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Marine Drive, Valley and Canal Community Council 

June 22, 2011 
 
 
TO: Chair and Members of Marine Drive, Valley and Canal Community 

Council 
 
SUBMITTED BY:  

For Paul Dunphy, Director, Community Development 
 
DATE:  April 8, 2011 
 
 
SUBJECT: Case 01278: Application to Amend Planning Districts 8 and 9 

MPS/LUB 
 

SUPPLEMENTARY REPORT 
 
ORIGIN 
 

 Application by Mountain View Mobile Homes to amend the Planning Districts 8 and 9 
Municipal Planning Strategy and Land Use By-law to permit a new mobile home park in 
Lake Echo (Case 01278).  

 
 On June 23, 2009 Regional Council passed a motion initiating consideration of Case 

01278. 
 

 On June 9, 2010 staff presented a report dated May 20, 2010 outlining options to address 
the proposed new mobile home park. Marine Drive, Valley and Canal Community 
Council (MDVCCC) requested that staff prepare a supplementary report that addresses 
certain issues that were raised at the meeting. 
 

 On November 22, 2010 staff presented a supplementary report dated November 4, 2010 
responding to certain issues raised at the June 9, 2010 meeting. MDVCCC requested that 
staff prepare a supplementary report responding to those matters raised in Council’s 
motions. 

 
 
RECOMMENDATION 
 
It is recommended that Marine Drive, Valley and Canal Community Council recommend that 
Regional Council take no action on the requested amendments to the Planning Districts 8 and 9 
Municipal Planning Strategy to permit a new mobile home park within Lake Echo until a 
Visioning exercise is completed for the community. 
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BACKGROUND 
 
Mountain View Mobile Home Park Limited is the former owner and operator of the existing 
mobile home park in Lake Echo and has identified lands for the development of a new mobile 
home park (see Map 1). Currently the Planning Districts 8 and 9 MPS and LUB do not permit 
new mobile home parks anywhere in the plan area.  This is based on community concerns related 
to environmental servicing issues and protection of community character.  
 
Proposal 
The applicant’s proposal is to amend the MPS and LUB in order to enable a new mobile home 
park.  The concept plan submitted with the initial application is for 200 mobile homes.  These are 
set out in a cluster type pattern along side the mobile home park road.  The recreation lands and 
trail system for the use of the park residents is also shown on the concept plan. The dwellings are 
proposed to be serviced by an on-site wastewater treatment with dispersal of treated effluent to 
the soil.  Potable water to service the residents is proposed to be supplied from on-site wells. 
 
Staff reviewed the proposal and provided a detailed review of the request for amendments which 
was included in the staff report dated May 20, 2010.  This report was presented to MDVCCC on 
June 9, 2010 which recommended that Council take no action on the proposed MPS amendments 
until a visioning exercise can be done for Lake Echo. On November 22, 2010, staff presented a 
supplementary report to MDVCCC addressing the issues raised previously by Council. At the 
meeting, MDVCCC passed motion on the application which required staff to respond with this 
report before MDVCCC would consider making a recommendation to Regional Council. 
 
A new proposal is forthcoming for a development agreement on a portion of the site for an open 
space design development however the developer still wishes to develop a mobile home park. 
 
DISCUSSION 

The four part motion passed at the November 22, 2010 meeting of MDVCCC and staff’s 
responses are outlined below: 

1. Direct staff to bring the new HRM Mobile Home Park By-law forward and 
incorporate the new housing standard CSA A277 being proposed within the 
November 4, 2010 staff supplementary report. 

