Draft Regional Plan
Tantallon Workshop - May 25, 2005
St. Margaret’s Centre - Upper Tantallon Arena
~Notes ~

Discusson Table: Economy / Municipd Services

Burning Quedtions

1.

Where does the small deveoper/landowner fit into the Regiond Plan?

Problems with proposed provisons:.
- al growth directed toward centres
- open space design g/d requirements for contiguous development might not be possible
inal cases.
- 4 lots on exigting roads will not provide enough opportunity

Suggedtions.
- Balance opportunities with cogts incurred by developers and the municipality
- Proposed provisions  are overly restrictive - frontages should be reduced
- dlow some flexihbility for smdl developers
- provide some options for private roads

Conduson/Summary

More flexibility and opportunities are required for small landowners, developers and builders.
What isHRM'’ s plan for power linesin new and existing developments?

HRM is congdering underground linesin new suburban subdivisions. The questionwill be who will
pay for them. (The cost is estimated to be 3 times more than conventiona above ground service).

Suggedtions.
- Urban trees should be protected.



Concluson

- When congdering whether to ingtal underground wiring, more weight must be given to religbility
and sAfety.

3. What leve of protection is expected from the volunteer fire department?
Comments

- Isit redigtic to rely on avolunteer service conddering the loss in volunteer base?
- The lack of fire protection has implications for insurance coverage.

- HRM should conduct anassessment of the servicelevelsfor fire departmentsin the urban vsrurd
aress to determine value for money.

- Fire department digtricts should be rationalized to improve response times.

- Devel opershomeowners should be informed of the risk resulting from reduced fire protection or
be required to ingtal sprinkler systems.

Conclusion

- When conddering servicesand taxes, we need to answer the question, are we getting good vaue
for our taxes.

4, What type of public trangportation will be available to Hubley and when will it be in place?

- Options proposed inthe Regiond Planindude subsidized private commuter vans, shared taxis and
express bus service from interchanges/park and ride lots to the regiond centre.

SugoestionsComments

- Incentives required to encourage trandt use.

- Car poal parking lots need to be built.

- Improved bus service on the Hammonds Plains Rd. is required.

- Parking lotsand bus stops could be part of the 10% open space requirement for new subdivisons.
Concluson

- The Hubley area should have priority for express buses and rurd trangt.

5. How will HRM support local recreation?






Comments
- Schools are codtly to use for community recreation purposes.

- There are opportunitiesto coordinate effortsamong various groups. schools, HRM, province; and
to tgp into existing community structure.

- It may be possible to use recrestions facilities as an incentive and to establish partnerships.
Conclusion

- Since resources are scarce, we should use existing networks and partnerships to develop and
deliver local recreation opportunities.

6. Why use hydro-geologica assessments for new development in rura areas when the Dept. Of
Environment abandoned its use severa years ago?

- Hydrogeologica assessment of potentia rural development areas requires an amendment to
legidation to enable HRM to implement the requirement.

Concluson

- For development between centres, the use of hydrogeologica assessment to determine the level
of development activity needs more study.

7. Where will small builders have opportunitiesin 3-5 years and in the longer term?
Comments

- Vacant, available and affordable rurd lots are required for smal builders.
Concluson

- Lots availability needs to be monitored closdly to ensure an adequate supply of lots are availadle
to smdl builders and that there is not amonopoly in the home building sector.

General Comments about the workshop process

- There were not enough answers available,
- There needs to more opportunity for community participation.
- After having participated in the workshop, there is more confidence in the planning process.

- Missing from the discussion are the implications of mgor crises like an energy shortage.






Discusson Table: Settlement

Burning Quedtions

1 What isthe criteriafor defining the centre?

2. Where will Development be in Tantallon and how?

3. Why isthe Interim Growth gpplied to Didtrict 23?

4, Will Tax rates be effected by the services we will receive?

5. Where are the Centre boundaries?

6. What are the stop/start areas of the boundaries? How are they determined?

7. What type of development will be dlowed in the centres?

8. How isthe definition of settlement going to be equitable?

0. What is consdered low, medium, and high densty?

10.  Why isn't Beaver Bank acentre?

11.  Why build ahousein HRM when someone can go into the next municipdity wereit is chegper?

12.  Arepeoplein Tantalon looking for water?

13. Wha rulesregulations will be put in place for Peggy’ s Cove Road?

14.  Wherewill HRM save $250 million?

15.  Why not permit private roads?

16. How flexible will development agreement be?

Discusson

1 What isthe criteriafor defining the centre?

- why not designate Peggy’ s Cove asacentre - this led to adiscussononthe criteria for desgnating
centres (ie. whether or not it functions as one now and what uses need to be present)

2. Where will Development be in Tantallon and how?



questions arose over where in Tantallon is HRM expecting new growth
reviewed the proposed new growth controls and the group agreed that they are to restrictive

growth controls need to be revised - 20 lots over a certain number of years and alow for more
than one lot on anew road

group did not agree that |ot prices are not going up
discussed the open space subdivision gpproach and how it could be implemented

Is HRM going to be able to require water assessments - seeking change to Municipal
Government Act

open space approach should consder a combination of compact lots and large lots and
development should not be limited to open space subdivisions

Why isthe Interim Growth applied to Didtrict 23?

