
WEST HANTS REGIONAL MUNICIPALITY 
Planning and Heritage Advisory Committee (PAC/HAC) Agenda 

June 12, 2025 – 6:00pm 
Sanford Council Chambers and Zoom / YouTube Live 

1.0 Call to Order and Attendance 

2.0 Announcements 

3.0 Approval of Agenda and Additions 

4.0 Declaration of Conflict of Interest 

5.0 Approval of Minutes (May 8, 2025) 

6.0 New Business 

6.1 File #25-05 Development Agreement: PID 45382934, Highway 14, Windsor Forks (Alex 

Dunphy) - Page 3

7.0 Business Arising from the Minutes 

7.1 Committee Q&A Dashboard - Page 63

8.0 Business Arising from the Public Information Meetings/Engagement Sessions 

8.1 File #25-18 Development Agreement: Bear Lake Wind Farm Revised (Kari Fougere) – 

May 21, 2025 

8.2    File #25-15 Development Agreement: PID 45053220 King St, Windsor (Will Hong) – June 

4, 2025 

8.3 Plan Review Public Engagement – June 2, 3, and 5, 2025 - Page 64

9.0 File Updates - Page 87

9.1 File #24-22 Development Agreement: 411 King Street, Windsor Phase 2 (Alex Dunphy) 

9.2 File #25-07/11/12 Development Agreement and Rezoning: PIDs 45055241, 45190386, 

and 45366457, Wentworth Rd, Windsor (Will Hong) 

9.3 File #24-11 Development Agreement: 60 Old Walton Rd, Upper Burlington (Will Hong) 
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9.4 File #25-04 Development Agreement Amendment: PID 45056363 Upper Water Street, 

Windsor (Kari Fougere) 

9.5 File #24-25 Rezoning: 33 Lakewood Drive, Brooklyn, PID 45017183 (Will Hong) 

9.6 File #25-01 Rezoning and WHLUB Amendments: PID 45405784, College Rd, Windsor 

(Will Hong) 

9.7 File #23-33 Development Agreement: PID 45402831 Windsor Back Road, Three Mile 

Plains (Alex Dunphy) 

10.0 Building and Development Activity Reports (May 2025) - Page 90

11.0 Notices from Adjacent Municipal Units 

12.0 Public Comments 

13.0 Next Meeting Date (July 10, 2025) / Adjournment 
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WEST HANTS REGIONAL MUNICIPALITY REPORT 

 Information ☐ Recommendation X Decision Request ☐ Councillor Activity ☐ 

 

To: Members of Planning and Heritage Advisory Committee (PAC/HAC) 

Submitted by:       _________________________________ 

Alex Dunphy, Senior Planner 

Date:                  June 12, 2025 

Subject:             Development Agreement: Bent Ridge Geo Domes (PID 45382934);  
File # 25-05  

LEGISLATIVE AUTHORITY 

Municipal Government Act Section 230 
 

RECOMMENDATION 

Staff recommends that the PAC/HAC forward a positive recommendation by passing the 

following motion: 

…that PAC/HAC recommends that Council give First Reading and hold a Public Hearing to 

consider entering into a development agreement to allow the construction of four geodesic 

domes on the subject property as part of an agritourism business at PID 45382934 on Highway 

14 in Windsor Forks, which is substantively the same as the draft set out in Attachment B of the 

report File #25-05 to the Planning and Heritage Advisory Committee dated June 12, 2025. 

…that PAC/HAC recommends that Council require that the development agreement with Ted 

Misztela which permits the construction of four geodesic domes on the subject property as part 

of an agritourism business at PID 45382934 on Highway 14 in Windsor Forks be signed within 

120 days from the date of final approval by Council or the date that any appeals have been 

disposed of; otherwise this approval will be void and obligations arising hereunder shall be at 

an end. 

 

BACKGROUND 
 

Property X Public  Environment ☐ Social ☐ Economic ☐ Councillor 

Activity ☐ 
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Opinion ☐ 

 

An application was received from Ted Misztela on February 4, 2025. The application is to allow 

for the construction of four geodesic domes on the subject property as part of an agritourism 

business by development agreement. 

 

DISCUSSION 

The subject lot is designated Agriculture, with a small portion also designated Dykeland on the 

Generalized Future Land Use Map (GFLUM) of the West Hants Municipal Planning Strategy 

(WHMPS) (Figure 1). The subject lot is zoned Agricultural Priority Two (AR-2) on Schedule A of 

the West Hants Land Use By-law (WHLUB) (Figure 2).  

Surrounding Context 

Surrounding properties are all designated Agriculture and zoned Agricultural Priority Two (AR-

2). Uses on surrounding properties consist of agricultural uses as well as some sparse 

residential dwellings nearer to the road. 

Municipal Planning Strategy Review 

Policy 8.9.4 of the WHMPS is the primary enabling policy to be considered for this application. 

This policy provides Council with the ability to consider new non resource Rural Commercial 

(RC) by development agreement. The full list of criteria is included within this report in 

Attachment A. In summary, the proposal meets the criteria since: 

• the agrologist report concludes that the proposed use is not located on an area of the 
subject lot in agricultural production; 

• the proposed use will not compromise the agricultural character of the area or the 
operation of existing agricultural operations; 

• The Area Manager from the Nova Scotia Department of Public Works had no concerns 
regarding roadway access or traffic generation; and 

• the size, design, and on-site parking areas are suitable for the proposed use. 

Policy 16.3.1 of the WHMPS establishes the general criteria that must be considered for all 

rezoning applications. The full list of criteria is included with this report in Attachment A. In 

summary, the proposal meets the criteria as: 

• the proposal is not considered premature or inappropriate for the area; 

• no municipal costs related to the proposal are anticipated; and 

• the Fire Chief, Development Officer, Manager of Building and Fire Inspection Services, 

Public Works Engineering Division, and Area Manager from the Nova Scotia Department 

of Public Works have no concerns which have not been addressed in this report.  
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MUNICIPAL CLIMATE CHANGE ACTION PLAN 

The Municipal Climate Change Action Plan (MCCAP) for Windsor (2014) highlights two 

simulated flooding scenarios. The first scenario is based on a storm surge that occurred in 1997, 

which shows the expected damage is to occur along the coastline. The second scenario shows 

the simulated flooding extent for probable maximum flood due to climate change.  

A portion of the subject lot is within the Dykelands Overlay. This portion is not planned to be 

developed on as part of the proposal. Any development that may be proposed to take place 

within this portion will require an Environmental study, as well as permission from the Nova 

Scotia Department of Environment and Climate Change. 

The draft development agreement stipulates that any changes to stormwater on the property 

shall comply with the WHRM Municipal Service Systems Specifications Manual. Property 

owners are responsible for ensuring that their lot is suitable for the proposed uses. 

 

NEXT STEPS 

As noted above, the proposed development agreement has been considered within the context 

of both the specific and general policies of the WHMPS, and is consistent with the intent, 

objectives, policies and criteria of the WHMPS. As a result, it is reasonable to consider the 

construction of four geodesic domes on the subject property as part of an agritourism business 

by development agreement, at PID 45382934 on Highway 14 in Windsor Forks. 

Process 

Public Information Meeting – April 2 

 

Staff Review 

 

PAC/HAC Review and Recommendation – June 12 
 

Regional Council First Reading – June 23* 

 

Public Hearing & Second Reading – July 22* 

 

Notice of Approval in Local Paper  

 

14-Day Appeal Period  

 

FINANCIAL IMPLICATIONS 
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There are no financial implications to the Municipality or residents with regard to the filing of 
this report. 
 

ALTERNATIVES 

In response to this application, PAC may: 

• recommend that Council hold First Reading and authorize a Public Hearing to approve 

the development agreement as drafted or as specifically revised by direction of 

PAC/HAC; or 

• recommend to Council to provide alternative direction such as requesting further 
information on a specific topic. 
 

ATTACHMENTS 

Figure 1  West Hants GFLUM Extract 

Figure 2  West Hants Zoning Map Extract 

Attachment A  Policy Summary 

Attachment B  Draft Development Agreement 

Attachment C  Public Information Meeting Notes 

Attachment D  Agrologist Report 

 
 

  

Agenda Package Page 6 of 90



 

Report Prepared by:  _____________________________________________ 

Alex Dunphy, Senior Planner 

 

Report Approved by:  _____________________________________________ 

   Kari Fougere, Acting Director of Planning and Development 
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Figure 1 – West Hants GFLUM Extract 
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Figure 2 – Windsor Zoning Map Extract 
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Attachment A – Policy Summary for Development Agreement 

Policy 8.9.4  
It shall be the intention of Council to consider new non resource Rural Commercial (RC), 
Recreation Commercial (RecC), Resource Industrial (M-1) or Open Space (OS) uses in the AR 2 
zone by development agreement subject to the following: 

(a) the development site has been determined to 
have little or no agricultural capability in 
accordance with Policy 8.6.1; 

The agrologist report listed as 
Attachment D concludes that the area 
where the geodomes will be placed, is 
not in agricultural production and will 
not disturb the surrounding U-Pick 
business. 
Therefore, the development agreement 
request does not include any loss of 
agricultural production. 

(b) the proposed use will not compromise or 
adversely affect the operation or integrity of 
existing agricultural operations; 

As part of the agrologist report, the 
agrologist consulted neighbouring 
farms. The only matter raised was the 
timing of spraying the existing orchard. 
The orchard owner and the developer 
have discussed the scheduling and will 
agree on timing to ensure that the 
accommodations are vacant when 
necessary. 
The proposed use will not affect 
neighbouring farms. 