 
Currently, staff is working on a new Mobile Home Park By-law to replace the three existing By-
laws. The existing Mobile Home Park By-laws only permit CSA Z240 dwelling units – the 
typical mobile home form but not the modular dwelling that is indistinguishable from site-built 
dwellings. A draft By-law is near completion but staff has identified a number of issues with the 
draft document that must be resolved before community consultation may begin with property 
owners and other stakeholders. Staff has discussed the issue of whether or not to allow 
manufactured homes known as CSA A277, or modular dwelling homes, under the Mobile Home 
Park By-law and feel it has merit. The final decision on the issue rests with Regional Council 
when it considers the adoption of a new mobile home park by-law. 
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2. Defer Case 01278 – Application to Amend the Planning District 8 and 9 Municipal 

Planning Strategy and Land Use By-law and allow staff to consult with the 
applicant in regard to reviewing the application process to amend the Municipal 
Planning Strategy, as well as, the creation of a Development Agreement and report 
back to the Community Council. 

 
Staff had an opportunity to meet with the applicant, PJC Land Developments Ltd. (formerly 
Mountain View Mobile Homes Ltd.) and discussed how they wish to move forward.  The 
applicant has expressed his intent to continue with the application to amend the Planning District 
8 and 9 MPS and LUB to allow a new mobile home park (Attachment A) with the proposed 
decentralized onsite sewer treatment facility. The applicant does not wish to proceed with a 
development agreement, at this time, due to the detailed information required as part of a 
development agreement application and information required under the draft MPS criteria for a 
new mobile home park.  
 
The applicant has also been discussing another proposal with staff for a development that 
necessitates changes in the original application, Case 01278. Staff have not received an 
application to date for the new proposal because the developer is only at the stage of preparing 
required background materials and developing a concept plan at this time but has consented to 
discussing the proposal in order for Council and the public to better understand the impact on the 
original request for the MPS and LUB amendments.   
 
New Proposal 
The new proposal forthcoming from PJC Land Developments is for an open space design 
development (Attachment B) that will access/egress onto Circle Drive, with a road built to public 
road standards, and cross the original subject property.  At this point, before the suitability 
mapping is completed, the majority of the open space design is expected to be of the hybrid 
form. An open space design development requires the applicant to enter into a development 
agreement.  This can be accomplished under existing policies that allow the new proposal to 
proceed.  The new mobile home park, although modified, will still require MPS and LUB 
amendments.  
 
As part of the development agreement PJC Land Developments intends to develop what they 
refer to as a “pilot project” (Attachment B) demonstrating what the original application was to 
achieve in terms of a “retirement village”. This will be a classic or cluster form of open space 
design that features modular homes (Attachment C) in accordance with the open space design 
guidelines. Modular homes, as described in the November 4, 2010 Supplementary Report, are 
manufactured homes built to CSA A277 standards (National Building Code standard) and look 
like site built homes which are permitted now in residential zones.  The development agreement 
process requires a PIM and a public hearing at Community Council. Because this is a 
development agreement the concept plan or design must be provided in sufficient detail for 
review and comment by staff.  This level of detail will provide much needed information to the 
community so they also may make more effective comments.   
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Moving Forward 
This new proposed development will relocate the proposed mobile home park to the north of the 
original location. The open space design application will change the original request such that 
PID 40519555 and a portion of PID 40141236 (Attachment B) will no longer be included as all 
the modular dwelling units will be located on the remaining portion of PID 40141236 and newly 
created PID 41314592 (Attachment B) on the north shore of Lewis Lake. Certain minor changes 
will also be necessary to the draft MPS criteria included as part of the November 4, 2010 staff 
report to MDVCCC, in addition to finalizing the wording of the draft policy and associated 
preambles. Because of the magnitude of the resulting changes made to the original concept 
(Attachment A) by the forthcoming open space design application (Attachment B) staff believe 
that it is appropriate to go back to the community of Lake Echo for a public information meeting. 
 
3. Await the outcome of the Watershed Study for Lake Echo and from the analysis of 

this Watershed Study, make a request to Halifax Regional Council that the 
Community of Lake Echo be higher on the priority list of community visioning 
processes. 