Tantdlon is experiencing limited amount of development: an average of 181 units per year
IGM controls are to restrictive and not necessary

proposed new controls are not needed

Will Tax rates be effected by the services we will receive?

concern was expressed that if new services are provided to the area, taxes will increase
taxes do not reflect the services received

what services are proposed for Tantalon?

Where are the Centre boundaries?

concern was expressed that all the centres have not been defined

only three centres are defined now- Regiona Centre, Fall River, and Tantalon

why these centre, especidly Tantdlon?

What are the stop/start areas of the boundaries? How are they determined?

centre boundaries are to be defined at the Secondary Planning process stage - not under the
Regiond Plan

centres would be defined in conaultation with residents and would not have to follow a circular
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11.

pattern

criteriafor secondary planning drategiesis outline in the Regiond Plan
What type of development will be alowed in the centres?

how will development occur within and outsde of centres

upon adoption of the Regiond Plan, most centres will develop based upon the regulations for
growth between centres until the centres are defined

development options. open space subdivisons by devel opment agreement, 4 |ots per area of land
on exigting roads and one lot on anew road.

concern was expressed that the as-of-right devel opment was to restrictive
How isthe definition of settlement going to be equitable?

if restriction are necessary (group agreed they are not), they need to be applied equitably across
HRM

communities should be dlowed to protect those aspects of ther community that make them
different (no standard approach).

restricting development rightsis not fair
What is considered low, medium, and high dengity?

HRM needsto clearly define what islow (large lots), medium (Sackville), and high (skyscraper)
dengty for urban and rurd areas

past examples used by HRM (as stated above) do not reflect the rura context

inrura areas.development higher than townhouses is unlikely

Why isn't Beaver Bank a centre?

community needsto grow to Say dive

if the roads are an issue, why doesn’'t HRM upgrade the roads?

need to initiate the congtruction of the Highway 113 and Beaver Bank By-pass

Why build ahouse in HRM when someone can go into the next municipdity were it is chegper?

concern was expressed that the Regiona Plan will force people to move outside of HRM (less
8



13.

14.

15.

taxes and regulations)
how will HRM prevent this action from occurring?
Are people in Tantalon looking for water?

concern was expressed that the proposed water service didtrict boundary only applies to West
Wood Hills

have the people in West Wood Hills requested water?

HRM should consider other areas- Hdiburton Hills

unlikely that water will be provided to Tantalon within the next 25 years
What rules/regulaions will be put in place for the Peggy’ s Cove Road?

under the Regiona Plan, the Peggy’ s Cove Road will be subject to those devel opment provisons
specified for development between centres

Where will HRM save $250 miillion?
$250 million isnot alot of money over 25 years

where are the saving coming from? (HRM needsto produce afact sheet outlining, indetail, the cost
savings)

Why not permit private roads?

if HRM wants to save money, it should alow for private roads
private roads provides flexibility to developers and land owners
public roads are to expendve to build

How flexible will development agreement be?

criteriafor development agreements must be clear and evenly gpplied
process needs to be open to the public for input

development agreements needs to provide for flexibility in the creation of new subdivisons

Discusson Table: Settlement




Burning Quedtions

1.

2.

> w

How can we pass on to future residents the benefits we' ve had from this community?

Who initidly decided and successfully led Hdifax City Council to accept the Gods and Objectives
when none of them understood what they were buying into?

|dentify how exactly limiting growth in identified rurd areas will save HRM money?
Development in the St. Margaret’s Bay area has to be controlled due to the reciprocd effect on
roads, schools, infrastructure environment and [in] keeping with the overall community?

How do people in this area respond to the designation of Tantalon as agrowth area? Does it
seem like anaturd evolution or an unwelcome change?

How will limits'boundaries of community centres be established? What will incentivesbe for rura
commuter centre development? What will restrictions be for Bay area outsde?

What did you come here to accomplish?

More understanding of the plan-to-date
Observe

Deveop a better understanding of the regiond plan and give my input.

[no response]

| want to hear the opinions of people who live in the rurd commuter-belt.

[no response]

What will make you happy you came here?

Seeing people respect each other. Experiencing later some results.

When | am shown backup information for the info given to us.

[no response]

[no response]

If thereisalively & varied discusson induding avariety of opinions.

[no response]
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What can you do [to] ensure that this workshop is a success?

- Listen

- | redly believe public input is not going to be used in the process.
[no response]

[no response]

- Engage in the discusson

[no response]

VERBAL PARTICIPATION

Discusson

- The politica system is faulty because rurd Coundillors are outnumbered. In the old County the
suburban and rurd councillors tried to accommodate each other.

