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Growth Management  
Background 

The Municipality of East Hants undertook a Growth Management Study, by WSP, in 2014 to review the 

current Growth Management Areas and Growth Reserve Areas in the East Hants Official Community 

Plan. This background report will review the recommendations from the study and will outline a policy 

approach towards proposed changes to these Areas.  

 

GMA and GRA Boundaries 

The Municipality of East Hants Official Community Plan directs growth into specific geographical 

boundaries.  These growth boundaries direct and focus development thereby assisting in the protection 

of agricultural land, rural landscapes, sensitive lands, and water resource areas. These growth 

boundaries also promote compact urban development, minimize land use conflicts, and allow for 

efficient and cost effective infrastructure.  

 

The Official Community Plan identifies two types of growth boundaries – Growth Management Areas 

(GMAs) and Growth Reserve Areas (GRAs). Growth Management Areas are intended to direct urban 

development within the defined boundaries thereby creating a compact, contiguous urban form and a 

more environmentally efficient use of land. By managing growth in this manner, the level of efficiency 

for the delivery of Municipal services and infrastructure is increased. Growth Reserve Areas are 

intended to be areas that are not significantly developed and are without Municipal sewer and water 

services. These are the areas that are considered to have the highest and most logical potential for 

future residential and commercial development.  

 

Growth Management Areas have been established where there is an existing serviced area or a 

significant concentration of development. There are five GMAs in East Hants, each of these areas have 

been identified below with a corresponding map of the boundaries. 
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Growth Reserve Areas have been established where future urban development will be directed and 

where Municipal Services and infrastructure may eventually be provided. There are three GRAs in East 

Hants, each of these areas have been identified below with a corresponding map of the boundaries.  

 

 

 

 

 

Growth Management Study 

In 2014 the Municipality undertook a Growth Management Study, in conjunction with a Sewer Capacity 

Study, to answer the question: where should East Hants grow next? These studies are in the process of 

being finalized. The Growth Management Study reviewed the boundaries of all the GMAs and GRAs, in 

relation to Policy 3-19 of the Municipal Planning Strategy, and made recommendations for each Area 

based on this review. Planning staff have reviewed these recommendations and will base the following 

proposed policy approaches on the study outcomes. This background paper will not discuss charges for 

local improvements, in particular the wastewater infrastructure charge, and instead will address these 

charges in a future report of Municipal Services and Infrastructure.  
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Regional Serviceable Boundary Growth Management Area 

The Regional Serviceable Boundary GMA (RSB GMA) encompasses an area of approximately 3,711 acres. 

Within the RSB GMA the available undeveloped land for infill is approximately 1,830 acres. This 

represents approximately 49% of the overall GMA that can be considered for infill for the future, taking 

the build out time well beyond the 32 year time horizon looked at in the WSP Study. With a proposed 

density of 18 persons per acre this means that potentially an additional population of 32,936 people 

may be accommodated in approx. 9,832 units  (based on 3.35 person per unit), if upgrades are carried 

out to the Regional Waste Water Treatment Plant and sewer collection system. For this reason the 

study concludes that RSB GMA should be maintained with no changes which is supported by Planning 

Staff.  

 

Milford Growth Management Area 

The Milford GMA encompasses an area of approximately 682 acres. Within the Milford GMA the 

available undeveloped land for infill is approximately 109 acres. This represents approximately 16% of 

the overall GMA that can be considered for infill for the future. Proposed is a density of two (2) persons 

per acre which means that potentially an additional population of 218 people may be accommodated in 

approx. 65 units (based of 3.35 persons per unit). Therefore, it would take approximately 40 years to 

completely infill the Milford GMA. As indicated in the study, homes in the area are not serviced by a 

central water treatment facility and instead homes are serviced with onsite wells. For this reason it is 

unlikely that the density will ever increase beyond the two (2) person per acre. The Study does 

recommend that the Municipality consider encouraging increased density through the provision of a 

central water supply; however, there is very little development pressure in Milford and the cost to 

develop central water services does not warrant this action at this time. However, a study to review 

the feasibility of servicing Milford with a municipal water supply should be listed as a future project in 

the new Municipal Planning Strategy. In addition, the WSP Study recommends maintaining the existing 

boundary for the Milford GMA, which is supported by Planning Staff.  

