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Summary 
The municipality is considering a proposal to redesignate and rezone approximately 7.28 ha (18 acres) of 
municipally owned land at 1705 Highway 2, Milford.  The change would be from Agricultural Reserve (AR) to 
Industrial Commercial (IC).  Such a change necessitated a public information meeting and such a meeting was 
held on June 11, 2019.  First reading of the amendments was given on July 24, 2019.  The final step in the 
process is a public hearing which is scheduled for January 29, 2020.  This report contains Staff’s final analysis 
and recommendation. 

 

Financial Impact Statement 
The eventual sale or lease of this land would enable the municipality to recover some or all of the $315,000 
paid for it in 2015. 
 
 

Recommendation 
That the Planning Advisory Committee recommend that Council give second reading to the amendments as 
outlined in this report. 
 
 

Recommended Motion 
Planning Advisory Committee recommends that Council give second reading to amendments to the Municipal 
Planning Strategy and Land Use Bylaw that redesignate and rezone 18 acres of PID 45093226, Milford from 
Agricultural Reserve (AR) to Industrial Commercial (IC). 
 
  
  



 

Background 
In March 2016 the previous Council directed staff to proceed with a rezoning of approximately 18 acres of 
municipally owned land at 1705 Highway 2, Milford.  The change would be from Agricultural Reserve (AR) to 
Industrial Commercial (IC).   
 
Since 2006 the Municipality of East Hants has been investigating the concept of rail related development 
previously referred to as an inland port, intermodal logistics centre or rail side reload centre.   
 
At the April 2019 meeting of Council staff were directed to continue to action Motion C16(52).  To move 
forward required a public information meeting which was held on June 11, 2019.  First reading was given on 
July 24, 2019.  The final step in the process is consideration of second reading of the amendments at a public 
hearing.  
 
 

Subject Property 
The subject property is located at 1705 Highway 2 
(PID 45093226), Milford.  The total size of the 
subject property is approximately 23.5 ha (58 ac) 
and is accessed via the National Gypsum entrance. 
Municipal Council approved the acquisition of the 
property in 2015. 
A municipal park, Wickwire Station Park, has since 
been developed on the portion of the lands 
adjacent to the Shubenacadie River.   
 
The property is designated and zoned Agricultural 
Reserve (AR) and surrounding lands are either (AR) 
or Rural Use (RU). 
 
 
 
 

 
 



Development Proposal 
Since 2006 the municipality has been 
investigating the concept of rail related 
development previously referred to as an 
inland port, intermodal logistics centre or 
railside reload centre.  More recently the 
Economic & Business Development 
Department has fielded serious inquiries 
regarding the purchase or lease of this land 
for smaller scale rail related development.   

One business intended to use the site to 
offload propane from railcars and distribute 
by truck.  Another interested party 
intended to ship and store chemicals 
related to the offshore oil & gas sector to 
the site for distribution to the Port of 
Halifax as needed. 

There is no current development proposal 
for the site; however, Council has directed 

staff to continue the process of evaluating the redesignation and rezoning to enable future proposals to come 
forward. 

This proposal would only relate to the municipally owned 7.28 ha as outlined. 

Policy Analysis 
The proposal has been reviewed based on the applicable policies contained in the Municipal Planning Strategy. 
A detailed table of the evaluative criteria from the enabling policies and corresponding comments from staff 
and reviewing agencies is appended to this report. 

In the 2016 Plan Review, this issue was discussed and the outcome was a new policy added to the Municipal 
Planning Strategy as follows: 

Rail Access 

The CN mainline railway located in East Hants has unique physical characteristics that could lead to an 
economic development opportunity.  In particular, the  general area where the CN mainline intersects with 
the spur line leading to the Milford Quarry is recognized as having desirable characteristics for multi-modal 
rail freight activity given that there are over 3 km of relatively straight and level track, which is a rare 
characteristic in Nova Scotia.   

Policy Goal 

Council’s goal is it enable rail related economic development including rail access for local businesses and 
farms. 

Policy Statements 

ED48.  In the interest of pursuing a unique economic development opportunity  related to rail access, Council 
may consider future amendments to this strategy and Land Use By-law. 