(c) the predominant agricultural character of the 
area will not be adversely affected; 

The proposed use will not affect the 
agricultural character of the area as it is 
non-disruptive and complementary to 
the existing agricultural uses.  

(d) adequate separation distances and buffering 
between agricultural and non agricultural uses 
can be provided;  

As the proposed use is intended to be 
integrated into the surrounding 
agricultural uses, normal separation 
distances would not be applicable to 
this style of agritourism development.  

(e) the use is not one which, because of its size or 
nature, would be more appropriately located in 
a Growth Centre, Village or Hamlet;  

The proposed use is appropriately sized 
for the agricultural context of the area. 

(f) safe and efficient roadway access is provided;  The Area Manager from the Nova Scotia 
Department of Public Works had no 
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concerns regarding the roadway access 
for the subject lot. 

(g) adequate on-site parking is provided;  The Development Officer confirmed 
that there was sufficient area to 
accommodate parking. 

(h) the development is compatible with adjacent land uses with respect to:  

(i) traffic generation and traffic safety;  The Area Manager from the Nova Scotia 
Department of Public Works had no 
concerns regarding the generation of 
traffic or traffic safety. 

(ii) hours of operation;  No concerns were raised during the 
consultation with neighbouring 
landowners regarding hours of 
operation. As the uses is intended to 
occupied overnight, the draft 
development agreement requires a 
caretaker to be available to respond to 
any issues on site whenever guests are 
present.  

(iii) size and design of building(s);  The geodesic domes are approximately 
26 ft. in diameter and 17 ft. in height. 
The design is an increasingly popular 
choice for accommodation in rural 
areas. Staff have no concern regarding 
either the size or design of the 
proposal.  

(iv) signage; and  Any signage will need to meet the 
requirements of the West Hants Land 
Use By-law. 

(v) pedestrian circulation and safety;  There is an existing pathway on the 
development site. Staff have no 
concerns regarding pedestrian 
circulation and safety.  

(i) any other matter which may be addressed in a 
development agreement;  

All matters have been addressed.  

(j) Policy 16.3.1.  See below. 

Policy 8.6.1 
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It shall be the policy of Council to consider certain non-farm development, pursuant to the 
relevant specific policies of this Part, on land within the Agricultural designation that has been 
determined to have little or no agricultural capability. A determination of agricultural 
capability shall be based on the following: 

(a) 90 percent or more of the development site is 

an existing or abandoned resource extraction 

site such as a sand pit, gravel pit or quarry for 

which a permit for extraction has been issued 

by the Province of Nova Scotia. The resource 

extraction must have been existing or 

abandoned prior to the effective date of this 

Strategy; or 

Not applicable. 

(b) if not a resource extraction site, a study has been prepared by a professional agrologist, at 
the expense of the applicant, which concludes that the proposed development will not 
adversely affect the viability of surrounding agricultural operations and: 

(i) 90 percent or more of the development site 
has soils defined as Class 4 or lower 
capability for agriculture; or 

Not applicable.  

(ii) the soils have a capability for agriculture 
rating better than Class 4, but 90 percent or 
more of the development site exhibits 
severe limitations for agricultural use 
because of slope, stoniness, salinity, 
wetness, permeability, depth of soils, size of 
parcel or proximity to non-farm buildings; 

The agrologist report indicated that the 
development site for the proposed use 
is not located within an area which is in 
agricultural production, thus not 
reducing agricultural capacity. 
Additionally, the proposed use is 
expected to have minimal to no impact 
on any agricultural operations. 

(c) the study shall; 

(i) be prepared by a registered full 
member of the Nova Scotia Institute of 
Agrologists; 

A report was received from Yvonne 
Thyssen-Post, who is a Professional 
Agrologist recognized by the Nova 
Scotia Institute of Agrologists. 

(ii) require a site inspection by the agrologist; A site visit was conducted on December 
20th, 2024 by Yvonne Thyssen-Post. 

(iii) specify the method used, consistent with 
the C.L.I. classification methodology, to 
determine soil capability for agriculture; 

The Canadian Land Classification system 
was designed for regional level 
classification. The agrologist’s report 
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did not reclassify the land, but instead 
identified key characteristics of 
agricultural production capability which 
determine whether the subject lot is 
suitable.  

(iv) identify any major site features or 
characteristics which influence or 
determine soil capability including, but not 
limited to, slope, soil texture, stoniness, 
wetness, salinity, permeability, and depth 
of soils; 

Refer to the Study Criteria section in 
Attachment D. 

(v) include a site plan illustrating the area 
studied and any relevant site features; 

Included within Attachment D. 

(vi) identify reasons why the use would be 
compatible with, or not adversely affect, 
area farms. Reference should be made to 
the following where applicable: site and 
locational constraints; infilling between 
existing non-farm development; logical 
extension of existing non-farm 
development; special use with special 
locational requirements; current pattern of 
development; parcel size and shape; 
surrounding land uses; context within 
which the parcel fits into the farming area; 
viability of the parcel and remnant for 
farming; and existing, past and future use 
of the parcel and remnant; 

The proposed use is compatible with 
the surrounding agricultural uses and is 
intended to operate harmoniously with 
the existing uses. The surround farm 
owners were also consulted as part of 
the agrologist report and stated that 
the proposed use would have no impact 
on their existing operations. 

(vii) indicate the implications of letting the 
parcel go out of agricultural production; 
and 

Not applicable.  

(viii)indicate the implications of fragmenting 
the land. 

Not applicable. 

 

Policy 16.3.1 
In considering development agreements and amendments to the West Hants Land Use By-
law, in addition to the criteria set out in various policies of this Strategy, Council shall 
consider: 
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(a) whether the proposal is considered premature or inappropriate in terms of: 

(i) the adequacy of sewer and water 
services; 

The Public Works Department 
confirmed that there are no municipal 
services on the subject lot. 
Any on-site services must meet the 
requirements of the Nova Scotia 
Department of Environment and 
Climate Change. 

(ii) the adequacy of school facilities; Not applicable. 

(iii) the adequacy of fire protection and other 
emergency services; 

The Manager of Building and Fire 
Inspection Services commented that 
access to the site would be required to 
allow passage of emergency vehicles, 
staff have included this as a provision in 
the draft development agreement. The 
local Fire Chief commented that they 
had no concerns regarding the 
proposal. 

(iv) the adequacy of road networks adjacent to, 
or leading to the development; and 

The Area Manager from the Nova 
Scotia Department of Public Works had 
no concerns regarding the road 
networks adjacent or leading to the 
proposed development.  

(v) the financial capacity of the Town to 
absorb any costs relating to the 
development. 

There are no anticipated costs to the 
Municipality regarding the proposed 
development. 

(b) whether the development is serviced, or 
capable of being serviced, by a potable water 
supply and either central sewer or an approved 
on site sewage disposal system; 

See Policy 16.3.1 (a) (i). 

(c) the suitability with any aspect relative to the 
movement of auto, rail and pedestrian traffic; 

The Area Manager from the Nova 
Scotia Department of Public Works had 
no concerns regarding movement 
suitability on the subject lot. 
There is an existing pedestrian trail on 
the subject lot and the existing 
driveway to Highway 14. 
There is no active rail line in the 
vicinity. 
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(d) the adequacy of the dimensions and shape of 
the lot for the intended use; 

The Development Officer commented 
that the subject lot is suitable in terms 
of dimension and shape for this 
proposal. Any development will need to 
meet the requirements of the Land Use 
By-law following rezoning. 

(e) the pattern of development which the proposal 
might create; 

The Development Officer has no 
concerns regarding the pattern of 
development that the proposal may 
create. The intent of the proposed use 
is to cooperate with the existing 
agricultural uses.  

(f) the suitability of the area in terms of steepness 
of grade, soil and geological conditions, 
location of water courses, wetlands, and 
susceptibility of flooding; 

There is a small portion of the lot 
within the Dykeland Overlay. The 
proposal does not coincide with this 
portion of land except for the existing 
driveway. Any development proposed 
to take place within this portion will 
require permission from the Nova 
Scotia Department of Environment and 
Climate Change.  

(g) whether the proposal meets the requirements 
of the appropriate provincial or federal 
agencies as well as whether it conforms to all 
other relevant municipal by-laws and 
regulations; and 

All Municipal, Provincial, and Federal 
regulations will have to be met. 

(h) any other matter required by relevant policies 
of this Strategy. 

All relevant matters have been 
addressed in this report. 
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Attachment B – Draft Development Agreement 
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DEVELOPMENT AGREEMENT  

 

THIS AGREEMENT made this                    day of                , 2025. 