- Now money is the predominant issue and HRM is going to extremes.

- Will HRM redly save money? Taxesaregoing up. Assessmentsarerising, but that’ saprovincid
matter. When we were the County we were told we were being subsidized by the other parts of
the County. It'sthe same now. So people cdl for more housing.

- But housing doesn't bring in net tax revenue, businesses do.

- Asfor maintaining wells and septic - we do it oursalves and we pay the same taxes.

- [Bruce Fisher clarified that sewer and water charges are billed separately and arenot included in
the generd tax hill ]

- Clugter septic and cluster subdivision won't work.

What isit that makes acommunity?

- cluster subdivisions don’t make a community.

- acommunity is made by the schools, the churches, the hospitas, and the recrestion facilities.
- How best to build [rurd] communities?

- Include avariety of age groups
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employment opportunities?

Thisplan is an effort to build “communities’ not just “subdivisons’.
Schools & hospitals might better be smaler and spread out in more locations.
The Regiona Plan will require new schoalsin the urban aress.

Old schools should be recycled for other uses.

School catchments should avoid the need for people to move asthear childrenprogress through the
primary and secondary educetion levels.

Y ou have to be able to plan for the schools by knowing where the people will live.
Integrate al agpects of school planning.

Missing the boat on issues of rural development.

Are some “rurd” problems aready solved in new developments and current (2005) standards?
Will the Regiond Plan actudly save money?

| am not convinced that more concentration is the right way to go.

What services does HRM give rura resdents - most come from the province or feds.
Retirement housing needs should be considered.

Age should not force you out of your community.

[Fecilitator: A diversty of housing should cater to dl ages]

Thet isacommunity.

Thisareahas not drawn industry. If a company decided to come to St. Margaret’ s Bay, what
infrastructure would they have?

[Facilitator: but atwinned highway is coming, which will bring unprecedented devel opment.]
The water pipes from Pockwock are nearby, so why limit development?
Road costs - For one of my developments| entrusted private roadsto a homeowner association,

and | put $60,000 into afund to hdp themtoward maintenance costs. Lots are selling and people
aren’'t bothered.
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Private roads - we pay for them. Where' s the cost to HRM?

[Bruce Fisher explained that HRM triesto service even private roads withgarbage pick-up. Also
pressure arises for HRM to take over private roads, a whichpoint HRM incursmagor expense.]

Asadeveoper | like clugters - but people should have choice.

The Red Book [municipa standards| regulations address the problems of the past. The past 20
years changes to the standards have aready addressed the problems you are bothered by now.
[Facilitator: Are these standards acceptable to you as a devel oper?)|

Yes. They'renot excessve. If the market cannot bear the resulting codts, it will move to the city.
That’sthe market at work.

Y ou have to say what the limits of municipa service are.

Iswater qudity testing agood thing?

Yes. But the consumer usudly won't pay to drill awell before they buy.

Manage expectations about future municipa services. Just say, “You can't haveit.”

When you move to arurd area, you program yoursdf to the Stuation.

Today’ s septics have to be designed by an engineer.

We have put in 50-60 septics ayear, and we have very few call-backs. And there's a lack of
knowledge about how to use septics. They'realiving sysem. Peopledon't redizethat whenthey
flush things down.

Theingdler should inform the buyer.

Why have clusters? We have so muchland for people to usedready. Just op using cashin-lieu
and take the 5% land dedication. Why do we need 70% of the land as open space, as per the
cluster subdivision concept?

Not al of usaround this table oppose clusters!

[Fecilitator: Clusters are not needed but should be an option?)]

Yes

Isnatura gas coming to this area? If so, whenthey trenchfor natural gaslines, couldn’t they make
it abigger trench and include utility pipes?
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The province has darted saying we need immigration to stop the population from declining.
Where are dl these immigrants going to live?

Who is living in dl those new gpartments dongside Highway 102? Probably many of them are
immigrants. Where are they going to move when they leave those gpartments and want asingle
family house?

But we re not anticipating alarge amount of population growth over the next 25 years.

We need some balance between cluster subdivisons and regular, large rurd residentid lots.

The cirdle for Tantallon should be larger, because of the highway twinning and the park-and-ride
express bus service that is proposed.

We need asmadll footprint for devel opment.

Don't use up dl the land now for development, save some for future generations needs.
But people aren’t trying to use up dl the land.

Thereis ahuge supply of land. Takeaflight over the Chebucto Peninsulaand you' Il see how much
land is il Ieft in between the roads.

What about loss of land devel opment rights? Shouldn’t land ownership have some benefits/rights?

Discusson Table Housing

Burning Questions

1.

How were the centres chosen and how will the new proposed development standards affect
housing affordability?