The proposed redesignation and rezoning would be in compliance with Policy ED48 by enabling future rail 
related development. 



Other matters considered in the review include: 

Loss of Agricultural Land             
Council created the Agricultural Advisory Committee to advise on matters related to agricultural land.  Given 
that this proposal involves the removal of land from the Agricultural Reserve designation, staff recommended 
that this committee review and comment on this proposal.  However, Council decided to not forward this 
proposal to the Agricultural Advisory Committee.   

The portion of this property proposed to be changed from AR to IC totals 7.28 ha.  This area is currently being 
farmed as part of a Canadian Foodgrains Bank project.  When this land is developed, this cropping will 
obviously have to cease with the loss of 7.28 ha of Class 3 land to agriculture.   

In 2010 the municipality was considering a larger proposal for an inland port project.  As part of that exercise, 
the municipality engaged a consultant to prepare an agricultural impact study.  That study found a total of 
10.7 ha of Class 3 land would be taken out of production.  This equated to 0.24% of the Agricultural Reserve in 
East Hants.  The report went on to conclude that such a facility could have an impact on nearby farming 
activity but the proposal “…should have a relatively low overall impact on agricultural production within the 
study area if: 

(i) Development on agricultural land is restricted to the current proposed area; 
(ii) Noise, light and drainage mitigation measures are included in project design; 
(iii) Truck traffic is restricted to the proposed access road; and 
(iv) Future expansion is restricted to non-agricultural zoned land.” 

Until there is a specific proposal such details will not be known.  However, the municipality can use this 
information as a guide in any lease or sale negotiation as well as in any future development agreement 
application. 

Overall staff are of the opinion that this proposal would not significantly reduce the continuation of 
agricultural land uses beyond the specific site.  

Compatibility with Surrounding Land Uses                  
If the property is zoned Industrial Commercial (IC), as-of-right uses would include many commercial uses 
including warehousing & manufacturing.  Impacts from light as well as noise from truck and train movements 
would be a concern for nearby residential uses.   The current truck and train movements associated with the 
gypsum quarry are a good indicator of the possible impacts on the area. 

The Economic & Business Development Department indicated that the municipality should consider placing 
obligations on any future development to provide adequate buffering to nearby residential uses.  Particular 
attention should be paid to this issue in site design as the nearest dwellings are less than 100m from the 
subject site.   

Noxious uses, including the handling of dangerous goods, would require a further development agreement 
approved by Council following a public hearing.  In such an application, the proximity of dwellings will be a key 
consideration. 

Site Access and Servicing                    
Nova Scotia Transportation and Infrastructure Renewal does not anticipate a negative impact on the Provincial 
road network and find the National Gypsum Quarry Road entrance acceptable.  However, NSTIR indicate that 
this may require re-assessment with future development.   

The Milford & District Volunteer Fire Department have commented that they foresee no issue with site access.  
However, they are recommending that an on-site water source be incorporated into any development to ensure 
an adequate supply of water in an emergency response. 



Municipal sewer and water services are not available at this site, as a result any proposal will require on-site 
sewer and water service. 

Environment                     
NS Environment commented that there is a nearby wetland and a watercourse on the western boundary of the 
property, parallel to the rail line, that has been identified as potential habitat for aquatic species at risk 
(Atlantic Salmon).  Given that direct rail access is a key component of any future development, this will be an 
important design constraint. 

Many of these concerns will not be able to be dealt with until there is a specific development proposal for the 
site.  However, given the clear policy direction provided by ED48, which indicates that Council intended to 
consider future amendments to enable rail related development at this site, staff are of the opinion that the 
proposed change is consistent with the spirit and intent of the Municipal Planning Strategy. 

 

Citizen Engagement 
Planning staff have complied with Citizen Engagement Policies of the Municipal Planning Strategy in the 
processing of this proposal.  As part of the review process, a public information meeting (PIM) is required for 
MPS amendments to hear input from the community.  This meeting was held on June 11, 2019 in Council 
Chambers.  The meeting was advertised in the Weekly Press on May 29, 2019 and June 5, 2019.  In addition, a 
letter was mailed to all property owners within 500 m of the subject property indicating the time, date and 
location of the PIM. There were numerous comments from the public and PAC members at the meeting.  Most 
comments expressed concerns with proposal.  Meeting notes from the PIM have been posted with this report for 
PAC and Council.   
 