 

BETWEEN: 

 

WEST HANTS REGIONAL MUNICIPALITY, a body corporate pursuant to the Municipal 

Government Act, having its chief place of business at 76 Morison Drive, Wentworth 

Creek, in the County of Hants, Province of Nova Scotia, 

 

(Hereinafter referred to as the “Municipality”) 

 

OF THE FIRST PART 

 

- and - 

 

4633522 NOVA SCOTIA LIMITED, a body corporate with a head office at 2 Thompson 

Run, Hammonds Plains, in the County of Halifax, Province of Nova Scotia, 

 

(Hereinafter referred to as the “Owner”) 

 

OF THE SECOND PART 

 

WHEREAS the Owner is the registered owner of the parcel of land located at PID 45382934 

hereinafter referred to as the “Property”, which lands are more particularly described in 

Schedule A attached hereto; and 

 

WHEREAS the Property is designated Agriculture, with a small portion also designated Dykeland 

on the Generalized Future Land Use Map of the Municipal Planning Strategy and zoned 

Agricultural Priority Two (AR-2) on the Zoning Map of the Land Use By-law; and 
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WHEREAS the Owner has requested that the Municipality enter into a development agreement 

to construct up to four geodesic domes as part of an agritourism business on the Property (the 

“Development”); and  

 

WHEREAS Policy 8.9.4 of the Municipal Planning Strategy and Section 6.1 (s) of the Land Use 

By-law enables Council to consider Rural Commercial (RC) outside of the Growth Centre, 

Village, and Hamlet designations by development agreement; and 

 

WHEREAS the Council of the Municipality, at a meeting held on Month Day, 2025, approved 

this request and adopted this Agreement by policy, subject to the execution of this 

development agreement by the parties hereto and the other conditions herein; 

 

NOW THEREFORE THIS AGREEMENT WITNESSETH that in consideration of the mutual 

covenants and agreements herein contained, the parties agree as follows: 

 

PART 1 AGREEMENT CONTEXT 

1.1 Definitions 

In this Agreement, all words or phrases used shall carry their customary meaning unless 

otherwise set out in the Land Use By-law. 

1.2 Schedules 

 The following attached schedules shall form part of this Agreement: 

Schedule A - Legal Description 

Schedule B - Site Plan 

1.3 Municipal Planning Strategy, Land Use By-law and Subdivision By-law 

(a) Municipal Planning Strategy means the Municipal Planning Strategy of the 

Municipality of the District of West Hants, effective on June 26, 2008, as amended, 

or successor By-laws; 

(b) Land Use By-law means the Land Use By-law of the Municipality of the District of 

West Hants, effective on June 26, 2008, as amended, or successor By-laws; 

(c) Subdivision By-law means the Subdivision By-law of the Municipality of the District 

of West Hants, approved on June 26, 2008, as amended, or successor By-laws. 

PART 2  DEVELOPMENT REQUIREMENTS 

2.1 Use 

Agenda Package Page 18 of 90



Page 3  Bent Ridge Geo Domes Development Agreement – Approved By Council Month Day, 2025 

 

The Parties agree that uses on the Properties shall be limited to the following: 

(a) those uses permitted by the underlying zoning in the Land Use By-law; and 

(b) up to four (4) geodesic domes and utilities necessary for agritourism on the 

Property. 

Except as otherwise provided in this Agreement, the provisions of the Land Use By-law 

and the Subdivision By-law apply to any development undertaken pursuant to this 

Agreement. 

2.2 Development Location and Design 

(a) The Development location and design shall be consistent with the Site Plan 

shown in Schedule B. 

(b)  The Development Officer may approve in writing minor changes to aspects of 

the Site Plan. 

(c) Accessory buildings are permitted in accordance with Section 5.1 of the Land Use 

By-law, Accessory Buildings and Structures.  

(d) The Owner shall keep all undeveloped areas of the Property landscaped which 

may include grass, shrubs, trees or other appropriate vegetative cover. 

2.3 Access and Egress  

The Property shall be accessed by an extension to the existing driveway on PIDs 

45425949 and 45404027 in general conformance with the driveway shown on Schedule 

B.  

2.4 Parking 

(a)  All parking spaces shall be located on the Property and shall be buffered in 

accordance with Section 2.5, Buffering. 

(b) A minimum of one parking space per geodesic dome shall be provided for the 

Development. 

(c) The number of parking spaces may be varied by the Development Officer. 

2.5  Buffering 

Outdoor parking shall be screened from abutting properties, through the use of: 

(a) a mix of local species of coniferous trees. At planting, each tree shall have a 

diameter of at least 2 in. measured at 4.5 ft. above the surrounding grade and a 

minimum height of 5 ft.; or 
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(b) a hedge of a variety of coniferous shrubs each of which will reach over 6 ft. in 

height at maturity; or 

(c) a wall or an opaque fence which is a minimum of 5 ft. in height and of sufficient 

height to provide a visual buffer to the abutting property; or 

any combination of the above, all arranged to form a dense or opaque screen, and 

maintained for as long as the buffer is required. 

2.6 Signs and Lighting 

Signage and illumination shall be regulated under Sections 5.18 and 7.0 of the Land Use 

By-law, Illumination and Signs, which controls lighting, size, location, and number of 

signs. Exterior lighting for driveways, parking areas, signs or structures shall be shielded 

and directed downward to ensure there is no light spilling, glare or light cast over 

neighbouring properties or the street. 

2.7 Maintenance 

(a) The Owner shall keep the Property and building and any portion thereof clean 

and in good repair. Any driveways, fences, lawns, trees, shrubs, walkways and 

other landscaping elements shall be regularly maintained and kept in a tidy state 

and free from unkempt materials or matter of any kind. 

(b) The Owner shall maintain the driveway to a level adequate to allow for access by 

emergency services vehicles. 

2.8 Servicing  

(a) Waste Collection  

(i)  The Owner shall be responsible for garbage collection from the 

Development. 

(b) Water and Sewer Services 

(i) Any changes to stormwater on the property shall comply with the WHRM 

Municipal Service Systems Specifications Manual. 

(ii) The Owner shall be responsible for constructing, installing and 

maintaining any water or sewer services on the Property. 

(c) Snow Plowing 

The Owner shall have sole responsibility for snow plowing within the 

Development. 

2.9 Fire Safety 
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All access routes shall be kept clear of overhead obstructions and wires and be 

maintained by the Owner to allow unimpeded access to the Property by emergency 

services vehicles, unless otherwise agreed to in writing by the Fire Chief.  

2.10 Subdivision 

Subdivision of the Property shall be permitted in accordance with the applicable 

Subdivision By-law.  

2.11 Operations 

(a) A designated individual must be available to respond to issues on-site at any 

time the geodesic domes are inhabited.  

(b) The Owner must ensure that no guests are present during any spraying that 

takes place at the existing orchard on the Property.  

 

PART 3 CHANGES and DISCHARGE 

3.1 The Owner shall not vary or change the use of the Property from that provided for in 

Section 2.1 of this Agreement, Use, unless a new agreement is entered into with the 

Municipality or this Agreement is amended. 

3.2 Any matters in this Agreement which are not specified in Subsection 3.3 below are not 

substantive matters and may be approved in writing by the Development Officer 

without a public hearing, in accordance with Section 230 of the Municipal Government 

Act, provided that the Development Officer determines that the changes do not 

significantly alter the intended effect of this Agreement. 

3.3 The following matter is a substantive matter: 

(a) the uses permitted on the Property as listed in Section 2.1, Use. 

3.4 Notwithstanding the foregoing, discharge of this Agreement is not a substantive matter, 

and this Agreement may be discharged by the Chief Administrative Officer in 

accordance with Section 229 of the Municipal Government Act. 

3.5 Notice of Intent to Discharge this Agreement may be given by the Municipality to the 

Owner following a resolution of Council to give such Notice: 

(a) as provided for in Section 4.1, Commencement of Development, of this 

Agreement; or 

(b) at the discretion of the Municipality, with or without the concurrence of the 

Owner, where the Development has, in the reasonable opinion of Council on 
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advice from the Development Officer, ceased operation for a period of at least 

twenty-four (24) months; or 

(c) at any time upon the written request of the Owner, provided the use of the 

Properties is in accordance with the Land Use By-law or a new Agreement has 

been entered into. 

3.6 Council may discharge this Agreement 30 days after a Notice of Intent to Discharge has 

been given. 

PART 4 IMPLEMENTATION 

4.1 Commencement of Development 

(a) The Owner may not commence any construction or use on the Property until the 

Municipality has issued any development permit, building permit and/or 

occupancy permit that may be required. The date of commencement will be 

determined as the date the Owner begins Active Construction on the building 

within this Agreement as permitted by an issued development and building 

permit. 

(b) Active Construction shall commence not later than forty-eight (48) months from 

the date this Agreement is signed. If, in the opinion of the Development Officer, 

this time limit has not been met, this Agreement may be discharged at the 

option of the Municipality by resolution of Council in accordance with Section 

229 of the Municipal Government Act 30 days after giving Notice of Intent to 

Discharge to the Owner. Upon the written request of the Owner, the 

Municipality, by resolution of Council, may grant an extension to the date of 

commencement of Development without such an extension being deemed to be 

an amendment to this Agreement. 

(c) If the Owner is bona fide delayed from commencing the Development for 

reasons which are beyond the Owner’s control, the determination of which shall 

be at the sole discretion of the Development Officer, then performance by the 

Owner is excused for the period of the delay and the time period for the Owner 

to perform their obligations shall be extended by the Development Officer in 

writing for an equivalent period, without such an extension being deemed to be 

an amendment to this Agreement. 

4.2  Material to be Provided 

(a)  The Owner shall provide record drawings to the Development Officer for any 

portion of the development for which an engineered design is required, within 

ten (10) days of completion of any work which requires the engineered design. 
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(b) The Owner shall, upon written request, provide the Municipality with copies of 

any documentation, permits or approvals required by Provincial or Federal 

governments or agencies. 

PART 5 ADMINISTRATION and COMPLIANCE 

5.1 Compliance with Other Bylaws and Regulations 

(a) Nothing in this Agreement shall exempt the Owner from complying with Federal, 

Provincial and Municipal laws, by-laws and regulations in force or from obtaining 

any Federal, Provincial, or Municipal license, permission, permit, authority, or 

approval required thereunder. 

(b) Where the provisions of this Agreement conflict with those of any by-law of the 

Municipality applicable to the Property (other than the Land Use By-law to the 

extent varied by this Agreement) or any statute or regulation, the higher or more 

stringent requirements shall prevail. 

