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Planning Advisory Committee
November 12, 2025

10. Date of Next Meeting The next meeting of the Planning Advisory Committee is scheduled for
Tuesday, December 9, 2025, in Council Chambers at 1pm.

11. Adjournment There being no further business, on motion of Councillor Gates and Mr.
Morse, that the meeting adjourn.

Approved:
Planning Advisory Committee Month/Day/Year
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Municipality of the County of Kings

Report to the Planning Advisory Committee

Amendments to the Municipal Planning Strategy and Land Use By-law to expand the New Minas
Growth Centre, facilitate development in the Country Residential (A4) Zone and establish Wellfield
Protections for the Town of Wolfville Water Supply

(File #P23-01)

December 9, 2025

Prepared by: Planning and Development Services

Project Growing Greenwich Planning Project to expand development permissions in the
community of Greenwich
Location New Minas, Greenwich, Country Residential (A4) Zone
1. ORIGIN

In May 2024, Municipal Council directed the Chief Administrative Officer to investigate amendments to
the Municipal Planning Documents related to expanding the Growth Centre of New Minas in response to
two proposals for development that cannot currently be accommodated under the existing policies and
regulations of the Municipal Planning Strategy (‘MPS’) and Land Use By-law (‘LUB’).

2. OPTIONS

In response to the proposed amendments, the Planning Advisory Committee may:

A. Authorize a Public Participation Meeting in accordance with policies PLAN-09-004 and PLAN-09-
005; or

B. Provide alternative direction, such as requesting further information on a specific topic, or
recommending changes to the draft amendments.

3. STAFF RECOMMENDATION

Staff recommend that the Planning Advisory Committee forward the amendments to a Public
Participation Meeting by passing the following motion.
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That the Planning Advisory Committee authorize a Public Participation Meeting in accordance
with policy PLAN-09-005 related to amendments to the Municipal Planning Documents related
to the expansion of the Growth Centre of New Minas and other amendments associated with
the Growing Greenwich? Project.

4. BACKGROUND

In Fall 2023, Municipal Planning Staff received requests from two separate property owners in the
community of Greenwich seeking greater development permissions for their properties. Planning Staff
prepared options reports that were presented to Council in Spring 2025 where Council authorized the
Chief Administrative Officer to pursue amendments to expand the Growth Centre of New Minas.

Planning Staff retained a community engagement consultant and developed an engagement plan
consisting of three rounds of engagement that took place in May, June and September of 2025. A series
of online and in person engagement occurred to seek feedback from community members regarding the
future development of the area including land uses, built form, community amenities and other
comments and concerns. Reports summarizing feedback received were released for review by members
of the public at each stage of community engagement.

Members of the public were divided on their preferences for the future of the area with some welcoming
additional development opportunities while others were more in favour of maintaining the status quo
with potentially some increased ability for residential development. Preservation of the agricultural lands
and community feel were of primary importance for the majority of participants.

During the engagement process, Staff from the Town of Wolfville reached out to the Municipality
regarding protections for their municipal water supply. Until recently, the Town of Wolfville did not have
protections associated with their Source Water Protection Plan. As their Wellfield Protection Overlays
extend into the Municipality, it is appropriate that protections be included in the Municipality’s Planning
Documents.

5. PROPOSED AMENDMENTS

In response to feedback from community members, Planning Staff are proposing the following
amendments:

Expansion of the Growth Centre of New Minas
Amendments to policy related to development agreements for expanded residential
development in the Country Residential (A4) Zone

3. Inclusion of mapping and regulations related to Wellfield Protection associated with the Town of
Wolfville Water Supply.
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Expansion of the Growth Centre of New Minas

Staff are proposing that the Growth Centre of New Minas be expanded to include the entirety of PIDs
55500961 and 55434328 in the boundary of the Growth Centre of New Minas. The current Growth Centre
boundary bisects these properties and the expansion represents a minor change that simply includes the
property under one set of zone requirements and policies by matching the Growth Centre boundary to
the property line. These PIDs are one of the properties that were subject of a request to Council for
consideration of greater developability. The proponents have indicated that they are planning to develop
the site, known as the Old Horton High site, with a mixed commercial-residential development consisting
of upwards of 200 units as well as grade-related commercial uses. In the context of the existing policies
of the Municipal Planning Strategy, Staff expect a development agreement to be required to realize the
full proposal submitted by the proponents, Staff are proposing to apply the Mixed Commercial Residential
(C3) Zone to these properties to enable some development to occur on an as-of-right basis.