A pubic questionnaire was also mailed to all properties within 500 m of the subject property.  The results of 
the questionnaires are posted for PAC and Council’s information.   
  
Of the 33 questionnaires sent, 3 were received.  Those questionnaires raise concerns with: 
 

• Noise 
• Light pollution 
• Truck traffic 
• Devaluation of property 
• Loss of farmland and compliance with Provincial Statement of Interest for Agricultural Land 
• Lack of commercial interest in site 
• Indicate that the property should have been resold   
• Concern that industrial development will impact Wickwire Station Park 
• Loss of Canadian Foodgrains Bank project from property 

 
A petition opposed to the proposed designation and zone change has also been received by the municipality 
regarding this proposal.  A total of 175 signatures are included in the petition.  Staff have not verified names or 
addresses on the petition.  The petition indicates that residents of Milford wish to remain a rural residential 
area without infringement from industrial development.  The petition raises concerns with possible noise, land, 
air and water pollution.  The petition also notes that agricultural land should be preserved.  The petition is 
posted for PAC and Council to review. 
 
Notification for the public hearing will take place in the January 14th and 21st editions of the Chronicle Herald 
as well as the municipal website and social media.  Property owners within 500 m have also been sent direct 
mail providing details of the hearing. 
 
 



Recommendation 
That the Planning Advisory Committee recommend that Council give second reading to the amendments as 
outlined in this report. 
 
 
  



Appendix A – Policy Analysis 

Policy  Comments 
Section C7 Rail Access  
             The CN mainline railway located in 

East Hants has unique physical 
characteristics that could lead to 
economic development 
opportunities. In particular, the 
general area where the CN mainline 
intersects with the spur line leading 
to the Milford Quarry is recognized 
as having desirable characteristics 
for multi-modal rail freight activity 
given that there are over 3 km of 
relatively straight and level track, 
which is a rare characteristic in Nova 
Scotia. 

The subject site is adjacent to the CN mainline and Milford Quarry spur 
line. 

Policy Goal  
Council’s goal is to enable rail 
related economic development 
including rail access for local 
businesses and farms. 

Proposals considered by the municipality to date would enable rail 
related economic development but do not involve local rail access for 
this site; however, this remains a possibility for future development. 

ED48 In the interest of pursuing a unique 
economic development opportunity related to 
rail access, Council may consider future 
amendments to this strategy and Land Use 
Bylaw. 

This proposed amendment would amend the MPS and LUB by 
redesignating and rezoning the property to Industrial Commercial (IC).  
This is in keeping with this policy to enable the site to be utilized for 
rail related economic development. 
 
CN Rail has commented that “CN would not object to this rezoning.  We 
would be pleased to engage with developers who are interested in 
accessing our rail services at this location.” 

 
IM12 Council shall consider map 

amendments to this Strategy when:  
 

 

 
a) A request is received for a zoning 

amendment that is not consistent 
with this Strategy’s maps, but is 
consistent with the intent of this 
Strategy. 
 

The proposed zoning amendment is not consistent with the Generalized 
Future Land Use Map and requires a concurrent amendment to the MPS.  
The change would be consistent with Policy ED48 

 
b) Where the boundaries of the 

comprehensively planning area are 
altered. 
 

Not applicable to the proposal. 

 
c) Where a request for a 

comprehensive development is made 
and it is not already designated as 
such; and studies show that intent of 
the Strategy could be met through 
said proposal. 
 

Not applicable to the proposal. 

 
d) The boundaries of the planning area 

are not altered. 
 

Not applicable to the proposal. 

 
e) Housekeeping amendments are not 

warranted. 
 

Not applicable to the proposal. 



Land Use Bylaw Amendment Criteria  
 
IM13      It shall be the policy of Council to 

consider amendments to the Land 
Use Bylaw provided the amendment 
is consistent with the intent of the 
Municipal Planning Strategy.  

 

The proposal seeks an amendment to the Municipal Planning Strategy. A 
concurrent rezoning is also being considered.  