5.2 Severability of Provisions 

 The provisions of this Agreement are severable from one another and the invalidity or 

unenforceability of one provision shall not affect the validity or enforceability of any 

other provision. 

5.3 Interpretation 

(a) Where the context requires, the singular shall include the plural and the neutral 

gender shall include the masculine and feminine. 

(b) Where the written text of this Agreement conflicts with information provided in 

the Schedules attached to this Agreement, the written text of this Agreement 

shall prevail. 

(c) References to particular sections of statutes and bylaws shall be deemed to be 

references to any successor legislation and bylaws even if the content has been 

amended, unless the context otherwise requires.   

5.4 Municipal Responsibility 

(a) The Municipality does not make any representations to the Owner about the 

suitability of the Property for the development proposed by this Agreement. The 

Owner assumes all risks and must ensure that any proposed development 

complies with this Agreement and all other laws pertaining to the Development. 

(b) Any failure of the Municipality to insist upon a strict performance of any 

requirements or conditions contained in this Agreement shall not be deemed a 

Agenda Package Page 23 of 90



Page 8  Bent Ridge Geo Domes Development Agreement – Approved By Council Month Day, 2025 

 

waiver of any rights or remedies that the Municipality may have and shall not be 

deemed a waiver of any subsequent breach or default in the conditions or 

requirements contained in this Agreement. 

5.5 Breach of Terms or Conditions 

Upon breach of any term or condition of this Agreement, the Municipality may notify 

the Owner in writing.  In the event that the Owner has not cured any such breach or 

entered into arrangements with the Municipality related to such breach to the 

Municipality’s satisfaction, acting reasonably, within six (6) months of such notice then 

the Municipality may rely upon the remedies contained in Section 264 of the Municipal 

Government Act and may enter the land and perform any of the terms contained in the 

Development Agreement, or take such remedial action as is considered necessary to 

correct a breach of the Agreement, including the removal or destruction of anything 

that contravenes the terms of the Agreement and including decommissioning the site. It 

is agreed that all reasonable expenses, whether arising out of the entry on the land or 

from the performance of the terms, are a first lien on the land that is the subject of the 

Development Agreement.  

5.6 Costs 

The Owner shall pay all costs associated with registering this Agreement and all costs 

associated with any amendment thereof. 

5.7 Development Agreement Bound to Land  

 This Agreement shall be binding upon the parties hereto and their heirs, executors, 

administrators, successors and assigns, and shall run with the land which is the subject 

of this Agreement until such time as it is discharged by the Municipality in accordance 

with Section 229 of the Municipal Government Act. 

5.8 Assignment of Agreement  

 The Owner may, at any time and from time to time, transfer or assign this Agreement 

and its rights hereunder and may delegate its obligations hereunder to an assign, 

successor, heir, or purchaser of the land bound by this Agreement. 

5.9 Written Notice 

(a) The Municipality may serve notice on the Owner personally or by ordinary mail 

which shall be deemed to have been received within three (3) business days of 

mailing, addressed to 4633522 NOVA SCOTIA LIMITED, 2 Thompson Run, 

Hammonds Plains, Nova Scotia, B4B 1T7, Canada, or at any other address 

provided by the Owner in writing. 
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(b) The Owner may serve notice on the Municipality by registered mail addressed to 

the Chief Administrative Officer, West Hants Regional Municipality, 76 Morison 

Drive, P.O. Box 3000, Windsor, NS, B0N 2T0, or at any successor address 

provided by the Municipality to the Owner in writing. 

5.10 Full Agreement 

This Agreement constitutes the entire agreement and contract entered into by the 

Municipality and the Owner. No other agreement or representation, oral or written, 

shall be binding. 
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IN WITNESS WHEREOF this Agreement was properly executed by the respective parties hereto 

on the day and year first above written. 

 

SIGNED, SEALED AND DELIVERED ) WEST HANTS REGIONAL 

In the presence of: ) MUNICIPALITY 

 ) 

 ) 

 ) 

_________________________________  Per: ____________________________ 

Witness )       Abraham Zebian, Mayor 

 ) 

 ) 

________________________________ ) Per: _____________________________ 

Witness )          Deanna Snair, Municipal Clerk 

 ) 

 ) 

 )  4633522 NOVA SCOTIA LIMITED 

 ) 

 ) 

_________________________________ Per: _____________________________ 

Witness ) Ted Misztela, Director 

 ) 

 ) 
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PROVINCE OF NOVA SCOTIA 

COUNTY OF HANTS 

 

ON THIS                 day of                 , A.D. 2025, before me, the subscriber, personally came and 

appeared                                                         , a subscribing witness to the foregoing Indenture, 

who, having been by me duly sworn, made oath and said that THE WEST HANTS REGIONAL 

MUNICIPALITY, one of the parties thereto, caused the same to be executed in its name and on 

its behalf and its corporate seal to be thereunto affixed in            presence. 

 

 

_____________________________________________ 

A Commissioner of the Supreme Court of Nova Scotia 

 

 

PROVINCE OF NOVA SCOTIA 

COUNTY OF HANTS  

 

ON THIS             day of                      , A.D. 2025, before me, the subscriber, personally came and 

appeared                                                         , a subscribing witness to the foregoing Indenture, 

who, having been by me duly sworn, made oath and said that, Ted Misztela, one of the parties 

thereto, signed, sealed and delivered the same in            presence. 

 

 

_____________________________________________ 

A Commissioner of the Supreme Court of Nova Scotia 
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AFFIDAVIT OF CLERK 

WEST HANTS REGIONAL MUNICIPALITY 

 

I, Deanna Snair of _______________________, Hants County, Nova Scotia make oath and 

swear that: 

 

1. I am the Clerk of the West Hants Regional Municipality (the “Municipality”) and I have 

personal knowledge of the matters to which I have sworn in this Affidavit. 

  

2. The Municipality is a body corporate pursuant to the Municipal Government Act, S.N.S. 

1988, c.18, as amended.  

 

3. I acknowledge that the Municipality executed the attached Instrument by its proper 

designates duly authorized in that regard under seal on the date of this Affidavit 

pursuant to subsection 13(3) of the Municipal Government Act, S.N.S. 1988, c.18, as 

amended. This acknowledgement is made pursuant to subsection 31(a) of the Registry 

Act, R.S.N.S. 1989, c.392 and/or clause 79(1)(a) of the Land Registry Act, S.N.S. 2001, c.6, 

as amended, for the purpose of registering or recording the Instrument.  

 

4. The Municipality is resident in Canada for the purposes of the Income Tax Act (Canada).  

 

 

I certify that on this _______________________, 2025 

the Municipal Clerk, Deanna Snair came before me, made oath,  

and swore the foregoing affidavit at 

_______________________, Nova Scotia. 

 

 

 

____________________________________          ____________________________________ 
A BARRISTER/COMMISSIONER OF THE  Deanna Snair, Clerk 

SUPREME COURT OF NOVA SCOTIA 

Print name/affix seal 
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Canada 

Province of Nova Scotia 

 

AFFIDAVIT & PROOF OF EXECUTION (CORPORATE) 

 
I, Ted Misztela, Nova Scotia, make oath and say that: 

 
1. I, Ted Misztela of 4633522 NOVA SCOTIA LIMITED, the “Corporation”. Except as 

otherwise stated I have personal knowledge of the matters to which I have sworn 

in this Affidavit. 

 
2. I acknowledge that I executed the foregoing instrument on behalf of the 

Corporation on the date of this affidavit; this acknowledgment is made for the 

purpose of registering such instrument pursuant to s.31(a) of the Registry Act, 

R.S.N.S. 1989, c.392 or ss.79 and 83 of the Land Registration Act as the case may 

be. 

 

3. I verify that I have the authority to execute the foregoing instrument on behalf of the 

corporation and thereby bind the Corporation.  

 
4. The Corporation is a resident of Canada under the Income Tax Act (Canada). 

 
5. The ownership of a share or an interest in a share of the Corporation does not 

entitle the owner of such share or interest in such share to occupy a dwelling 

owned by the Corporation. 

 

I certify that on this _______________________, 2025 

the Deponents came before me, made oath,  

and swore the foregoing affidavit at 

_______________________, Nova Scotia. 

 
 
 
 
_______________________________         ______________________________ 
A BARRISTER/COMMISSIONER OF THE  Ted Misztela, Director 

SUPREME COURT OF NOVA SCOTIA 
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Schedule A 

Legal Description – PID 45382934 

 

ALL that lot of land also so marked, containing thirteen acres more or less of 

upland and orchard bounded as follows: 

ON the west by lands occupied by Mrs. Robert Bacon; 

ON the north by a lot of marsh or dyke land contained forty-eight (48) acres more 

or less; 

ON the east by a fence separating it from the private road to the land lying next 

to the marsh land; and 

ON the south by the main highway. 

Saving and excepting all the lands (PID 45038163) described in a Trustee's Deed 

filed at the Hants County Registry of Deeds for Hants County as Document No. 

112589362. 
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Schedule B 

Site Plan 
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Attachment C – Public Information Meeting Notes 

April 2 - 16, 2025 

Development Agreement: Bent Ridge Geo Domes (PID 45382934); File # 25-05 

Meeting date and time A Public Information Meeting was held on April 2, 2025 
beginning at 6:11 p.m. The meeting was broadcast live on 
the Municipal Facebook page. 

Attending In attendance for the meeting: 

One (1) Chair: 

• Councillor Ivey 

Four (4) members of staff: 

• Senior Planner Dunphy  

• Planner Hong 

• Planning Assistant Lake 

• Acting Director Fougere 

The applicants (Ted Misztela and Matt Murant) and 16 
members of the public attending the meeting. 