 

Shubenacadie Growth Management Area 

The Shubenacadie GMA encompasses an area of approximately 576 acres. Within the Shubenacadie GMA 

the available undeveloped land for infill is approximately 355 acres. This represents approximately 61% 

of the overall GMA that can be considered for infill for the future, going well beyond the 32 year time 

horizon looked at in the WSP Study. Proposed is a density of 7 persons per acre which means that 

potentially an additional population of 2,485 people may be accommodated in approx. 742 units (based 

on 3.35 person per unit). Although there is land available for development within the Shubenacadie 

GMA, there is no capacity in the Shubenacadie Waste Water Treatment Plant. Therefore, the 

population of the Shubenacadie GMA is unable to grow even though there is development interest in in 

the GMA. The Study recommends that a new waste water treatment plant (WWTP) be constructed in 

Shubenacadie and the new WWTP be funded through either the encouragement of new development in 

the Shubenacadie GMA or shared capital cost funding with the Provincial and/or Federal Government. 

Due to there being plenty of land available for development and interest from developers in developing 

some of that land, the Study recommends that the existing boundary for the Shubenacadie GMA be 

maintained and Planning Staff Support that recommendation.  
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Regional Commercial Growth Management Area 

The Regional Commercial GMA, which includes the Elmsdale Business Park, encompasses an area of 

approximately 715 acres (excluding an extensive wetland). Within the Regional Commercial GMA 

approximately 126 acres are already developed as part of the Elmsdale Business Park. Approximately 

82% of the total area of the GMA is undeveloped land that is available for future commercial 

development. Build out time horizons will vary depending on the density of the commercial uses; 

however, build out time should extend well beyond the 32 year time horizon looked at by the WSP 

Study. Due to the wide variety of commercial development across the Business Park the Study 

recommends that the Business Park continues to be developed to accommodate the requirements of 

individual businesses. No changes to the Regional Commercial GMA are proposed. The Study does note 

that the existing wastewater infrastructure along Highway 214 is currently undersized and needs to be 

upgraded prior to any additional development within the Regional Commercial GMA. Details of the 

upgrades and associated costs are included in the Sewer Capacity Study. Planning Staff support the 

wastewater infrastructure upgrades that are recommended. Although, Staff do believe that the 

Regional Commercial GMA should be altered, based on the preliminary results of a study being 

completed for the Municipal Department of Economic and Business Development regarding the business 

parks.  A proposed policy approach for the Regional Commercial GMA will be discussed further in this 

background report.  

 

Mount Uniacke Growth Management Area 

The Mount Uniacke GMA encompasses an area of approximately 5,891 acres. Within the Mount Uniacke 

GMA the available undeveloped land for infill is approximately 3,914 acres. This represents 

approximately 77% of the overall GMA that can be considered for infill for the future, taking the build 

out time well beyond the 32 year time horizon look at in the WSP Study. All development in the Mount 

Uniacke GMA uses on-site water and wastewater systems and there are no plans to provide Municipal 

Services to development in this area. Proposed is a density of 2 persons per acre, which reflects the 

current density. The Study recommends allowing for as-of-right development for single unit lots and to 

regulate subdivision development with use of Conservation Subdivision Design Policies. The study also 

recommends maintaining the boundary for the Mount Uniacke GMA. Planning Staff support that the 

Mount Uniacke GMA be maintained but do not support the recommendation to use Conservation 

Subdivision Design.   

 

Grand Lake/Horne Settlement Growth Reserve Area 

The Grand Lake/Horne Settlement GRA (GLHS GRA) encompasses an area of approximately 2,039 acres. 