2. How will the regiona plan build not only diverse but indusive communities?

3. What does the draft regiond plan mean by affordable housing —ie will an average household be
able to afford a home?

4. How will incentives such as dengity bonusing be used?

Discusson

1 How were the centres chosen and how will the new proposed development standards affect

housing affordability?

14



- Concernthat mgjor centres suchas Bedford West and Morris-Russdll L ake are designated where
high-end devel opers have haldings — will concentration of developable land affect affordability?
What optionswill exit for smaler developers building more affordable product.

- Will there be too much development pressure on some areas?

- Why iswater extension proposed to only Westwood Hills and not to Beaverbank where
the distance appears to be shorter?

- Water service should be extended to the areas outside the centres within acertain radius
of themainline

- How much development will there bein St. Margaret’ s Bay area?

- Clugters and open space subdivison development are an excellent idea— they will make
subdivisons more interesting, increase greenbelts etc.

- Don't like the condo/shared ownership idea of sceptic systems.

- Concernover the sze of the lotsin cluster subdivisions and their impact onthe water table.

- How are we goingto maintainthe “ Nova Scotian lifestyle’ —ie devel opment usudly more
affordable in outlying aress.

- How do we baance dengity vs. qudity of life?

- Concernover how new centres will ensure that housing options will be incorporated — not
jugt sngle unit dwelings. Suggestion: Need development criteria, mixed dengty zoning,
alow secondary units.

- Concern over the extent of community consultation over large-scale developments, and
accessto informationabout development proposals suchas environmenta impact studies.
Suggestion: could post dl development applications on-line a HRM website.

- Will infill development be in fact more affordable?

What the Draft Regiond Plansays: Draft Plan proposes anumber of development optionsfor devel opment
within the regiona centre, suburban and rurd aress. For example, a mix of high to medium density
resdentid, commercid, indtitutiona and recreationa useswill be encouraged onidentified opportunity sites
in the Regiond Centre and low to medium density housing types will be encouraged in exising
neighbourhoods. A mix of housng development within centres will aso be encouraged (high dengity in
urban digtrict centres, mediumto high dengity in suburban district centres and medium dengity convenience
commercid uses in suburban local centres). Development in designated rurd centres will proceed by
development agreement until Community Planning Strategies are completed and adopted by Council.

Open space subdivison design will be permitted outside the centres and up to 4 lots through traditiond
subdivison desgn and 1 lot per year theresfter. Options for ownership and maintenance of shared septic
systems are being discussed with the province. The open space subdivison design is proposed to be
consdered by means of development agreement, and this process will determine the suitability of thedesign
in terms of soils, waste water management, groundwater, topography, traffic, and so on. The draft plan
proposes that dl development occur on public rather than private roads, so municipa services (show
plowing, garbage collection, etc,) will be provided.

While development stlandards may be higher in some areas (ie HRM is seeking legidative anendments to

incorporate hydro-geol ogical testing as part of the approval process), these measureswill reducerisk and
long-term maintenance costs to property owners. The draft Regiona Plan also proposes to ater
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development standards to better reflect the required need for infrastructure (eg reducing public right-of-
way) — this should redlize consderable savings to devel opers that can be passed to homeowners.

2.

How will the regiond plan build not only diverse but inclusve communities?

Average price of ahome and average rent levds do not match the average cost of housing — need
to address incomes as well.

The policy should address the god of building inclusive, not just diverse communities. Thisimplies
access and indudes not only housing affordability, but housing quality, access to services, lifting
redtrictions onsmdl options homesand groups homes, daycaresin residentia areas, opportunities
to “agein place.

- Seniors should be able to stay in their community if they choose to;

- Accesshility should not stop at the front door — accessbility should extend to the entire
community.

- Mortgages/charges should be lower on houses that can show that they can be easly
adaptable.

- Lift redtrictive zoning (eg. any development of more than 3 units currently has to go by
Development Agreement in some areas) and usetools suchas site plan approva process
for high density opportunity parcel development;

- Older and smdler householdsare agrowing trend — need housing options for this type of
household.

- Granny suites and secondary suites will be provide a solution to some seniors and will
make home ownership more affordable, but they are not the solution to dl senior housing
problems.

- Westwood dlows secondary suites (some people opt to have them and are very well
designed; Haliburton does not permit themunder R1 zoning but they are known to occur
—owners put them in for their children and then go into hiding!).

What the Draft Regiond Plan says. The Draft Plan speaks to the importance of housing to the overdl
qudity of life and identifies components of housing choice — ie location, dwdling type, design and
accesshility, tenure, living arrangements, and support services. Theplan’soverdl policy istoincludemore
integration between resdentid, commercid , inditutiond and recreational uses within centres and to
improve and extend the reach of public transportation. The current policy (H-1) proposes that with the
adoptionof the Regiona Plandl exising secondary planning strategies and by-laws be amended to permit
resdentid care facilities of up to 9x resdents operated or funded by organizations as defined by the Nova
Scotia Homes for Special Care Act. Also effective immediately upon the adoption of the Regiona Plan
it is proposed that exiding development agreement policies be amended to permit seniors housng by a
private sector developer in rura aress.