Applicant  
Ted Misztela 
 
Property 
Highway 14, Windsor Forks 
(PID 45382934) 

Planner Dunphy outlined the application to permit the 
construction of geodomes by development agreement. 
  
Ted and Matt explained the purpose and economic benefit of 
their project, the (Daniels) family history of the land, and 
read a letter of support from the owner of Bent Ridge, Glen 
Dodge.  

Comments Comments from the public could be submitted by mail, e-
mail and telephone between April 2 – 16, 2025. Staff 
received 1 email during the public comment period. Email 
correspondence is included below. 

Five members of the public spoke during the Public 
Information Meeting. Staff responses are purple. 
Melodie Daniels asked to confirm location of the domes, if 
there will be staff on site and the location of bathroom 
facilities. 
Alex displayed the location of the domes with the 
Orthophoto.  
Matt explained each dome will have a full bathroom.  
Ted said they will be employing a nearby manager on the 
business hours of the Bent Ridge Winery, and Bent Ridge 
staff will also be on call. They have not decided on firepits 
(wood or metal) yet and may include hot tubs on site as well.  
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Morgan Edgecomb was in favour and if there were plans to 
expand. 

Ted replied that they haven’t done this before, so they want 
to see results before they consider expanding. They have an 
agreement with the owner of the orchard (Philip Daniels) to 
keep the U-Pick in operation and will not be disturbing the 
existing orchard.  

Susan Sanford was in favour of the project andsupport of 
more accommodation varieties. West Hants needs more 
options. 

Blaine Daniels said that the subject property was mostly used 
to piling up trimmed apple tree branches, and the 
developers only plan to use a portion of the large property 
for their project. 

Coady Sanford said with most municipalities choosing to 
regulate short term rentals, this is a fantastic opportunity for 
West Hants. It will potentially be good for Ski Martock 
customers too. 

Ted confirmed that they plan to operate year-round. 

 

Adjournment The Public Information Meeting ended at 6:32 p.m. 

 

Public Email Responses Submitted for the Application PIM 

April 2, 2025 

From Melodie Daniels 

To Alex Dunphy 

Hello, 

It might have come across today that I do not support the idea, but I was just trying to make my 

questions as quick to the point as possible. I don't think anyone wants lots of verbiage during 

meetings.  

I think the idea is fantastic, my only concern was the placement of the domes, fires, etc as my 

family owns the neighbouring property.  

Please make sure the owners know I totally support their idea and wish them all the best. I also 

live in an isolated community in the north and the Internet is very uncertain,  so I am used to 

fast talking to get my point across. 

Would you be able to send me a copy of your powerpoint? I would like to be able to share it 

with my mother, who resides at the neighbouring property fulltime, as well as my brother.  
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Kindest regards, 

Melodie Daniels 
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I. Scope of Work

A numbered company - #4633522 NS Ltd. – wishes to apply for a development agreement to 
build tourist accommodations on PID #45382934 located in Windsor Forks, NS.  This 12-acre land 
parcel is currently zoned Agricultural Priority two (AR-2) and is farmed as a U-Pick apple orchard 
under the name Daniel’s U-Pick.  The entire PID was previously owned by Philip Daniels (owner 
of Daniel’s U-Pick) until recently when the back half of the property was purchased by the 
numbered company, as depicted in the survey map located in Appendix A.    

#4633522 NS Ltd is owned by four shareholders - Ted Misztela, Mat 
Murrant, Marcelo Nicolela, and 3114631 Verdermar Inc.  The civic 
address of PID #45382934 is 4499 Highway 14 Windsor Forks, West 
Hants Municipality, NS.  The land is immediately adjacent to Bent 
Ridge Winery; in fact, access to the land parcel, apple orchard and the 
winery is through a shared driveway (Photo 1).  I believe the road is 
also considered the access point to the marshlands that are behind 
the orchard and winery.  The orchard on the 6-acre block owned by 
the numbered company will continue to be managed by Phil Daniels’ 
and his son John as a U-Pick 
apple orchard, in 
cooperation with the #ed 
company. 

The applicant is working in 
cooperation with the 
owner of Bent Ridge 
Winery (Glenn Dodge) to 
establish four GeoDomes 
along the back edge of the 

orchard.  The geodomes are unique, short-term 
accommodations, the first of their kind in the West 
Hants region. These luxurious domes will offer guests 
a one-of-a-kind ‘glamping’ experience, complete with 
stunning vineyard views, premium amenities, and 
proximity to local attractions including Martock ski 
resort, hiking trails, and neighboring wineries.  By leveraging growing tourism trends and 
platforms like Airbnb, the GeoDomes will cater to eco-conscious travelers and experiential 
tourism enthusiasts. This initiative will also enhance the winery's offerings in particular providing 
over-night accommodations for weddings and special functions.  It will also boost local tourism, 
making it a key destination for visitors seeking luxury and adventure in rural Nova Scotia.   

Photo 1: Property 
boundaries of PID 
#45382934 outlined in 
black; aerial view taken 

  
Photo 2: Proposed geodomes; photo 
taken from www.atlanticdome.com.  
Domes are to be placed on a wooden 
deck system as depicted with a sewer 
bed system for each dome.    
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The West Hants Municipal Planning Strategy (WHMPS) and Land Use By-Law outlines a process 
that landowners are required to undertake when requesting a development agreement from 
Council to rezone ‘agricultural’ land.  This report complies with Policy 8.6.1 of the WHMPS, 
providing a Professional Agrologist study to determine agricultural capability of the land being 
considered.  A land-use by-law amendment or development agreement process provides an 
opportunity for owners of land with minimal or no agricultural capability to use the property for 
certain non-farm development, provided the development will not interfere with adjacent farm 
activities or negatively affect the viability of the farming area.  This policy outlines the parameters 
for determining agricultural capability of a land parcel, and the criteria that the Professional 
Agrologist study needs to address.  

 

II. Professional Agrologist – Yvonne Thyssen-Post 

Yvonne Thyssen-Post, President of Thyagrissen Consulting Limited, is a Professional Agrologist 
with over 40 years experience.  She is a registered full member of the Nova Scotia Institute of 
Agrologists (NSIA), member ID #19311.  Confirmation of current membership is provided in 
Appendix B.  Ms. Thyssen-Post holds a Bachelor of Science in Agriculture from McGill University 
as well as a Master of Adult Education from St. Francis Xavier University.  Her experience includes 
14 years as an agricultural extension agent with the Nova Scotia Department of Agriculture, 
followed by 29 years as a private business consultant.  She established her own company in 1998 
– Thyagrissen Consulting Limited – through which she continues to provide various professional 
business planning services, primarily to the agricultural industry in Atlantic Canada.   

 

III. PID Profile  

PID #4633522 is located off highway #14, at civic address #4499 in Windsor Forks, West Hants 
Municipality, NS.  The PID is a 12-acre parcel of land zoned Agricultural Priority Two (AR-2) by the 
West Hants Regional Municipality; designated agriculture and currently in agricultural production 
as an apple orchard.  Phil Daniel’s and his son, John, manage the apple orchard as a U-Pick 
operation under the name – Daniel’s U-Pick.  The PID has recently been subdivided, half owned 
by Phil Daniel’s and the upper half recently purchased by the numbered company which is the 
applicant for the development agreement request/study.   

A site visit was made to the property by Ms. Thyssen-Post on December 20, 2024.  The land is 
zoned agriculture, and has been in agricultural production as an apple orchard for many decades 
by the Daniel’s family. Although the PID was recently split in terms of ownership to accommodate 
the development of the geodomes, the Daniel’s will continue to manage the orchard on the 
numbered company’s land under a Memorandum of Understanding (MOU).  The geodomes will 
be placed on open land on the outer perimeter of the orchard, where no apple trees exist, 
technically not reducing the agricultural production.  
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The PID is primarily L-shaped, but only the top 6-acres closest to the marshland being considered 
for the development agreement.  The parcel is up-land before the marshlands, and hosts a legacy 
long established apple orchard.  The outer perimeter of the orchard includes a 20 ft wide band, 
seeded to grass void of apple trees.  The land slopes gently from the outer edge in toward the 
apple trees; a steeper slope from the perimeter towards the marshlands (site photos, APPENDIX 
A).  

Section 8.7 of the WHMPS defines land zoned AR-2 as “Improved and unimproved land with high 
capability (Class 2 and 3) for production of a variety of crops.  This land will be reserved for 
agricultural production with limited non-agricultural development.”  (Page 73, WHMPS).  The 
strategy further clarifies the intent behind zoning land as AR-2:   

“The Agricultural Priority Two (AR-2) zone is intended to apply to areas with high 
capability for agriculture, but where land owners do not want the strict development 
controls of the Prime Agriculture (P/Ag) zone. The AR-2 zone allows for more flexibility 
than the P/Ag zone including a wider scope of on-farm businesses by development 
agreement. Unlike the P/Ag zone, new dwellings are permitted as a main use, although 
subdivision is limited to two lots per area of land in a calendar year.” (Page 76, WHMPS) 

 

IV. Study Criteria 

The Professional Agrologist study considers the land parcel according to Policy 8.6.1 of the 
WHMPS. The site is not an existing or abandoned resource extraction site therefore it must be 
evaluated under section (b) of this Policy.  Subsections (i) or (ii) also do not apply to this site, 
therefore the study evaluates soils that have capability for agriculture rating better than Class 4 
and 90% or more of the development site does not exhibit severe limitations for agricultural use.   