 
The consultant for the Watershed Study for Porter’s Lake/Lake Echo has completed, to date, the 
Water Quality Objectives survey and is in the process of data collection and analysis. Staff 
anticipates that the sanitary survey will be completed this summer. The servicing alternative 
analysis (see Question 4) is scheduled for October to December of 2011. The Study report and 
analysis is expected to be received from the consultant by January, 2012.  At that time a request 
may be made by Regional Council to move Lake Echo forward on the priority list if the study 
results warrant such consideration. Staff are currently of the opinion that changes to the 
community visioning program should only be considered as part of the Regional Plan Review 
process. 
 
4. Direct staff to assess the possibilities of including a more detailed analysis of the 

proposed Mobile Home park impacts as a component of the Watershed Study. 
 
The current contract for the Porters Lake/Lake Echo Watershed Study requires the consultant to 
prepare on-site septic and well system surveys and an Assimilative Capacity Study (ASC) in 
each study area.  The difference between the Porters Lake and the Lake Echo ASC is that the 
Porter’s Lake Study will assess alternative treatment technologies for wastewater management 
while the Lake Echo Study will look at this question in general and not assess the impact of 
alternative treatment technologies to service any particular development within a specific area.  
Staff has contacted the consultant regarding the cost for an alternative treatment technology 
component for the subject property. The proposed change to the scope of the Study is estimated 
to cost HRM an additional $25,000. Staff is preparing a revised cost estimate for the entire Study 
which will be presented to Council for it’s consideration.     
 
BUDGET IMPLICATIONS 
 
The costs to process this planning application can be accommodated within the approved 
operating budget for C310. 
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FINANCIAL MANAGEMENT POLICIES / BUSINESS PLAN 
 
This report complies with the Municipality’s Multi-Year Financial Strategy, the approved 
Operating, Project and Reserve budgets, policies and procedures regarding withdrawals from the 
utilization of Project and Operating reserves, as well as any relevant legislation. 
 
COMMUNITY ENGAGEMENT 
 
The community engagement process is consistent with the intent of the HRM Community 
Engagement Strategy.  The level of community engagement was consultation, achieved through  
Public Information Meetings. A public hearing has to be held by Council before they can 
consider approval of any amendments. 
 
An initial Public Information Meeting (PIM) was held on July 29, 2009 and a second PIM was 
held on January 14, 2010.  The main concerns brought forward by the public were the 
environmental effects of on-site wastewater treatment, impact on property values, traffic impact, 
high proportion of mobile homes in the community, capacity of schools and provision of 
protective services.  
 
For the Public Information Meetings, notices were posted on the HRM website, in the newspaper 
and mailed to property owners within the notification area as shown on Map 1.   Should Regional 
Council decide to proceed with a Public Hearing on this application, in addition to the published 
newspaper advertisements, property owners within the notification area will be notified as shown 
on Map 2. 
 
Any proposed MPS and LUB amendments will potentially impact the following stakeholders: 
local residents and property owners. 
 
 
ALTERNATIVES 
 
1. Council may choose to wait for the completion of a visioning exercise for Lake Echo 

prior to considering any MPS and LUB amendments that permits a new mobile home 
park within the community.  This is the recommended course of action. 

 
2. Council may choose to approve the proposed amendments that permits a new mobile 

home park by development agreement.  Before Council could proceed with this option 
detailed MPS and LUB amendments are required. 

 
3. Council may choose not to consider any MPS amendments.  A decision to approve or 

refuse an application to amend a Municipal Planning Strategy is not subject to appeal to 
the Nova Scotia Utility and Review Board.   
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ATTACHMENTS 
Attachment A  Original Concept Site Plan 
Attachment B  Proposed Open Space Design 
Attachment C  Proposed Modular Dwelling Units 
 
______________________________________________________________________________ 
 
A copy of this report can be obtained online at http://www.halifax.ca/commcoun/cc.html then choose the appropriate 
Community Council and meeting date, or by contacting the Office of the Municipal Clerk at 490-4210, or Fax 490-
4208. 
 
Report Prepared by : Darrell Joudrey, Planner 1, 490-4181    
 
 
     ______________________________________                                                                        
Report Approved by:                Austin French, Manager, Planning Services, 490-6717 

______________________________________________________________________________ 
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