engagement 
April - June 2025

What We Heard
Report Fall 2025

Draft #2 Fall - Winter
2025

Public Engagement Draft #2
2026

How will this impact residents/properties?

All properties will be zoned.
Existing uses and structures are
grandfathered.
Future uses and structures will need to
follow the new rules.
Zoning in existing planned areas will
largely remain unchanged.
Zoning can and will be changed over
time as needed. 

For more information or to share your feedback on
the project, please visit engage.modl.ca/modl2040
or email the project team at planning@modl.ca or
call (902) 530-2802
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Agriculture Stakeholder Open House - June 25, 2025 
Note-taking template for round table discussions 

 

Notetaker:  

 

Introductions  

a. Write names, farm type, and farm name in the space below: 

 

Questions 1.  

What are some challenges or concerns that you have as a farmer or as someone 
working in the agricultural sector in the municipality? 

 

Question 2.  

Has the lack of land use regulation in MODL impacted you and your farm in 
anyway?  
Secondary question (if needed): What changes have you seen to farmland and the 
agricultural sector over time?  

 

Question 3. 

The protection of agricultural land is a Statement of provincial Interest and needs to 
be addressed in the planning documents. Some municipalities achieve this by 
establishing a specific agricultural zone that limits the number of new lots or new 
private roads. Other municipalities regulate activities and land uses in agricultural 
areas, or limit the removal of high-quality topsoil.  
 
What do you consider to be a good approach to protecting agricultural land?  
 
 

 Question 4. 

Setbacks can help to ensure adequate distances between farms and non-
agricultural developments, helping to reduce the potential for land use conflicts 
between uses. Thay can also help protect the environment from contamination 
when keeping livestock. 

a) What do you think about required setbacks for new manure storage facilities 
and livestock barns from nearby homes and watercourses? 
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b) What do you think about required setbacks for new homes from existing 
livestock operations?  

 

Question 5.  

How can the municipality help support the agricultural sector and local food 
producers? 
 

Question 6.  

What are your hopes or vision for the future of the agricultural industry of 
MODL?  
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Engagement with Developers on the Draft MPS and LUB 

Purpose 

To gather feedback from developers and development professionals to ensure the draft 

Municipal Planning Strategy (MPS) and Land Use By-law (LUB) are clear, practical, and aligned 

with local development needs especially as zoning is being introduced to areas that have not 

previously been subject to land use regulations. 

Why This Engagement Matters 

For the first time, many areas of the municipality will be subject to zoning and land use controls. 

This represents a significant shift in how development is reviewed and approved. 

Developer/surveyors etc input is essential to ensure that the new policies support responsible 

growth while remaining workable and adaptable. 

Proposed Engagement Methods 

1. Targeted Developer, Surveyors and Real Estate Agents Roundtables 

• Format: Small, focused discussions with local developers, builders, surveyors, realtors 

and consultants. 

• Focus: Key policy changes, zoning updates, and implementation challenges. 

• Benefit: Encourages open, technical dialogue in a constructive setting. 

• A planner lead discussion and a notetaker to ensure active listening. 

2. Written Submissions 

o Opportunity for developers etc to submit detailed written feedback. 

o Clear deadline and explanation of how input will be reviewed and considered. 

 

Topics for Discussion 

Zoning Designations & Permitted Uses.  

1. How well does the zoning align with how land is currently being used in rural areas of 

MODL? 

 

• Are there any areas being zoned for the first time where you foresee issues or need 

more clarity? 

2. The Rural General Zone allows a wide range of uses with minimal restrictions. 
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• From your perspective, does this strike the right balance between flexibility and 

protecting rural character? Are there any uses that should be better defined or 

managed? 

3. Should subdivision and private roads be restricted to protect high-quality farmland. 

• Do you anticipate any challenges this may create for development or 

landowners? Are there scenarios where some flexibility might be appropriate? 

4.  To better protect water quality in lakes experiencing development pressure, would it 

be appropriate to establish a dedicated lakeshore zone? 

• Should measures such as setbacks, vegetative buffers, or other land use controls 

be considered to support water quality protection? 

5. The previous draft plan proposed that residential subdivisions creating six or more lots 

from the same parent parcel—with an internal road or shared driveway will be 

rezoned to the Rural Residential Zone. 

• This applies whether the lots are created all at once or cumulatively over five 

years. Rezoning will occur and meet several conditions, including the completion 

of any required studies such as a hydrogeological assessment. 