Within the GLHS GRA the available undeveloped land for infill is approximately 1,162 acres. This 

represents approximately 57% of the overall GRA that can be considered for infill in the future. The 

Growth Management Study states that due to the concentration of development in the GRA and the 

disconnected pattern that development has occurred, limits have been created on how these lands may 

be used as ‘growth reserve’ for future urbanized style of development. Therefore, the GLHS GRA does 

not lend itself well to the extension of Municipal Services in the future. However, instead of removing 

the GRA the study recommends that the GRA be maintained and instead growth be controlled to limit 

development of large scale acreage subdivisions through the use of subdivision Conservation Design. In 

addition, the Study recommends that the development agreement process should be used for each 

Conservation Design development complete with a requirement for a Level 1 and Level 2 Groundwater 

Assessment and a Wastewater Master Plan designed to meet the needs of the overall development. 
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Planning Staff do not completely agree with the Study’s recommendation and believe that the GRA 

should be maintained for future urbanization, with the exception that lands that have already been 

developed with large scale subdivisions be removed from the GLHS GRA’s boundary. The use of 

Conservation Subdivision Design will be addressed further in this background report.  

 

Belnan Growth Reserve Area 

The Belnan GRA encompasses an area of approximately 509 acres. Within the Belnan GRA the available 

undeveloped land for infill is approximately 320 acres. This represents approximately 62% of the overall 

GRA that can be considered for infill for the future. Currently, the density for the GRA is 1.63 persons 

per acre. The Growth Management Study states that development in Belnan should be carefully 

managed to prevent the disconnected land pattern emerging in the Grand Lake/Horne Settlement GRA. 

Therefore, development should be clustered and large-lot development should be discouraged so that 

the future development in the area may easily be connected to Municipal Services. Conservation 

Subdivision Design would allow for this type of development pattern. The Study also recommends that 

the Municipality should complete a Water and Wastewater Master Plan for long-term development 

within the Belnan GRA, Regional Commercial GMA, and the Highway 214 Corridor. As with the GLHS 

GRA the Study recommends that the development agreement process should be used for each 

Conservation Subdivision Design complete with a requirement for a Level 1 and Level 2 Groundwater 

Assessment and Wastewater Master Plan. The Study concludes that the Belnan GRA should be 

maintained, which Planning Staff supports. The approach of Conservation Subdivision Design will be 

addressed further along in this background report.  

 

Lantz Growth Reserve Area 

The Lantz GRA encompasses an area of approximately 878 acres with no existing residential or 

commercial development and is comprised of forest lands. This area has been designated a GRA due to 

a new highway interchange that has been proposed in the vicinity for the past decade. Once built 

significant pressures will materialize for the development of the Lantz GRA. Proximity of the Lantz GRA 

to the Lantz WWTP and to the Municipal water transmission system at the Lantz water tower makes 

this GRA a good candidate for future development with central services and recommends that the GRA 

be maintained. The Growth Management Study recommends that a secondary planning strategy for the 

area should be undertaken and that a Comprehensive Master Plan for the Lantz GRA be completed 

before any development is considered. Planning Staff support the undertaking of a Comprehensive 

Master Plan for the Lantz GRA.  

 

Elmsdale Business Park 

In the fall of 2014, Stantec was engaged by the Municipal Department of Economic and Business 

Development to assess the viability of three business park proposals for the Municipality of East Hants; 

expansion of existing parks in Mount Uniacke and Elmsdale, and the development of a new park in 

Milford. The Stantec study is still underway; however, they have provided the Municipality with a 

proposed site plan showing the Elmsdale Business Park expansion and lot layout (draft not available to 

the public). This information was not available during the completion of the Growth Management 

Study. Therefore, the following policy approaches are based on review of the Stantec proposal by 

Municipal Staff and were not part of the Growth Management Study.  
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The draft Stantec site plan shows Phase 1 

expansion of the Elmsdale Business Park into 

lands that are owned by the Municipality but 

these lands are not currently part of the 

Commercial Growth Management Area and are 

instead included in the Grand Lake/Horne 

Settlement Growth Reserve Area. In addition, 

these lands are not included within the 

Regional Serviceable Boundary. Lands 

identified as PID 45225992, pictured to the 

right, is a logical next step in the extension of 

the Business Park. This land has frontage along 

Highway 102 and Park Road. Therefore, the 

subject property (PID 45225992) should be 

removed from the GLSH GRA and added to the 

Commercial GMA.  