3.

What does the draft regiona plan mean by affordable housng — ie will an average household be
able to afford ahome?

The definition and provison of affordable housng is extremdy difficult in complex — HRM can't

do it done. Need to partner and use a variety of tools.

- Need to look at modest income households, the working poor not just those on income
assistance.
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- What is affordable now? A $230,000 home?

- Will development in centres and new devdopment standards make housing less
affordable?

- Will housesin the clugter system be on smdller lots?

What the Draft Regiond Plan says. The Draft Plan currently defines affordable housing as housing that
does not consume more than30% of household' sgrossannud income. This definitionwill be further refined
in the Affordable Housing Functiona Plan to reflect arange of income levels across the region, and it will
most likely have an income cut off —ie projects applying for municipd incentiveswill have to be affordable
to households with average or lesser income levels. The Plan dso commits HRM to ongoing monitoring
of land and house sdle pricesin al areas of the region, and to maintaining adequate supply of serviced and
developable land.

4, How will incentives such as dengity bonusing be used?

- Dengty bonusing generdly a good idea, but need to baance qudity of life and liveghility with
density —aso need affordable housing in rural aress.

- Deed Transfer Tax should be waived on affordable housing developments

- Need to invest in and encourage good design

- Need to provideincentivesfor accessible and adaptable housing, aswell asecologicdly susainable
housng congtruction to reduce environmenta impacts and ongoing operating costs (eg. energy
expenditures)

- More as of right zoning can reduce costs but needs to be well designed
- Cash in lieu option should be spent onhousing and should not lead to concentrating devel opment.

- NIMBY isabig issue - those who do not need subsidized housing need to know what'sin it for
them (when it comesto their area).

What the Draft Regional Plan says. The draft Plan requires that al secondary plan review processes
congder adopting measures rdated to dengty bonusing policy for affordable housing which will define
conditionsand circumstancesunder whicha public or private devel oper may exceed basedlowabledensity
inexchange for the devel opment of affordable housng— height and other zoning variances may be included
for the congtructionor rehabilitation of affordable housing units. The plans are aso required to consider the
impact of new standards and feesonaffordable housng.  The Housing Functiond Planwill provide further
guidanceto secondary planreview processeswithregardtothe issues of definition, targets, meeting arange
of needs, development incentives, community education and facilitation and innovative design.

Discussion Table: Transportation

Burning Questions
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1 Can we advance actua constructionof new transportationfadilitiesnow that our Rural Commuter
Centre has been identified?

2 Why can't the Department of Highways (TPW) and HRM get together onthe overdl planfor the
whole aress?

3 What will be done to ensure our current roads/intersections that are dready bulging at the seams
are properly enhance to dedl with increasing population, treffic, etc?

4 What are the plans for public trangt, especidly for changing demographic, particularly seniors?

5 If/when/why not HWY 113? By-pass busy aress, ie Bedford?

6 Clarify BRT/Express BusRurd Transportation?

Discusson

1 Congtruction of Transportation Facilities (includes discussion of Question 4)

Fadilitiesfor express bus service required, as they don’t want to see the populationgrow beyond
what it is now with out facilities. Facilitiesfor the express bus should be built now.
Residentsdon’t want to walt because the current bus serviceisinadequate. The servicethat exists
now is not convenient, takesalong time. Like the idea of the Cagary shuttle serviceto park and
ride - works on aload and go system.

Resdents sad that Western Regiond Council told the express bus would be out to exit 5 dong
Hwy. 103 in 2006.

Express Bus would help dleviate traffic and people would useiit.
Would like to see a shuittle service running around the 333 loop.

Park and ridelotsand express bus would be usaed if well run and convenient. Residents want this
sarvice to come through fagter. IF HRM provides lousy service - no one will useit.

Where will the park and ride be built - is there enough land at the Sobey’ s plaza?

Worry over thisbeing a pipe dream and not happening - because not enough money, not enough
buses

Petitions for additiond bus services- to exits4 and 5 on 103, to extend route 21 to White's Lake.
Would like to see more bus sarvice fo Hammond's Plains area.

Group reluctant to come to a consensus on some issues because only afew people at the medting
and don’t want to speak for entire area.
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The services shown onthe map isaproblem- bus service goesto Whites L ake and goes to Indian
Harbour, but the two don’t join - can't go to Peggy’ s Cove with disconnected service. Therurd
trangportation service should connect and have acircular route.

What can be done to change the priority for the express bus to Tantallon from beyond 3 yearsto
sooner?

Rall trangt servicewasraised - why isit not possible or being considered.
Isit based on population that we don’t have better trandt servicein this area?

Economic and legidative changesto make plan happen - limit accessto core to encourage lesscar
use. Need viable dternativesto the car. How do we get people out of their cars?