IM14      It shall be the policy of Council to 
consider an application for 
amendment to the Land Use Bylaw 
only if the application has identified 
a proposed use for the property. 
Council shall give consideration to 
both the proposed use and to the 
impact of other uses permitted in 
the requested zone. 

 

Although it would have been advantageous to consider this change 
concurrently with a specific development proposal, the intent is clearly 
to enable rail related development.  The IC Zone will allow many 
commercial and industrial activities.  However, any proposal that 
involves a noxious or environmentally sensitive use will require further 
Council approval through a development agreement. 
 
 

IM15      It shall be the policy of Council to 
consider an application for 
amendment to the Land Use Bylaw 
only if the site meets all of the lot 
size and zone standards for the zone 
sought. 

 

The site meets the lot size and zone standards for the IC Zone.  

IM16      Council shall consider the Land Use 
Bylaw Amendments within the 
applicable Generalized Future Land 
Use designation as subject to the 
policies of this Strategy 

 

This LUB amendment is only possible with a concurrent amendment to 
the MPS to redesignate the property to IC.  

 
IM17 Council shall, in considering 
 amendments to the Land Use Bylaw, 
 in addition to all other criteria as set 
 out in the policies of this Strategy, 
 have regard for the following 
 matters: 
 

 

 
a) Whether the proposed development 

is in conformance with the intent of 
this Strategy and with the 
requirements of all other Municipal 
Bylaws and regulations as applicable 
matters.  

 

The proposed change is specifically enabled by Policy ED48. 
 
 

 
b) Whether Planning Staff have 

initiated a review of this Strategy, or 
any of the Official Community Plan 
documents.  

 

This is a stand-alone proposal that is not part of a larger planning 
review exercise. 
 

 
IM18 Council shall consider if the proposal 
 is premature or inappropriate by 
 reason of:  
 

 

 
a) The financial capability of the 

Municipality to absorb any costs 
relating to the development.  

 

Any cost associated with development of this site will be borne by a 
private developer.  The municipality, as land owner, can be expected to 
receive either rent payments or proceeds from a sale of the land. 
 



 
b) The adequacy of municipally 

approved water and wastewater 
services or if services are not 
provided, the adequacy of physical 
site conditions for private on-site 
septic and water system. Council 
shall consider comments from the 
Municipal Infrastructure and 
Operations Department or Nova 
Scotia Environment as applicable.  

 

Municipal water and waste water services are not available. Once a 
specific development is proposed, the developer will have to satisfy the 
NS Department of the Environment that they can adequately provide for 
sewage disposal.  On-site water supply will also be the responsibility of 
the developer.  
 
The Milford & District Volunteer Fire Department have commented that 
they foresee no issue with site access.  However, they are 
recommending that an on-site water source be incorporated into any 
development to ensure an adequate supply of water in an emergency 
response. 
 

 
c) The adequacy and proximity of 

school, recreation, and any other 
community facilities. Council shall 
consider comments from Municipal 
departments and the appropriate 
School Board as applicable.  

 

 
Not applicable to the proposal. 
 

 
d) The potential for significantly 

reducing the continuation of 
agricultural land uses.  

 

Council declined to refer this proposal to the East Hants Agricultural 
Advisory Committee for review and comment. 
 
The portion of this property proposed to be changed from AR to IC totals 
7.28 ha.  This area is currently being farmed as part of a Canadian 
Foodgrains Bank project.  Under this program, local farmers plant, tend 
and then harvest crops which are sold. The proceeds from the sale are 
then donated to the Foodgrains Bank.  This organization then uses the 
proceeds to respond to world hunger.  When this land is developed, this 
cropping will obviously have to cease.   
 
In 2010 the municipality was considering a larger proposal for an inland 
port project.  As part of that exercise, the municipality engaged a 
consultant to prepare an agricultural impact study.  That study found a 
total of 10.7 ha of Class 3 land would be taken out of production.  This 
equated to 0.24% of the Agricultural Reserve in East Hants.  The report 
went on to conclude that such a facility could have an impact on nearby 
farming activity but the proposal “…should have a relatively low overall 
impact on agricultural production within the study area if: 
 

(v) Development on agricultural land is restricted to the 
current proposed area; 

(vi) Noise, light and drainage mitigation measures are 
included in project design; 

(vii) Truck traffic is restricted to the proposed access road; and 
(viii) Future expansion is restricted to non-agricultural zoned 

land.” 
 