 

The draft Stantec site plan, for the Elmsdale Business 

Park, also shows the Business Park being connected to 

Enfield Road through PID 45290442 which is not 

currently owned by East Hants. This property is 

currently zoned Single and Two Unit Dwelling (R2) and 

is located in the GLHS GRA. Planning Staff consulted 

with the Municipal Department of Economic and 

Business Development and they have indicated that a 

future vision for the Elmsdale Business Park would be 

to have the identified lands incorporated into the 

Elmsdale Business Park with a future connection to the 

Enfield Road that would allow for a second connection 

and would permit commercial traffic to connect from 

Elmsdale to Enfield without having to use Highway 2. Therefore, PID 45290442 should be included in 

the Regional Commercial GMA and the property should be rezoned from Single and Two Unit Dwelling 

(R2) to Business Park (C8). In fact, it is recommended that all property that is not currently zoned 

commercial and is proposed to be included as part of the Elmsdale Business Park expansion be rezoned 

to Business Park (C8).    

 

In addition to proposed amendments to the GLHS GRA and the Regional Commercial GMA, the Regional 

Serviceable Boundary should also be extended to include all lands with future business park 

development potential. Extending the RSB does not automatically mean that the business park 

properties will be provided with Municipal sewer and water services. The extension of the Municipal 

Services will be dependent on Municipal sewer and water capacity and the financial feasibility of 

extending those services. Expansion of the RSB around proposed Business Park (C8) zoned properties 

simply shows that the Municipality intends to service the identified lands.  
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Attached are maps showing the current GLHS GRA, the Regional Commercial GMA, the Regional 

Serviceable Boundary, and the current zoning. Also included is a map of all the proposed changes 

explained in the above paragraphs.  

 

Highway 214 and Regional Commercial (C4) Zoned Lands 

Along Highway 214, within the Regional Commercial GMA are lands that are zoned Regional Commercial 

(C4). It is logical to have these lands zoned for commercial purposes because this is one of the 

locations where the Municipality would like to see commercial growth directed. Yet, Municipal Services 

(water and wastewater) are not available to these properties. The Regional Serviceable Boundary only 

extends approximately 1,312 feet (400 metres) beyond the entrance of Park Road. There is another 

1,654 feet (504 metres) to the Regional Commercial GMA boundary. The unavailability of the Municipal 

Services does not prevent commercial development from taking place on the C4 zoned lands but it does 

limit the type of commercial development and the amount of land required to support the required 

onsite services (well and septic system). It may also discourage new business development from 

locating to unserved commercial lots. On-site services also decreases the density of commercial 

development and changes the built environment of this section of Highway 214.  

 

As part of the Plan Review it is recommended that the Regional Serviceable Boundary be extended to 

the Regional Commercial Growth Management Area Boundary along Highway 214 and to include all of 

the lands that are zoned Regional Commercial (C4). Extending the RSB does not automatically mean 

that property owners will be provided with Municipal services. The provision of services will be 

dependent upon sewer and water capacity and the payment of infrastructure charges. Amending the 

RSB through the Plan Review will allow commercial property owners to develop their lands, when water 

and wastewater services become available, without having to apply for the RSB to be extended.  

 

Conservation Subdivision Design in the Growth Reserve Areas 

The Growth Management Study completed by WSP recommends that the Municipality use Conservation 

Subdivision Design to control the development of large-lot subdivisions in the Growth Reserve Areas. 

Conservation Subdivision Design preserves culturally and environmentally sensitive areas by clustering 

smaller lots on approximately 40% of the site while preserving approximately 60% of the overall 

development as common open space.  

 

The Growth Reserve Areas are intended to be used for future urban development, which requires a 

dense urban form in order to make the extension of Municipal services financially viable. Conservation 

Subdivision Design allows for more condensed housing units than traditional large lot subdivisions but 

the land remaining is intended to be used for conservation purposes, not for future development. 

Therefore, the use of conservation subdivision design is not logical in an area where there is potential 

for future urban subdivision standards.  