Bedford West and South - before they are built, transportation infrastructure should be built.

People fed they are not listened to when it comes to trangit serviceffacilities. People want to be
heard!

Park and ride will not help residents get around - particularly students.

Good bus service will help take cars off of Hammond' s Plains Road - trangt serviceffecilities are
both mgjor concerns for residents.

Cooperation between Province and HRM

The province and HRM never seem to be working together

It doesn't appear that the two entities agree - this includes snowplowing
Enhancement of intersections/roads that are bulging at the seams.

Fox Hollow/French Village Station Road - could pedestrian sgnds be improved.

Could lights beingdled a French Village/Hammonds Plains that could be activated during peak
times only?

Provincid officids won't come out because the intersection doesn’t meet the warrants.

For dl of Hammond's Plains Road - speed limit should be reduced to 70 km/h since it is 90
between Hdiburton and Y ankeetown Road.

HRM and the Province need to get together and coordinate work and communicate with each
other

Trangportation planning needs to be organized - basically do whatever works!
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- Is TPW involved in subdivison planning? Safety issues because one way in and one way out of
subdivisons, especidly dong Hammond' s Plains Road.

- Can highways be built before subdivisons go in?
5. If/when/why not Hwy. 113?

- Highway 113 would be an dternative route for traffic and help dleviate congestion aong
Hammond' s Plains Road.

- Would like to see comparison of facts and figures of Highway 113 and traffic off of Hammond's
Pains Road and codts of putting in trandt service.

- Ispublic trangt cheaper than building roadsin the Tantalon area (incrementdly trangt servicewill
be established - money for this)

- How do we know that treffic will decrease dong Hammond's Plains Road with new transit
service?

- Traffic needs to go through the city. Hard to get from Dartmouth to Haifax West by bus.
- Does't seem that Hwy 113 will take traffic off Hammond' s Plains Road.

- Highway 113 will allow Kingswood residents and residents of other residentid areas to get in and
out of their subdivisons and not use Hammond' s Plains Road.

Discusson Table: Environment

Burning Quedtions

1. What are the implications of the Regiond Plan for the area?
2 Concerned about settlement pattern.

3. Concerned about how development is going to take place in St. Margaret’ s Bay (e.g. proposed
townhouses in Ingramport, marinas, etc.)

4, Why is the economy (housing development, settlement pattern) given more priority than the
environment under the Regiond Plan?

5. Why can’'t wego al the way and creste a mandate for achieving environmenta sugtainability, real

environmentd suganability, in a verifiable way? (e.g. ensure new congtruction is fully sustainable
and plan to renew/restore sustainability where it has been lost.)
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10.

11.

12.

Concerned about proposed water infill devel opment projectiningramport and how that will impact
the ecology of Webber’'s Cove.

Concerned about the impact of development on the environment. Two questions raised:
- Are we doing enough to protect the naturd environment?
- How much growth is enough?

Concerned that HRM planmight not berespected by provincid government agencies (e.g. highway
construction projects such as the proposed Highway 113).

Will HRM have the vision, courage and commitment to follow-up on peopleswishesby taking the
extra step to put the needed programs in place that are controversa?

Interested in preservation and conservation of environmenta resource.
Interested in seeing if the Five Bridges Wilderness Arealis preserved as a conservation area.

What is the planning for the Western Common and the lands south of the Otter L ake Landfill Site?
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Adreed upon Focus Questions for Discussion

- Will HRM take the lead role and champion dl three leves of government, NGOs and othersto
work together to achieve what people want?

- Settlement impact on environment in small communities (dengties, etc.)

- Why does the economy (development proposals) have more priority over the environment?
- How can we stop it from happening and make real environmenta sustainability a priority?

- What parts of the Regiond Plan can we live with and can't live with?

Main Points of Discusson

Parts of the Plan we can't live with

- The rurd commuter designation is inherently unsugtainable given the large distances people have
to travel by automobile,

- The trangportation proposd is unsustainable and not viable now or in the future.

- Foss| fuds are very expensive currently and priceswill rise as supplies become increasingly limited
in the future.

- The Plan provides sufficient protection for crown land but not private land.

- It takes courage to stand up to the private land owner’ srightsto do what they want withthar land
(eg. clear cutting)

- Should have arurd planning board that has afinal say on how land is used.

- The Ingramport proposed development project, for example, will violate the Riparian Buffer
requirements under the proposed Regiona Plan.

- Community groups should have the right to be more redtrictive.
- Need to end by-right development.
- Small streams (6 inches wide) are not covered by the riparian buffer requirements.

- If we don't pay attention to all components of the tributary syssemwe cankissdrinking water and
fish good-bye.

- Various government agencies pointing fingers a each other saying its not my problem.
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We must maintain optimal water temperatures to sustain aquatic life.
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Parts of the Plan we can live with
- Need basdline studies to measure changes overtime.