• From your perspective, how workable is this approach? Are there any practical 

concerns you’d like to raise? 

 

6. The previous draft plan allowed pre-existing structures and land uses that don’t 

conform to new zoning regulations to continue as “non-conforming uses.”  

These uses can remain in place and expand, alter, or change with some restrictions. The 

Land Use By-law outlines conditions for how and when these structures can be 

renovated or replaced (section 7.40 of the land use by law and 7.39 and 7.38, 7.14.3 and 

7.15.3) 

 

• From your perspective, do the proposed non-conforming use rules provide 

enough clarity and flexibility for property owners and builders? 

Parkland Dedication & Cash-in-Lieu.  

1. The previous draft MPS proposed increasing parkland dedication or cash-in-lieu 

contributions from 2% to 5% in rural areas and 10% in growth centres and hamlets. 

• How do you think this increase might impact development feasibility and project 

costs? 

• Beyond costs, what potential benefits could stronger parkland dedication bring to 

new developments, such as enhanced community appeal, marketability, or resale 

value? 
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• From your experience, do buyers and renters place value on nearby parks or 

recreational spaces, and how might this influence demand or pricing? 

• Can you share examples or approaches where well-planned open spaces and 

creatively integrated parkland enhanced community livability while also contributing 

to development success or faster sales? 

2. What concerns or opportunities do you see with applying these parkland dedication 

policies in MODL’s rural and growth centre contexts? 

• While dedicating land can be challenging in rural or constrained sites, what positive 

outcomes might arise, such as stronger neighbourhood identity, enhanced 

aesthetics, or improved environmental stewardship? 

• In growth centres, how might cash-in-lieu be strategically used to develop quality 

public spaces that boost neighbourhood desirability and support local economic 

growth? 

• From a real estate perspective, how important is access to parks or green space in 

attracting residents or tenants? 

• Are there opportunities for partnerships between developers, the municipality, and 

community groups to create innovative or multifunctional open spaces that add real 

value to communities and developments? 

• Use as a prompt to help steer the conversation in a constructive or forward-looking 

direction, if needed: How could MODL encourage flexible and collaborative 

approaches that turn parkland dedication into a community asset rather than a 

hurdle? 

Environmental Protection Measures 

1. The previous draft proposed 30 m development setbacks and 15 m vegetative buffers 

from watercourses and wetlands. 

• How easy or difficult do you think it will be to apply these setbacks during 

subdivision design and site layout, and what implementation challenges do you 

foresee? 

2. The previous draft plan restricted vegetation removal within buffers for specific 

purposes (e.g., access corridors, hazard trees). 

• What tools would help with implementation on the ground for example, clear 

diagrams, permit checklists, or site plan templates? 
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• Who should be responsible for confirming that vegetation removals meet the intent 

of the policy- landowners, consultants, or staff? 

• Should there be a permitting process for buffer modifications, or should this be 

handled during subdivision or building permit review? 

3. From your perspective, how might the introduction of a Lakeside Zone and 

Conservation Designation shape future development considerations in ecologically 

sensitive areas? 

4. What would help make participation in environmental stewardship programs clear, 

accessible, and attractive to landowners and developers? 

Agricultural Policies and Zoning 

1. The previous draft MPS introduced a Rural Agricultural Potential Zone to preserve 

large parcels of land with Class 3 soils. 

• Preserving agricultural land is important. How do you think we should be doing this? 

Is it a limitation on subdivision activity (e.g., maximum of two lots/year and six total 

per parent parcel)?  

• Do these restrictions help protect agricultural land, or could they unintentionally 

limit rural landowners’ flexibility or land value? 

2. The draft policies supported a wide range of agricultural activities, even on lower-

quality soils. 

• Are there opportunities to better support small-scale or non-traditional agriculture 

that also aligns with development interests (e.g., hobby farms, Agri-tourism, farmers' 

markets)? 

3. The draft includes detailed setback and separation distances for small-scale and 

intensive livestock operations. 

• Do you think these distances are appropriate for managing land use conflict between 

agricultural and residential areas? 

• Are the requirements clear and workable from a site layout or land-use planning 

perspective? 

• Would additional education or guidance help landowners and developers navigate 

these distances more effectively? 

Servicing & Infrastructure Expectations 
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1. What types of development do you anticipate in the next 10–15 years? 

What kinds of support or servicing are needed from the municipality to enable that 

growth? 