 

A new zone should be developed for residential uses in the GRAs, the Future Urban Residential 

Development Zone. This zone would require that any subdivision application, for a new residential lot, 

be a maximum of 1 acre and lot frontages would range from 100 to 120 feet. New Dwelling units would 

have to be located on the lots so that the lot could be subdivided in the future, when Municipal 

Services were extended to the area. In some circumstances, septic systems would have to be 

engineered to accommodate the maximum 1 acre lot size, however, septic systems are still being 
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designed for lots much smaller than 1 acre for existing undersized lots across Nova Scotia. These 

requirements would ensure the future cost of servicing the development would be much more 

financially viable. Once services were extended to the GRA’s, property owners would be able to 

subdivide their lots to help pay for the costs of servicing their properties. This new zone would only 

apply to properties with existing road frontage. No new roads would be permitted in the GRAs thereby 

limiting the extent of unserviced development and reducing the impact of a disconnected pattern of 

development. This form of regulation would keep intact a large portion of the GRAs, which would 

permit a common-sense approach to the extension of Municipal Services.     

 

 

Proposed Policy Approach 

 Maintain the Regional Serviceable Boundary Growth Management Area boundary.  

 

 Maintain the Milford Growth Management Area boundary.  

 

 Maintain the Shubenacadie Growth Management Area boundary.  

 

 Along the north east side of the Regional Commercial GMA remove a portion of PID 45085313 

from the GMA and rezone the same portion to Rural Use (R4) (See proposed amendment map 

attached as Appendix A). This portion of land along the river would better lend itself for 

continued agricultural use or for a residential use.  

 

 Maintain the Mount Uniacke Growth Management Area but do not regulate the use of 

conservation subdivision design, as suggested in the WSP study. Develop a new designation and 

zone that would create more compact on-site serviced subdivisions that would permit future 

infill if Municipal Services were to become available in Mount Uniacke.  

 

 Remove large-lot subdivisions and areas that contribute to a disconnected land use pattern 

from the Grand Lake/Horne Settlement Growth Reserve Area. As shown on the map attached as 

Appendix C.   

 

 Maintain the Belnan Growth Reserve Area boundary other than the portion of PID 45085313 that 

will be removed from the Regional Commercial GMA. The identified portion of PID 45085313 

will be added to the Belnan GRA.  

 

 Maintain the Lantz Growth Reserve Area boundary and complete a Comprehensive Master Plan 

for the GRA prior to any future development occurring. 

 

 Extend the Regional Commercial Boundary to include all possible future Elmsdale Business Park 

lands, as identified on the draft Stantec Elmsdale Business Park site plan, which includes the 

addition of PID 45225992 and PID 45290442.  

 

 Rezone all property within the Regional Commercial GMA that is not currently zoned for 

commercial use, which is proposed to be a part of the Elmsdale Business Park, to the Business 

Park (C8) zone. Proposed amendment map attached as Appendix B.  
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 Extend the Regional Serviceable Boundary to include all Regional Commercial (C4) properties in 

the Regional Commercial GMA and extend the RSB to include all Elmsdale Business Park lands, 

currently owned by East Hants, where future development is proposed. Proposed amendment 

map attached as Appendix D.  

 

 Develop a new residential zone, the Future Urban Residential Development Zone that would be 

applied to the Grand Lake Horne Settlement GRA and the Belnan GRA. This zone would require 

that any subdivision application, for a new residential lot, that is submitted would be a 

maximum of 1 acre and lot frontages would range from 100 to 120 feet. New Dwelling units 

would have to be located on the lots so that the lot could be subdivided in the future, when 

Municipal Services were extended to the area. This new zone would only apply to properties 

with existing road frontage. No new roads would be permitted in the GRAs thereby limiting the 

extent of unserviced development and reducing the impact of a disconnected pattern of 

development.  

 

 Add the following as future projects to the Municipal Planning Strategy:  

o Complete a Water and Wastewater Master Plan for long-term development within the 

Belnan GRA, Regional Commercial GMA, and the Highway 214 Corridor.  

o Complete a Comprehensive Master Plan for the Lantz GRA.  

o Complete a Feasibility Study to examine the possibility of servicing the Milford GMA 

with a Municipal water supply.  
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Appendix A – Proposed Belnan GRA Amendment Maps 

 

 
 

 
 

 

 

 



 

11 
 

Appendix B – Proposed Regional Commercial GMA Amendment Maps 
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Appendix C – Proposed Grand Lake/Horne Settlement GRA Amendment Maps 
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Appendix D – Proposed Regional Serviceable Boundary Amendment Maps 

 

 
 

 