The following section addresses each aspect of Policy 8.6.1.(c) fulfilling the requirements of the 
Professional Agrologist study.   

• Yvonne Thyssen-Post, P.Ag., is the author of the study and is a registered full-member of 
the Nova Scotia Institute of Agrologist.  
 

• A site inspection was conducted by the Agrologist on Friday, December 20, 2024 
accompanied by Ted Misztela, Mat Murrant and Glenn Dodge.  
 

• Soil capability for agriculture was determined using the Soil Map of Hants County, NS, 
(Report #5, NS Soil Survey) sourced from Government of Canada website, Agriculture & 
Agri-Food Canada, Canada Land Inventory (CLI) soil surveys.  Section 8.6.1 of the strategy 
acknowledges that the scale of the Canada Land Inventory (C.L.I.) mapping, upon which 
the agricultural designation is based, is generalized.  As such, there may be pockets of 
land with a higher or lower capability rating.  The Canada Land Inventory (CLI) Capability 
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for Agriculture classification system shows the varying potential of a specific area for 
agricultural production. It indicates the classes and subclasses according to the Soil 
Capability Classification of Agriculture, which is based on characteristics of the soil as 
determined by soil surveys.  These agricultural capability maps can be used at the regional 
level in several ways: for making decisions on land improvements and farm consolidation; 
for developing land-use plans; and for preparing equitable land assessments 
(Government of Canada website).  The classes indicate the degree of limitation imposed 
by the soil in its use for mechanized agriculture.  The subclasses indicate the kinds of 
limitations that individually or in combination with others, are affecting agricultural land 
use.   Although the information is dated, and better information is available for some 
areas as part of more recent soil surveys, the interpretations are still largely valid and 
many jurisdictions still use them for land use planning purposes.  
 
Soil surveys have been published for most of the agricultural areas, and many surrounding 
areas across Canada.  Data from these surveys comprise the most detailed soil inventory 
information in the National Soil Database (NSDB).  PID #45382934 was located using 
commercially available mapping software and the location transposed to the soil survey 
map (see slides in Appendix C).  The site is identified as Class 2F soils which has moderate 
limitations that restrict the range of crops or requires moderate conservation practices. 
The ‘F’ subclass indicates low natural fertility levels. 
  

• The site is identified as mostly Q-P/1.B4 soil type. The soil characteristics are consistent 
with those represented by the Queens soil classification, which is classified as good to fair 
crop land. Canada Land Inventory (CLI) indicates the following features for Queens soil 
type.   

o The surface and subsoil are light reddish-brown loam over reddish brown clay 
loam, slightly stony; the ‘1’ in the label indicates the stoniness is no hindrance to 
cultivation.  

o Parent material is dark reddish brown clay loam till derived from reddish brown 
shales deposited over gypsum.  

o Topography and drainage: B4 refers to complex slopes; irregular or rough surface; 
moderately sloping with 6-9% slope. P indicates the soil is well drained.  

o Present land use (CLI): is apple orchard with very little surface stone. 
 
There are approximately 91,000 acres in West Hants rated Class 1, 2, and 3. With less than 
50% of this land cleared; there is considerable potential for future expansion.  The soil in 
PID #45382934 is primarily Class 2, possibly some Class 3 according to the Atlantic 
Provinces Soil Class Maps, compiled by the Soil Research Institute, Research Branch, 
Agriculture Canada based on maps supplied by NS Soil Survey.  
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• Major site features or characteristics which influence or determine soil capability include 
slope, drainage, and soil type.  The land parcel has moderate slope, good surface drainage 
with moderate to slow internal drainage.  There was no standing water on site at the time 
of the site visit.  The soil is currently supporting a thick cover of grass, in addition to long-
established apple trees planted some 40 plus years ago.  The PID consists of 12-acres 
supporting an apple orchard, but with this development request there is a proposed 
subdivision of the property (APPENDIX C), where the top 6-acres will be sold to the #’ed 
company.   
 

• A site plan provided by the applicant is included in APPENDIX B.  The outer perimeter of 
the lot, about 20 ft in width, is grass covered, with no apple trees.  This outer perimeter 
is the proposed location of the geodomes.  The back of the PID drops away from the 
orchard with a relatively steep slope to the dykelands.   
 
Appendix C locates the site via commercially available mapping software, soils maps and 
aerial photography.  Photos of the site taken on December 20, 2024 (Appendix A) further 
depict the site layout.       
 

• The PID is surrounded by farm land, most of which is owned by Glenn Dodge (owner of 
Bent Ridge Winery), who is working in consultation with the numbered company to 
develop the geodomes.  The remaining apple orchard is owned by Philip Daniel’s who 
manages it with his son, John, under the trade name Daniel’s U-Pick.  They invite the 
general public to come to the orchard and pick their own apples in the fall.   Lands to the 
north are in pasture production and the land immediately behind the orchard is dykeland 
owned by Blaine Daniels.  The dykeland is rented out to a local dairy/beef farm who grows 
hay/grain for his livestock.   
 
Owners of the abutting lands were consulted for this study to assess the impact of placing 
geodomes along the outer top perimeter of the orchard.  This development technically 
does not take agricultural land out of production as it typically is not farmed, provides a 
buffer around the orchard.  All of the individuals consulted did not see any negative 
impact from the development agreement request and in fact, each indicated that it will 
attract more business to the area. They felt it was “a good business idea: business brings 
business.”  Such is the case for the winery as well as the geodomes will provide 
accommodations for wedding guests and other events hosted at the winery.  
 
From a Professional Agrologist perspective, the only concern is the continued 
management and operation of the orchard when there are accommodations in the 
immediate vicinity.  Enabling a compatible relationship will require cooperation and 
coordination between the two parities, the land owner and the apple orchard manager.   
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This concern was discussed during the site visit/follow-up calls with both the applicant 
and the leaser, both acknowledging the need to coordinate spraying and management 
activities with the occupancy level of the geodomes.  The owners of the orchard had 
noted that they had previously offered tenting on this same land parcel in years gone by 
and had no issues.     
 

• The land will remain in agricultural production however the development agreement 
request is to enable the construction of geodome, accommodation facilities in the 
orchard.   The geodomes are part of an agritourism effort supporting visitors to the 
winery, events at the winery and other local tourist attractions. By providing 
accommodations people can stay longer in the area, explore attractions and spend money 
which will go into the general economy.    
 

• The land that is being utilized for the geodomes is too close to the edge of the property 
perimeter to support apple tree production. This area is typically utilized to turn 
equipment for management operations.  The land isn’t being fragmented as the orchard 
will continue to operate and the geodomes will be placed within the orchard.  The 
geodomes are somewhat portable too in that they can be removed if not successful. The 
only permanent aspect is the sewage disposal system.  
 
 

V. Rezoning Assessment Summary  

The soil found in PID #45382932 is Class 2 soil which considered is good to fair cropland in terms 
of agricultural capability, according to the CLI.  The site inspection conducted by Ms. Thyssen-
Post, P.Ag. on December 20, 2024 revealed that the land currently supports an apple orchard 
operating as a U-Pick business.  The natural fertility of the soil is low but appeared to be good to 
support the growth of grass and apple trees.  Majority of the PID is in agricultural production in 
however the area where the geodomes will be placed, is not in agricultural production.   
Therefore, the development agreement request does not include any loss of agricultural 
production.  

There are no limitations that would influence its’ economic viability for agricultural production 
as the slope, drainage and soil type are adequate.  The addition of overnight ‘glamping’ 
accommodations at the back of the PID will require collaboration between the developer and the 
orchard leaser to ensure the timing of necessary agricultural production practices occurs when 
the geodomes are not occupied.  
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APPENDIX A 

Current NS Institute of Agrologist Membership  
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Nova Scotia Institute of Agrologists 

7 Atlantic Central Dr 

East Mountain, NS B6L 2Z2 

This is your receipt for income tax purposes. 

****THIS IS YOUR OFFICIAL RECEIPT --- DO NOT PAY**** 

BN 888 257 599 RT0001 

Nova Scotia Institute of Agrologists 
7 Atlantic Central Dr.,  
East Mountain, NS B6L 2Z2 
902-893-7455

Web: http://www.nsagrologists.ca

This is to certify that Yvonne Thyssen-Post 

 is a Professional Agrologist 

Membership valid from Jan. 1 to Dec. 31, 2025

  ___________________________________________ 
   Member Signature

Receipt Number: 2000 2025

Yvonne Thyssen-Post 

35 Talon Court 
Bible Hill, NS B2N 7B4 

Member ID: 19311 

NSIA Membership Fee for 2025 (HST Included at 15%) $178.25 

 Status: Professional Agrologist 
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APPENDIX B 

Site Photos (as of December 20, 2024) 

Site Plan Lay-out 
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#4633522 NS Ltd. Site Photos (December 20, 2024) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Daniel’s U-Pick stand on left side of 

shared driveway entering PID. Phil 

Daniel’s owns the PID #453829434 

which harbours a 12-acre orchard.  

Shared driveway provides access 

to PID on the left past the winery; 

winery/restaurant on the right.  
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Parking lot across from winery; apple 

orchard in the distance  

Vineyard to the right behind the 

winery 
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Apple orchard view from roadway; 

PID #45382934 

Top of orchard; site of proposed 

geodomes 
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Environment and Climate Change
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APPENDIX C 

PID Identification; Agricultural Capability Determination 
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2025-01-23

1

#4633522 NS Ltd. 
Land Classification

Windsor Forks, Hants Co.