- Give incentives for proper kind of development (e.g.energy efficient housing design, composting
toilets, grey water systems.

- Thingsdways eva uated by market pricing ($$%) but we mugt includereal cost replacement forloss
of environmental services (trees, water, wetlands).

- HRM could/should be a mode for environmentaly sustainable development (develop a modd
project.

- Y ou can live comfortably without the lawn.

- Must mandate and fully support a verifiable sustainability in dl new congtruction and renovetions
and mugt implement aplan to repair/restore dl sustainability dreedy log.

- Need palitical will and collaboration among dl levels of government, community and NGO's to
make it work.

- Community must have much stronger say.

- Want to seedl environmentd policiesinthe environmenta chapter of the proposed Regiona Plan
adopted even if the Regiond Plan is not.

- Need to repair the damage that’ sbeen done (e.g. shdllfish closure of our oceaninletsand bays, St
Margaret’s Bay is how an ecologica dessert).

- Governments responsible for septics (NSDEL) needs to enforce its regulations.
- Governments should underwrite cost of septic systems to ensure sustainability.
- Egtablish amoratorium on al development in &. Margaret’s Bay until its cleaned up.

- All devel opers undertaking development and dl governments alowing it should be accountable to
remediate problems when damage is done.

- Bonds should be posted by contractors, developers or by governments contracting work.
- DFO continuoudy dlowing approvas but no fishleft and itsDFO’ s mandate to protect fishhabitat.
- Need more notice of Western Region Council Community meetings.

- Need to have names of Politica Didtrict 23 and Planning Didtrict 1 and 3 in sync.
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- Need to ensurethat the Rura Commuter DesignationonMap 2 for lands close to Otter Lake and
Nine Mile River do not conflict with the Western Commons Plan.

- What isthe land use plan for the lands below/south of the Western Commons?

- Need to placealimit on the number of ATV's per capitain agiven areaand alimit on the number
of boats on lakes.

- Traditiona right-of-ways and trails should be preserved and ATV's should be banned from these
aress.

- Need to preserve viewplane and waterfronts.
- Need to have bike pathsin rurd aress.

- Developers should have to demonstrate that their development will result in greater ecologica
integrity.

- Group was aso strongly opposed to the proposed Highway 113 Bypass sinceit will destroy wild
land, ruin a designated wildlife corridor and it is not needed.

Additiond Comments Received Since the Workshop

- Thank you for the emall and very thorough synopss of afar ranging and intensve few hours of
discusson.

- I'd just liketo reiterate the importance of providing incentives (not only restrictions) for devel opers
and individuads who plan to build or those who wish to renovate when it comes to issues
surrounding the environment.

- In the same way as the Federd Gov't (Natural Resources) offersgrantsto homeownersinvesting
in energy upgrades thru the Energuide for Houses programme, there should be more such
incentives for developers and individuas for al kinds of environmentaly sustainable projects.

- For instance, why not provide subsidies for individuas/devel operswho build solar homes, go off
grid or retrofit their houses to use solar/ therma/ windpower and other renewable energy sources
as opposed to the traditiona non-renewable ones?

- Why not reward devel operswho work withthe natural landscape and try to save exiging treesand
naturd environs instead of tearing and blasting the land to smithereens? etc etc

- | redlisethat suchsubsdiesare not necessarily withinthe politica and financid jurisdictionof HRM.
However, if HRM istruly interested in preserving the natural wonders within its boundaries, its
leaders mugt use their clout to urge both the provincid and federa governments to come to the
table and work with the municipdity to provide redistic and workable solutions for susainable
development.
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Incentives have to be remunerative, financidly and otherwise.

Money and resources are available. The Feds say they are committed to the Kyoto Accord. It's
timeto ddiver. HRM is abig enough city with enough regiond clout to presstheissue. However,
such action requires leadership, courage and vision on the part of our elected representatives.

The other issue is one of education. In the same way as government has shown leadership in
educating the public about the health hazards of smoking and the importance of nutrition and
exercisg, it istimeto bring environmental issuesto the public'satention. Thisisnot suchadaunting
task.

There are many successful and enthusiastic oganisations who are dready out there trying to raise
awareness about environmenta issues and to change attitudes. They would be happy to partner
with gov't (at al levels) to get the message out in a positive and effective way.

However, this too will require leadership and putting bureaucratic egos aside to work together
effectively.

| would like to chalenge our elected representativesin HRM to take aleading role in this country
by declaring usto be a city and regionthat puts environmenta issues at the forefront whenit comes
to planning and development. Thisdoesnot mean discouraging development or putting up al kinds
of rules, regulations and redtrictions to prevent individuas and developers from building and
dreaming. It smply meanschanging our mindset and raising our awareness about what ispossible.
We cangtart withone ample mindset change. Why doweadl haveto havelush, green golf-course
type lawvns which are costly to maintain in every respect? Why can't we be more imagintive?
Thereareadl sorts of aternative, interesting and less destructive ways (groundcovers, mosses, low
bushes, Swiss lavns etc) of covering afront or back yard. Why not explore a different kind of
development morein harmony withnature and less demanding on our natura surroundings? There
is money to be made in sustainable development, just as plenty of money is being made in the
production of organic (naturd?) foods. You get my drift...