2. Are you currently facing challenges related to labour, financing, market feasibility, or 

municipal servicing? 

What is the role for the municipality in helping to address any of these issues? 

3. What is the appetite for denser forms of development outside the current growth 

centres? 

If there is interest, where do you see that happening? 

4. When it comes to mid- to large-scale developments, such as 10–12-unit buildings; 

what are the main challenges with on-site services (e.g., water, wastewater, 

stormwater)? 

5. For mid- to large-scale rural developments, what is the best approach for determining 

the number of units for on site servicing? 

- Can ask a follow up question:  

▪ how you know there is enough water or onsite sewer capacity?  

▪ Traffic? 

▪ Emergency access? 

Do you think a stormwater management bylaw would be helpful, and have you 

experienced challenges with stormwater management in your projects? 
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MODL Land Use Planning - Housing Session  

July 17, 2025  

Agenda 

1. Brief presentation 
2. Roundtable & open discussion 
3. Feedback frames 

Questions 

1. What do you see as the greatest housing challenges in MODL? 
 
 
 

2. How can the Municipality support the housing sector in MODL? 
 
 
 

3. Have you experienced any challenges when working with MODL to build or enable more 
housing in the region? 
 
 
 

4. Has the lack of land use regulation impacted the housing sector in MODL? 
 

 
 

5. What are your concerns for the housing sector when it comes to this project (municipal-
wide land use planning)? If any? 

 

 
 

6. Are there specific housing policies from other municipalities that you like or do not like? If 
so, why? 
 

 

 
7. What are your hopes or vision for the future of the housing sector in MODL?  
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Environment Stakeholder Event – July 23, 2025 

Relevant Topics: 

• Setbacks and vegetative buffers from inland watercourses and wetlands 

• Additional setbacks for heavy industrial uses and livestock operations adjacent to 
watercourses 

• Protected watershed zones 

• Conservation zones for environmentally sensitive areas 

• Lakeshore Zone to protect inland lakeshore communities and habitats 

Agenda: 

• Welcome presentation / overview of project (slides)  

• Round table discussions 

• Opportunity for questions with staff and answer feedback frame questions   

• Closing remarks 

  
Feedback Frame Questions  

1. It is important to identify and protect environmentally sensitive lands and 
ecosystems from development. 

 

2. It is important to apply rules to limit development around lakes, rivers, and 
wetlands.  

 

3. Setbacks for new developments from lakes, rivers, and wetlands, should be 
required to protect water quality and ecosystems from runoff and sedimentation. 

 

4. Heavy industrial uses and livestock operations should have a greater setback from 
lakes, rivers, and wetlands than other types of development. 
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5. Natural shorelines that maintain existing vegetation can be a more effective and 
long lasting tool to decreasing erosion, flooding, and water contamination. 

 

6.  The Municipality should limit development  on lands identified by land trusts and 
environmentalist groups as having conservation value. 

 

7. Development around the lakes that supply drinking water to nearby towns should be 
restricted. 

 

8. The level of restriction on development near watershed areas should be relative to 
watershed size and contamination vulnerability (ie. The smaller the watershed, the 
more restrictive). 

 

9. Lands surrounding lakes that experience lots of development should have greater 
setbacks, larger lot requirements, limits on paved or hard surfaces, and vegetation 
removal restrictions. 

  

Round Table Discussion  

Questions:   

1. What are some challenges or concerns that you have for environmental protection 
in Nova Scotia? Are any of these specific to MODL?  

  

2. Has the lack of land use regulation impacted your organization’s environmental 
conservation work? 

 

3. How do you think inland watercourses and other sensitive ecosystems should be 
protected from development? 
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4. What is your opinion on having specific zones to protect conservation lands, 
watersheds, and lakes?  

 

5. a) What are your thoughts on required setbacks for new development from 
watercourses? Do you have thoughts or studies on what an adequate distance 
would be? 

b) What are your thoughts on different types of development/land uses having 
different setback distances from watercourses (heavy industry/livestock 
operations having bigger setbacks)?  
 

6. We already have municipal-wide coastal protection regulations in place. What 
similar measures should we consider for inland watercourses, and what should be 
different? What specific considerations apply to protecting inland water bodies? 

  

7. What can the municipality do to help support local and regional conservation 
organizations?  

  

8. What are your hopes or vision for the future of environmental conservation in 
MODL?   

  

9. Is there anything else that you would like to share? 
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