Amendments to Country Residential (A4) Zone Development Agreement Policy

In policy 3.4.33, the MPS outlines the enabling policy related to the development of clustered housing.
The policy enables Council to consider a development agreement for up to 8 residential units within low
rise structures. The built form of the structures (one unit, two unit, multi-unit dwelling), is not specified
but the lot area associated with a one unit dwelling is required for each residential unit. The Country
Residential (A4) Zone requires 10,000 square feet of lot area for a one unit dwelling. As aresult a lot area
of at least 80,000 square feet to develop eight residential units as opposed to the minimum 14,400 square
feet required in the Residential Multi-unit (R4) Zone in Growth Centres, that benefit from the same
municipal sewer services. Currently the policy is written in a way that limits the realization of the full
potential of development on properties in the zone that benefit from municipal sewer services due to:
- Alimit of 8 residential units, regardless of lot area
- Significant lot area requirement per unit

As a result, Staff are proposing remove the limitation on 8 units, instead, determining the number of units
to be considered based on the total lot area. In order to ensure efficient provision of sewer service, and
to achieve development at a density that is consistent with the as-of-right permissions, the lot area
requirement is proposed to be linked to the lot area requirement for a residential unit within a semi-
detached dwelling, which is currently half of the requirement for a one unit dwelling when sewer services
are available, or 5,000 square feet. Within areas where municipal services are not available, the 30,000
square foot requirement continues to be required to ensure the low density rural character can be
maintained. Staff are also proposing to clarify the maximum size of the dwelling by restricting the overall
height to the permitted height in the zone which is currently 35 feet.

Wolfville Wellfield Protection Overlay

Staff are proposing to amend the map and text of the Land Use By-law to incorporate Wellfield Protection
Overlays and associated regulations consistent with those contained in the Town of Wolfville Land Use
By-law. The Wellfield Protection Zones, are based on time of travel for contaminants to get to wellheads
and extend into lands within the Municipality. Wellfield Protection Zones are identified in the Town of
Wolfville Source Water Protection Plan which is a provincial requirement for all municipal water supplies.
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6. POLICY REVIEW

From a policy perspective, the community of Greenwich has characteristics of both rural areas and urban
areas. Elements that contribute to the rural characteristics include farming activity, residential properties
with larger lots and commercial uses that are generally related to farming activity in the area. The
community also benefits from municipal sewer services and is one of only six communities in the
Municipality that benefits from municipal water services, a resource that may become more important in
coming years due to changes in weather patterns associated with climate change. The community also
contains the following additional characteristics of a Growth Centre, as outlined in policy 2.1.3 of the MPS:

- Active transportation corridors in the form of both the Harvest Moon Trail and a sidewalk on
Highway 1 linking New Minas and the Town of Wolfville;

- Community facilities in the form of the Greenwich Community Hall;

- Diverse housing options in the form of one unit dwellings, two unit dwellings, townhouses, small
apartment buildings and a residential care facility; and,

- A concentration of commercial and/or industrial opportunities.

As a result of these services and previous policies related to areas previously known as Hamlets has
enabled residential development at a scale that exceeds other rural areas of the Municipality in the area
located west of the Greenwich Connector. This area comprises roughly 240 acres. Residential
development in this area is located within the Country Residential (A4) Zone. Properties that are used for
agriculture are in the Agricultural (A1) Zone.

The area east of the connector road, which benefits from sewer services and water services up to Eden
Row, is more rural in nature, being the location of the majority of farming activity in the area. Staff have
crafted the proposed amendments with this unique situation in mind by maintaining the applied zoning
both west and east of the connector to ensure the protection of agricultural activities while enabling small
increases in development permissions within the Country Residential (A4) Zone. A map of the current
zoning can be found in Appendix E of this report.

Expansion of the Growth Centre of New Minas

In terms of consistency with the existing vision, goals and objectives of the Municipal Planning Strategy,
the expansion of the New Minas Growth Centre, this is a very minor alteration and includes the addition
of roughly 4.5 acres to include the balance of a property that was partially located within the Growth
Centre of New Minas and is considered a very minor adjustment.

The Umbrella Vision Statement stated in the MPS states that, “Kings County values and nurtures the
unique blend of small town and rural ways of life, safe and healthy communities, beautiful landscape, an
agreeable climate, and a neighbourly and generous Valley spirit...the Municipality is driven to sustain a
healthy balance between rural and more urban ways of life.” There is perhaps nowhere else in the
Municipality that better embodies these statements than the community of Greenwich. The MPS outlines
additional vision statements associated with various themes. Relevant vision statements to this project
are outlined in Table 1, below:
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Theme Priorities

Settlement Encourage efficient service and infrastructure
delivery.

Enable and encourage a diversity of housing
throughout the region.

Agriculture Identify and continue to protect agricultural land.

Forge a deeper understanding of agriculture
within the community through access to healthy,
affordable, locally-produced food.

Transportation Develop safe active transportation within and
between Growth Centres and along key
transportation corridors to better connect
outlying areas.

Healthy Communities Encourage housing that is healthy, affordable,
sustainable, adequate, appropriate, safe and
accessible.

Identify and protect drinking water and

groundwater supplies.

As previously discussed, the area does not firmly fit within the characteristics of rural areas as there is
both water and sewer infrastructure available to properties in the subject area and the area has seen
significant development that is consistent with urban subdivision development. Similarly, the area does
not firmly fit within the characteristics of urban areas as there is significant farming activity and associated
businesses within the area. The recommended amendments have been drafted to ensure that
infrastructure can be used more efficiently through more flexible development options and the
agricultural areas maintain their protection by limiting the expansion of the New Minas Growth Centre
boundary to the specified area.