It will be interesting to see if HRM will rise to the chdlenge...

Thank you for alowing me a chance express some of my thoughts.

One thing | forgot to mentionthat might or might not be inthe purview of this processisto examine
the many tools we might useto actualy restore the ecology of St. Margaret's Bay. One tool that
has been proposed istheidea of promoting the "Twin Bays' of St. Margaret's Bay and Mahone
Bay as a Nationa Marine Conservation Area. . . . Thisis a specific initiative | am extremely
interested in. Within that, we could dso have areas that are Marine Protected Areas or Marine
Parks.

Please include this into the planning process at this stage.
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Discusson Table: Naturd Environment / Culture & Heritage

Burning Questions

1.

S. Margaret's Bay is not specifically referenced on pages 36 or 37 of the Working Draft of the
Regiond Planyet itsHRM'slargest watershed. Why wasn't it included? The St. Margaret's Bay
Stewardship Associ ationis undertaking a comprehensve watershed management planfor the Bay.
How can we coordinate our efforts with yours in the development of Community Plans?

The Working Draft of the Regiona Planisadocument for the entire Regionthat sets awatershed-
based planning framework for the future. The Draft points to the importance of mantaining hedthy
watersheds and signas an intent to conduct watershed studiesin conjunction with al subsequent
Community Plans. Thisintent is further detailed on page 151 of the Draft. Policy IM-6 refersto
the potential for communities to establish planning strategy boundaries based on watersheds.
Further on in the Draft, on pages 173 to 178, is Section 10.2, Public Participation and
Communication, that outlines how stakeholder groups, communities and individua citizens
throughout the Region will have input in future decison making.

Along the shores of St. Margaret's Bay what can we do to maintain the things like older homes,
fish stores and wharvesthat tourists have come to see in our areafor years? How can we relieve
these property owners of some of the finandd burdens associated withmantaining the heritage
vauesof these properties.

Preserving the heritage of our coastal communitiesisaconcernfor everyone. Although the heritage
featuresof thisareaare not specificaly referenced, policiesregarding the needto promote, enhance
and protect heritage areas throughout the Region are contained in the Draft. Policy CH-4 (page
126) proposes the development of adetalled Heritage Functiond Plan that would include heritage
preservation incentives related to tax exemptions, financia incentives, credits and loans. The
Heritage Functiond Plan could dso indude nonfinancia incentives such as heritage awards,
building code dternatives and zoning adjustments. Regulatory incentives could incdude community
and neighbourhood design guiddinesto encourage the retention of anarea's architectural heritage.

How can we develop better zoning for culture and heritage protection? What can be done about
the NS Heritage Property Act?

The Heritage Functiond Plan proposed in the Draft Plan could consder heritage digtrict
designations and other types of heritage planning that could include heritage zoning. Policy CH-5
(page 127) recommends that HRM encourage the Province to amend the NS Heritage Property
Act to enable the Municipdity to strengthen some of its heritage protection provisions and to
provide better incentives to owners of heritage properties.

How else can we protect scenic sites, views and heritage properties?
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In the Draft Plan, Policy CH-4 (pages 127-12) establishes a planning framework for identifying
and presarving scenic Sites, viewsand ggnificant cultural landscapes through the proposed adoption
of a Cultura Heritage M odel to assist inlocal community planning. The model was devel oped with
assistance from the Heritage Divison of the NS Department of Tourism, Cultureand Heritage. It
isaninventory of current informeation concerning the culturd heritage of the Regionthat will be built
onand enhanced withthe hdp of local knowledge during future community planning exercises. The
Draft Plan (pages 128-131) a so contains additiona policiesintended to preserve scenic lookouts,
sgnificant views, heritage didtricts, and archaeologica resources.

With regard to environmenta protection isthe Draft Regiona Plan stronger than, or equd to, the
exigting Progpect Didtrict 4 Municipa Planning Strategy (MPS)?

In most cases the Draft Plan is equa to the Prospect MPS however environmenta policies
contained in Sections 2.2.4. Riparian Buffers and 2.2.5 ,V egetation, (pages 26-28) outline more
effective measures to ensure the maintenance of water quality and erosion reduction in areas that
will be developed in the future. The relationship between a Community MPS and the Regiond
MPSisoutlinedin Section9.1.3, Secondary Municipa Planning Strategies of the Draft Plan (page
151). In the future, community plans throughout HRM will be reviewed to ensure that they are
consggtent with the Regiond MPS however where a community has adopted more stringent
provisons in a Community MPS then those provisons will prevall (Policy IM-6).
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