Until there is a specific proposal such details will not be known.  
However, the municipality can use this information as a guide in any 
lease or sale negotiation as well as in any future development 
agreement application. 
 
Overall staff are of the opinion that this proposal would not significantly 
reduce the continuation of agricultural land uses beyond the specific 
site.  

 
e) The adequacy of existing or 

proposed road networks in, adjacent 

Nova Scotia Transportation and Infrastructure Renewal does not 
anticipate a negative impact on the Provincial road network and find 



to, or leading to the development 
and ability of the proposed 
development to satisfy applicable 
stopping sight distances. Council 
shall consider comments from the 
appropriate Municipal Engineer 
and/or Nova Scotia Transportation 
and Infrastructure Renewal.  

 

the National Gypsum Quarry road entrance acceptable.  However, NSTIR 
indicate that this may require re-assessment with future development.   

 
f) The potential for the contamination 

of watercourses or the creation of 
erosion or sedimentation. Council 
shall consider comments from 
relevant Provincial Departments as 
applicable.  

 

 
Mitigation practices during and after construction should follow “Nova 
Scotia Environmental Construction Practice Specifications” and “Erosion 
and Sediment Control Handbook for Construction Sites. 1988.” Erosion 
and sedimentation controls must be in place before construction begins 
if the construction will in any way impact watercourses or create an 
adverse effect to the surrounding environment. Erosion and 
sedimentation controls are the responsibility of the developer. 
 

 
g) Creating a leap frog, scattered, or 

ribbon development pattern as 
opposed to compact and orderly 
development.  

 

This would usually be considered leap frog development given that the 
site is outside of any growth management area or serviceable boundary 
and is not adjacent to other industrial uses.  However, Policy ED48 
makes it clear that rail related development is only possible when 
certain attributes are found as there are at this location.   
 
 

 
IM19 Council shall consider if the 
 proposed development is shown on a 
 professionally drawn site plan as 
 being in compliance with the 
 applicable sections of the 
 Subdivision Bylaw, with the following 
 matters of the Land Use Bylaw:  
 

There is not a specific proposal before Council, therefore there is no 
site plan.   

 
a) Type of use.  

 

 
All permitted uses in the (IC) Zone would be permitted on the site.  
However, any industrial use considered noxious or environmentally 
sensitive would require further approval from Council through a 
development agreement.   

 
b) Number of buildings.  

 
Not known yet.  

 
c) Yard setbacks.  

 
 

Yard setbacks will have to comply with the LUB.  

 
d) Height, bulk, step back 

requirements, and lot coverage of 
any proposed structures.  

 

The height, bulk, setback, and lot coverage requirements will all have 
to comply with the min/max requirements of the LUB.  

 
e) External appearance of any 

structures where design standards 
are in effect.  

 
 

Design requirements for IC Zone are minimal.   

 
f) Street layout and design.  

 
No new streets are proposed.  

 The subject property will access Highway 2 via the National Gypsum 
road.  Nova Scotia Transportation and Infrastructure Renewal does not 



g) Access to and egress from the site, 
parking.  

 

anticipate a negative impact with the proposed use of the subject 
property.  NSTIR may reassess this position based on the proposed use.  
Parking will have to comply with the LUB.   

 
h) Open storage and outdoor display.  

 

 
Open storage is permitted in the IC Zone.  Refuse will have to be 
screened.   

 
i) Signage.  

 
All LUB regulations will have to be met.  

 
j) Similar matters of planning concern.  

 
All LUB regulations will have to be met.  

 
IM20 Council shall consider the  suitability 
 of the proposed site in terms of the 
 environmental features of the site, 
 particularly susceptibility to flooding 
 and other nuisance factors, and 
 where applicable, comments from 
 relevant Provincial Departments 
 concerning the suitability of the site 
 for development.  