PID #45382934

Hwy 14, Windsor Forks
PID #45382934
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2025-01-23

2

Hwy 14, Windsor Forks
PID #45382934

• Proposed subdivision of 
PID (property outlined in 
red to be purchased by 
#’ed company) 

Source: Property survey

Hwy 14, Windsor Forks
PID #45382934

 

Soil Class 

Scale 1:1,000,000 

Source: Government of Canada - Canada Land Inventory – Soil Capability for Agriculture
https://sis.agr.gc.ca/cansis/publications/maps/cli/1m/agr/cli_1m_agr_atlantic.jpg
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2025-01-23

3

Hwy 14, Windsor Forks
PID #45382934

Class 2 F
Moderate Limitations
Low natural fertility

Class 2 F - 
Moderate Limitations 
Low natural Fertility

Hwy 14, Windsor Forks
PID #45382934
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2025-01-23

4

Hwy 14, Windsor Forks
PID #45382934

Source: Soil Survey of Hants County - Area Soils map-ns5b
https://sis.agr.gc.ca/cansis/publications/surveys/ns/index.html

Hwy 14, Windsor Forks
PID #45382934
Soil Type QP – 1.B4

Source: Soil Survey of Hants County - Area Soils map-ns5b
https://sis.agr.gc.ca/cansis/publications/surveys/ns/index.html
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2025-01-23

5

Hwy 14, Windsor Forks
PID #45382934

Soil Type QP – 1.B4

Hwy 14, Windsor Forks
PID #45382934

Soil Type QP – 1.B4
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START DATE MATTER/QUESTION ACTION STATUS
Jun-24 Minas Basin Flood Study Committee requesting presentation Deferred until new info

May-25 DA's with expired timeframes and actions taken, if any Planning to provide more information
Information sent to committee via email May 12 2025, and may be 
discussed at June meeting for further clarification

May-25 New ideas for PIM notification methods Committee to submit report to staff pending
May-25 Infill discussion following Dal's presentation Guido to submit report to staff pending

PAC/HAC DASHBOARD - JUNE 2025
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West Hants Regional Municipality
Municipal Document Review

Community Virtual Session

June 2, 2025

Agenda Package Page 64 of 90



Purpose of the Meeting

Purpose of this Meeting

Key Changes to New Municipal Plan

Key Changes to New Land Use By-law

1

3

Discuss Next Steps

4

5

Project Overview2
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Purpose of the Planning Document Review and Update

Planning Legislative Framework

• The Municipal Government Act

• Requires every Municipal Government to have
planning documents in place

• Municipal Planning Strategy (MPS)

• Land Use By-law (LUB)

• Subdivision By-law (SBL)

• Reasonably Consistent with the Statements of
Provincial Interest

• Helps Municipal Council to guide, regulate, and
control land use within their municipality
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Current Planning Documents

Municipality of the District of West Hants 
Municipal Planning Strategy (2008)

Land Use By-law (2008) 
Subdivision By-law (2008)

Town of Windsor
Municipal Planning Strategy (2005)

Land Use By-law (2005)
Subdivision By-law (2012)

Town of Hantsport 
Municipal Planning Strategy (2010)

Land Use By-law (2012)
Subdivision By-law (2010)

West Hants Regional Municipality 
Municipal Planning Strategy 

Land Use By-law 
Subdivision By-law
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Project Overview: Deliverables and Work Program

Phase 1

Project Start-Up

• Introductory Project
Team Meetings

• Council & Planning and
Development Issues
Identification Workshop

• Communications and
Engagement Plan

Prepare Regional Planning 
Framework     

• Draft MPS, LUB, SBL
• Feedback from Project Team
• Consultation Cluster #2

Phase 3

Refinement and Finalization

• Final MPS, LUB, SBL
• Feedback from Project Team
• Final Public Meeting
• Council Adoption and Public

Hearing

Phase 4Phase 2

Background Review & 
Visioning

• Data Collection
• Background Review and

Policy Directions Report
• Consultation Cluster #1

Phase 4

Phase 3

Phase 2

Phase 1

Q3 2025 Q2 2024Q4 2023 / Q1 2024

We are Here!

Q3 2024 – Q2 2025
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Municipal Planning Strategy

Agenda Package Page 69 of 90



What is a Municipal Planning Strategy? 

A Municipal Planning Strategy is a planning policy document that:

• Vision for growth and development

• Details strategic objectives to implement the vision

• Guides where land uses (e.g., residential, retail, office, industrial, parks) should be

located

• Directs what natural and cultural heritage features should be protected and/or

enhanced

• Identifies future roads and new infrastructure

• Reflects Provincial and local interests and values
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New Municipal Planning Strategy 

• New MPS format with 6 sections and one section for Schedules (maps)

• Land Acknowledgement and Vision and Guiding Principles added

• Consolidated policies and designations of former municipalities, removed duplication, and kept

geographic specific policies

• Added an enabling policy to allow for the creation of Secondary Plans

• Provides more detailed policy direction than the MPS

• Addresses specific issues related to the Secondary Plan Area
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Added: Vision Statement and Guiding Principles

To help guide the overall direction of the Municipal Planning Strategy, a vision is established which helps 

shape the priorities and the basis of the plan. These are a set of expectations against which to measure the 

policies contained in the plan. 

Vision Statement for West Hants Regional Municipality

“West Hants Regional Municipality envisions a future where inclusivity, innovation, and resilience create a 

vibrant community that balances urban and rural lifestyles. The Municipality is dedicated to preserving 

natural landscapes, rural character and agricultural heritage through sustainable development and 

economic prosperity, while honoring its rich history and diversity.”

Section 2: Vision Statement & Guiding Principles
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Vision Statement & Guiding Principles

Added: Guiding Principles

• Foster a welcoming, inclusive community that offers a high quality of life for residents and attracts both tourists
and new residents, including youth, young professionals, and families.

• Create healthy, safe, vibrant, and mixed-use neighbourhoods.

• Encourage an adequate supply and diverse range of different housing types including affordable and supportive
housing that meet the housing needs for all residents.

• Promote climate resilience by implementing strong adaption measures to help protect against extreme weather
and coastal risks, and encourage sustainable practices among residents, businesses, and organizations.

• Support a balanced economy that values both traditional and modern economic sectors, fostering innovation
and investment.

• Promote connectivity through integrated transportation systems and infrastructure.

• Celebrate and protect the cultural and built heritage values and resources.
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Growth and the Municipal Structure

Growth Centres 
• Future growth will be directed with higher densities
• Capitalize on existing infrastructure, active transportation links
• Includes: Windsor, Hantsport, Three Mile Plains, Falmouth

Local Centres 
• Serves the local community & supports surrounding Agricultural Areas
• Limited infill through intensification and only permitted subject to servicing

capacity
• Includes: Brooklyn, Newport Station, St. Croix, Ellershouse, Newport Corner,

Ardoise-Cameron Lake, Wentworth Creek, Gypsum Mines- Sweets Corner,
Newport Landing, Summerville, Cheverie and Mount Denson

Agricultural Areas 
• Comprised of robust and productive lands
• Protected lands
• Supports a sustainable agri-food network and agriculture related business

Resource Areas 
• Made up of forested and mineral rich lands where minimal development is

anticipated to occur
• Supports renewable energy generation (e.g., wind/solar) projects

Municipal 
Structure 

Growth 
Centres

Local 
Centres

Agricultural 
Areas

Resource 
Areas

Municipal Structure provides guidance and direction for the development and growth of the WHRM for 20+ years 
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New Policy Directions

Transportation

• Policies to facilitate and encourage Active Transportation and Ride Share Programs

• Explore/study feasibility of a public transportation system

• Develop a Transportation Master Plan

Road Network

• Roads will be referenced on the Transportation Map rather than listed in the text

Environment 

• Considerations for development in flood prone areas (e.g., potential development
restrictions, expanded flood mapping)

• Policies that support new renewable energy generation (e.g., wind farms and solar)
projects

• Stormwater Management regulations

Cultural Heritage Resources

• Architectural Control Districts (e.g. ability to development additional districts in the
municipality)

• Implementing view planes to limit building heights and protect historic view points, such as
Fort Edward

Source: Parks Canada
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New Policy Directions

Housing

• Additional dwelling units in an existing single detached dwelling

as of right

• Carrying forward the recent WHRM Housing Accelerator

Funding (HAF) policy changes approved May 13, 2025:

• Replaced the Single Unit Residential (R-1) zone with a new

Low Density Residential (R-1) zone which permits up to 4

units as-of-rightPermit up to 6 units as-of-right in the

Medium Density (R-2) zone

• Permit more than 6 units and to a maximum of 12 units

as-of-right in the High Density (R-3) zone

• Streamline the application process to only require a

development agreement for more than 12 units.
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Land Use Designations

• Establishes the land use designations, including the

permitted uses and associated land use policies

that direct the general pattern for growth and

development over the planning period

• Direction is provided for the type of development

and built form that is permitted within each land

use designation (i.e., height)

• The Land Use By-law will prescribe the precise

regulations and land use permissions, in conformity

with the policies of this Plan

• New subsection on land uses permitted in all

designations

Draft Designations 

• Residential

• Commercial

• Downtown Core (e.g., former Town Centre)

• College Road Comprehensive District

• Local Centre (e.g. former Village and Hamlet)

• Agriculture

• Industrial

• Resource

• Community Use

• Nesbitt Island

• Overlays

• Environmental Constraints Overlay

• Comprehensive Development Districts
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Growth Centres Boundary Changes 
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Land Use By-law
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What is a Land Use By-Law?

The Land Use By-law implements the objectives and policies of the 

Municipal Planning Strategy.  