Amendments to the Country Residential (A4) Zone

With regard to the expansion of development opportunities within the Country Residential (A4) Zone, in
addition to the vision statements above, the following goals and objectives support amendments related
to permitting secondary dwellings and increased permissions when Council is considering development
agreements for more residential units:
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Goal/Objective — Subject Statement

Goal — Infrastructure To construct and maintain high quality,
strategically located, and sustainable
infrastructure to service the Municipality.

Objective — Economic Development To provide reliable and fiscally sustainable
infrastructure.

Policy 3.4.2(d) of the MPS describes the zone placement considerations for the Country Residential (A4)
Zone:

3.4.2(d) Country Residential (A4); lands located in this zone are intended to maintain on-site serviced low-
density neighbourhoods, consisting of primarily of one or two unit dwellings, while encouraging the
efficient use of land and infrastructure in an agricultural setting. This zone has also been applied to
isolated areas of serviced development in rural areas of the Municipality.

With regard to those areas where sewer servicing is present, there are only 3 areas of the Municipality
that are within the Country Residential (A4) Zone has been applied in the presence of sewer servicing: the
community of Greenwich, Henshaw Drive, near North Kentville and east of Canning, along Highway 221
toward Kingsport and a portion of Pereau Road. The intent of the zone, when Council is considering a
development agreement enabled in policy 3.4.33, is maintained through the proposed amendments
through regulation of the height of buildings and by linking the density to that which is permitted in the
zone.

The ability for greater development flexibility in this zone is further supported through the enabling policy
contained in 3.4.33 as well as within policy 2.3.1(a):

Council shall:

2.3.1 permit the development of new publicly-owned and publicly-maintained roads, water and sewer
services and sidewalks only within Growth Centres. In addition, Council may also permit:

(a) new public roads in the Country Residential (A4) zone;

It is clear that Council considered enabling greater levels of development within the Country Residential
(A4) Zone since it permits the ability to develop new roads within the zone. This is not permitted in any
other rural zone and enables land owners to access increased development potential beyond existing road
frontages.

Town of Wolfville Wellfield Protection

With regard to the adoption of Wellfield Protection regulations for the Town of Wolfville, a Staff review
has determined that only amendments to the Land Use By-law are required. With regard to consistency
with the Goals, Objectives and policies of the MPS, the objective related to Settlement in the Drinking
Water section of the MPS states: To provide reliable and safe drinking water supplies to residents and
businesses. “ Similarly, the objective related to Healthy Communities states, “To minimize risks of ground
water contamination from inappropriate land uses.” In support of these objectives, policy 2.6.2 and 2.6.3
states:
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Council shall:

2.6.2 implement, in cooperation with neighbouring municipalities, wellfield protection regulations through
the Land Use By-law for the following water systems that have ground water recharge areas that extend
into the Municipality:

(a) Town of Kentville Water Supply;

(b) Town of Berwick Water Supply;

(c) Town of Wolfville Water Supply.

2.6.3 identify on maps forming part of the Land Use By-law, in cooperation with neighbouring
municipalities, where applicable, wellfield protection overlays that recognize wellfield protection zones;

As a result, Staff have drafted amendments informed by the Town of Wolfville Land Use By-law to
incorporate similar restrictions. These can be found in Appendix D of this report.

7. CONCLUSION

In conclusion, Staff are of the opinion that the proposed amendments seek to strike a balance between
conflicting policy direction related to urban and rural areas contained within the MPS. The proposed
amendments will enable additional development within the Country Residential (A4) Zone while
maintaining characteristics of development that are more consistent with rural areas such as lower
building heights and ensure the ongoing protection of agricultural land by maintaining the Agricultural
(A1) Zone. The amendments also protect drinking water supplies in the Town of Wolfville through the
application of Wellfield Protection Overlays to prohibit risky uses.

8. APPENDIXES

Appendix A — MPS Map Amendments
Appendix B — MPS Text Amendments
Appendix C — LUB Map Amendments

Appendix D - LUB Text Amendments

Appendix E — Current Zoning
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Appendix A — Municipal Planning Strategy Map Amendments

Delete Schedule A — Municipal Structure Map and replace with attached Schedule A.
Delete Schedule B — Rural Future Land Use and replace with attached Schedule B.

Delete Schedule C9 - New Minas Future Land Use and replace with attached Schedule C9
Delete Schedule E7 — Sidewalk Priority — New Minas and replace with attached Schedule
E7.

Delete Schedule F — 2012 Land Cover Map and replace with attached Schedule F.
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Appendix C — Land Use By-law Map Amendments

1. Delete Map 9 — New Minas Zoning and replace with attached Map 9.
2. Delete Map 13 — Rural Zoning and replace with attached Map 13.
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