 

Nova Scotia Environment has commented that erosion and sediment 
control and the protection of watercourses and wetlands is the 
responsibility of the developer.  They also point out that there is an 
unnamed watercourse on the west boundary of the property roughly 
parallel to the rail line.  This watercourse has been identified as 
potential habitat for aquatic species at risk (Atlantic Salmon).  NSE also 
notes that there is a wetland near the south boundary of the property.   

 
IM21 Council shall consider the provision 
 of buffering, screening, and access 
 control to minimize potential 
 incompatibility with adjacent and 
 nearby land uses, rail lines and 
 traffic arteries.  

 

The IC Zone does not require buffering from agricultural or rural 
residential uses.  However, in their comments the Economic & Business 
Development Department indicated that the municipality should 
consider placing obligations on any future development to provide 
adequate buffering to nearby residential uses.  Particular attention 
should be paid to this issue in site design as the nearest dwellings are 
less than 100 m from the subject site.  Should there be a development 
agreement application for an environmentally sensitive or noxious use, 
the proximity of dwellings will be a key consideration. 
 

 
IM22 Council shall consider the extent to 
 which the proposed development, 
 where applicable, provides for 
 efficient pedestrian circulation and 
 integrates pedestrian walkways and 
 sidewalks within adjacent 
 developments.  
 

Rail related development would not be pedestrian orientated.  There is 
no sidewalk in the vicinity of the subject site.  

 
IM23 Council shall consider the proposed 
 development is shown to manage 
 stormwater on-site in a manner 
 which does not negatively impact on 
 other properties.  
 

This site is not subject to the Lot Grading and Drainage Bylaw.  
However, as the property owner, the municipality has the ability to 
ensure appropriate stormwater management in any development 
proposal prior to finalizing a lease or sale. 
 

 
IM24 Council shall consider massing, and 
 compatibility of the proposed 
 development’s external appearance 
 with adjacent buildings by means of 
 design features, roof type, exterior 
 cladding materials, and overall 
 architectural style that is reasonably 
 consistent with the style and 
 character of the community or 
 compliments the character of the 
 community.  
 

 
 
There is no specific proposal before Council.  Any future proposal would 
have to comply with the requirements of the LUB.  The LUB restricts 
height and contains yard setbacks.  Within the IC Zone, there are no 
architectural controls. 
 
 

  



IM25 Council shall consider the following 
matters in Growth Management 
Areas and other areas where 
applicable to determine if the 
proposed development contributes 
to a favourable community form, 
and the proposed development’s 
ability to: 

 
 

a) Provide for efficient pedestrian 
movement into, out of, and within 
the development, especially 
between commercial and residential 
neighbourhoods, as well as the 
ability for pedestrian routes to link 
with existing sidewalks, active 
transportation routes and walking 
trails on abutting lands to provide 
for a cohesive network of same. 
 

Care will have to be taken in designing any industrial facility here to 
avoid having an impact on pedestrians using trails within Wickwire 
Station Park.  There is no sidewalk or other pedestrian network in the 
area. 
 

 
b) Council shall consider, where 

appropriate, the impact of the 
development on the comfort and 
design of proposed streets and 
existing street users. This shall 
include whether the proposed 
development is humanscaled, is 
easily accessible to active 
transportation users, and if it 
promotes visual variety and interest 
for active transportation users. 
 

There are no new streets proposed.   

 
 
  



Appendix B – Amendments 

Amendment Sheet  
 
The Municipality of East Hants 
Official Community Plan 
Municipal Planning Strategy 
 
Municipal Planning Strategy Map 8: Official Community Plan Area 
 

 
A portion of 1705 Highway 2, Milford (PID 45093226), shown on the Municipal Planning Strategy Map 8: Official 
Community Plan Area below, is being changed from Agricultural Reserve (AR) Designation to the Industrial Commercial (IC) 
Designation. 
 

 
 

 
 
 
 
 
 
 



 
Amendment Sheet  
 
The Municipality of East Hants 
Official Community Plan 
Land Use Bylaw 
 
Land Use Bylaw Map 8: Official Community Plan Areas 
 

 
A portion of 1705 Highway 2, Milford (PID 45093226), shown on the Land Use Bylaw Map 8: Official Community Plan Areas 
below, is being changed from Agricultural Reserve (AR) Zone to the Industrial Commercial (IC) Zone. 
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