The Land Use By-law states:

• How land may be used;

• Where buildings and other structures can be located;

• The types of buildings that are permitted and how they may be

used; and

• The lot sizes and dimensions, parking requirements, building

heights and setbacks from the street.

The Land Use By-law provides a legal way of managing land use and 

development, protecting from conflicting and potentially hazardous 

land uses in WHRM. 

Permitted uses

Accessory 
Structures 
(e.g., decks, 
sheds, 
fences)

Lot Coverage

Lot Size, Width 
(Frontage)Driveways, Parking, 

Loading

Setbacks 
(Building 
Location)

Building 
Height and 
Massing
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New Land Use By-law

• Improvements/Format and Structure

• Document has been reformatted to be more

readable/user friendly

• Diagrams/illustrations have been included where

clarification is needed

• Consolidated and renamed some sections for greater

clarity (e.g., “Right to Enter” to “Inspection”)

• General provisions will be consistent

• New regulations to be reasonably consistent with

provincial legislation and the New MPS (e.g., Buffers)

• Updated Definitions with illustrations where necessary DAYLIGHTING TRIANGLE

WIND TURBINE
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Land Use Zones 

Zone Category Existing Land Use By-laws # of Zones # of Zones in New Land Use 
By-lawWest Hants Windsor Hantsport

Residential 5 3 3 5 

Commercial 5 8 2 9

Industrial 6 3 1 5

Agriculture 3 1 - 3

Resource 4 - - 4

Community Use 2 2 3 2

Within the existing Land Use By-laws, there is a total of 55 zones. 

The new Land Use By-law proposes to consolidate a number of zones which have similar intent and/or similar 

provisions.  A total of 30 zones are proposed across 6 zone categories. 
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General Provisions

General Provisions are overarching regulations that apply across all 
or most zones within WHRM. 

New or Improved General Provisions

• Licensed Cannabis Uses

• Dog Parks

• Kennels

• Skate Parks

• A number of General Provisions were combined and/or

simplified, such as:

• Automobile Service Stations

• Home-Based Businesses

• Height Exemptions

• Landscaping
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Land Use By-law Updates

Parking and Loading 

• Refined minimum off-street parking space requirements

by type of use, and parking space and area regulations.

• Updated to include Barrier-free Parking (New

Subsection for Hantsport) and Cash-in-lieu Parking

(New Subsection for West Hants and Hantsport)

• Bicycle Parking (New Section)

• Introduced bicycle parking requirements within Growth

Centres and Local Centres, including minimum bicycle

parking spaces and dimensions

Use
Minimum Number of 

Bicycle Spaces Required

Dwellings Up to 12 units: 2 spaces 

13-24 units: 6 spaces

Above 24 units: 8 spaces

Any commercial or institutional 

use up to 3,000 m2 of gross 

floor area 

2 spaces

Any commercial or institutional 

use greater than 3,000 m2 of 

gross floor area

6 spaces 

Table illustrating the minimum bicycle space requirements 
by use.
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What’s next? 

NEXT STEPS

June 2025 – Complete Public Engagement

Summer 2025 – Refine & Finalize Planning Documents

Fall 2025 – Council Adoption and Public Hearing
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Thank you!

Questions? Kari Fougere, LPP, MCIP 
Acting Director of Planning and Development 

902-798-8391 x114   |   KFougere@westhants.ca
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West Hants Regional Municipality – 2025-06-12 Planning and Heritage Advisory Committee – File Updates – Page 1 of 3 

9.0 Business Arising from the Minutes (File Updates) 

Staff Review 

9.1 File #24-22 Development Agreement: 411 King Street, Windsor Phase 2 (Alex Dunphy) 

This is a development agreement application for Phase 2 of the residential development at 411 
King Street, Windsor. The first phase is already approved and is for 18 stacked townhouse units 
on the site of the old Baptist church. The second phase is a 7-storey, 60-unit apartment building 
on the land behind the church. The PIM was held on November 6, 2024. Alex is processing 
feedback from inquires and working with the developer to address that feedback before he brings 
this file forward to the PAC/HAC. 

9.2 PIDs 45055241, 45190386, and 45366457, Wentworth Rd, Windsor (Will Hong) 

This is a rezoning and development agreement application to permit large-scale retail 
development on PID 45055241 and a portion of PID 45190386 on Wentworth Rd, Windsor.  It is 
part of an application containing multiple requests. The Public Information Meeting for the 
application was held on March 5, 2025. The comment period was open until March 19, 2025, and 
staff did not receive any comments from the public during this period. Staff is in the process of 
drafting the Development Agreement and expects to present this application to PAC/HAC within 
the next few months.  

First Readings / Public Hearings 

9.3 File #24-11 Development Agreement: 60 Old Walton Rd, Upper Burlington (Will Hong) 

This is a development agreement application to permit an automotive repair shop on the subject 
property. The Public Information Meeting was held on April 2, 2025. PAC/HAC recommended in 
favour of this application on May 8, 2025. First Reading was held on May 27, 2025, where Council 
voted in favour to hold a Public Hearing and second reading on June 24, 2025. 

9.4 File #25-04 Development Agreement Amendment: PID 45056363 Upper Water Street, 
Windsor (Kari Fougere) 

This is a development agreement amendment application to allow for updated unit designs, 
updated exterior finish, adding two (2) units to the second floor, and updating the required 
parking. The original development agreement was signed in 2009 for a mixed commercial and 

Agenda Package Page 87 of 90



West Hants Regional Municipality – 2025-06-12 Planning and Heritage Advisory Committee – File Updates – Page 2 of 3 

residential building. The Public Information Meeting was held on April 2, 2025. PAC/HAC 
recommended in favour of this application on May 8, 2025. First Reading was held on May 27, 
2025, where Council voted in favour to hold a Public Hearing and second reading on June 24, 
2025.  

Notice of Approval / Minister Review / Appeals 

9.5 File #24-25 Rezoning: 33 Lakewood Drive, Brooklyn, PID 45017183 (Will Hong) 

This is an application to rezone 33 Lakewood Drive, Brooklyn, PID 45017183, from the split zoning 
of Highway Commercial (HC) and Two-Unit Residential (R-2) to entirely Two-unit Residential (R-
2). The intent is to subdivide into three separate residential lots after rezoning. The Public 
Information Meeting was held on January 15, 2025. The PAC/HAC recommended in favour of this 
application on March 13, 2025. First Reading was held on March 25, 2025, and the Public Hearing 
Second Reading were held on April 22, 2025, where Council approved the application. A notice of 
approval was published on May 2, 2025, initiating the 14-day appeal period. No appeals were 
received, and this item may now be removed from the agenda. 

9.6 File #25-01 Rezoning and WHLUB Amendments: PID 45405784, College Rd, Windsor (Will 
Hong) 

This is an application to rezone PID 45405784 on College Rd, Windsor, from Single Unit Residential 
(R-1) to Institutional (I) and amend the Windsor Land Use By-law (WLUB) to allow agrivoltaics 
systems as an accessory use in the Institutional (I) Zone. The Public Information meeting was held 
on February 5, 2025. The PAC/HAC recommended in favour of this application on March 13, 2025. 
First Reading was held on March 25, 2025, and the Public Hearing and Second Reading were held 
on April 22, 2025, where Council approved the application. A notice of approval was published 
on May 2, 2025, initiating the 14-day appeal period. No appeals were received, and this item may 
now be removed from the agenda. 

9.7 File #23-33 Development Agreement: PID 45402831 Windsor Back Road, Three Mile Plains 
(Alex Dunphy)  

This application is for a development agreement to permit 87 residential units in 3 multi-unit 
buildings on a vacant property on Windsor Back Road in Three Mile Plains. The Public Information 
Meeting was held on November 2, 2023. PAC/HAC recommended in favour of this application on 
June 13, 2024. First Reading was scheduled to be held on June 25, 2024, however Council 
requested staff get written confirmation from NSECC regarding the watercourse on the property. 
First Reading was then postponed until such confirmation is received. Written confirmation was 
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received, and First Reading was held on July 23, 2024. The Public Hearing and Second Reading 
were held on September 24, 2024, where Council refused the application. Notification was sent 
to the applicant on September 27, 2024, outlining Council’s reasonings for refusal and initiating 
the 14-day appeal period. The developer has appealed Council’s decision on October 10, 2024. 
The appeal hearing was held mid-February 2025. The Nova Scotia Regulatory and Appeals Board 
(formally UARB) made their decision on May 29, 2025, to allow the appeal. The Board directs 
Council to approve the application, with amendments to Section 2.9 (b) (iii) of the development 
agreement as outlined by their decision. 
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Apartments

Inst & Gov

ACTIVITY REPORT

Sign Permits

Total

Year To Date

Single Family

Duplex/Semi

Industrial

Commercial

Other Residential

May 2024 May 2025

Permits Units Value of Construction Value of ConstructionUnitsPermitsType

For Month of May 5/31/2025

Demolition

Agriculture

 20

 0

 0

 1

 3

 1

 0

Other

 12

 0

 0

 0

 0

 0

 0

 3,609,015 

 0 

 0 

 50,000 

 263,500 

 5,200 

 0 

 25

 2

 0

 0

 1

 1

 3

 19

 4

 0

 0

 0

 0

 0

 4,379,540 

 600,000 

 0 

 0 

 3,500 

 5,985 

 455,000 

 13  0  195,000  20  1  549,500 

 0  0  0  0  0  0 

 38  12  5,993,525  52  24 4,122,715 

 164  52  24,628,435  162  96  105,495,914 

 5  1

 4  2  4  2

 6  5  2  2Sub Applications (Lots Requested) (Lots Requested)
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