development, it will no longer be attractive from a residential perspective,

due to the destruction of the inique ascetic qualities, the increased noise level,
traffic, and the pollution which accompanies industrial development. When we
consider that the existing tax base of the area is residential and that industry
would bring little or no employment benefits locally, it would seem logical

to preserve the residential characteristics of the area. Nova Scotia, including
Halifax County, will be the target of business speculators in what we are told

is an impending gas and oil boom. Apparently our provincial government is not
prepared to give any concrete direction in this speculation. Yet is it not of
primary importance that we identify these areas? These areas have to be denoted
because of their suitability or their non-suitability for concentrated development.

Residents feel that the Prospect Peninsula qualifies for exemption for such

kinds of development on both counts. Although there has been a long-standing
concern for controlled development at Prospect, the current high level of public
interest in the zoning has been reached as a result of a recent proposal for
industrial development in the area. In fact as has been shown earlier, the
present move to zone the Lower Prospect Peninsula has been an issue for a number

of years, and it has had the almost unanimous support of the residents. They
believe that the intention to locate industrial development of the kind made public
over the last four months, is not feasible, and they wish to have some control
over further attempts to effect such development.

It is proposed that R-2 zoning would not discourage developers, but it would

require responsible development, based on fact, not speculation and promise.
Unemployment and welfare in District 4 are no higher than any other rural community
and the benefits that are to be gained by development in the area will not
necessarily help the unemployed in the area, as most of the employment will be
technical and will have to be brought in from elsewhere, either Halifax or even
points west of Halifax. Land costs in the Prospect area are $10,000-$12,000 for

a building lot. Any lot that's on the water can demand up to $40,000. Mr.

McGavney has stated that his company has bought land in Prospect that has cost
$250,000. If you divide that by 170 acres he has paid $1,470 per acre - a good deal.

In the area, navigation will suffer. The predominant wind is south-west,

accompanied by fog, high seas, etc. We need only one grounding to constitute an
environmental disaster. The Canadian 0il and Gas Leasing Agreement, COGLA,

suggest that any area that is developed as an industrial park should have a railhead.
There is none in Prospect. They suggest the land should be flat. These lands
aren't. They are quite rocky. They are quite irregular. They also suggest that
environmental and sociological studies should be taken in the development area.

Up until now the community of Prospect has not received any studies, environmental
or sociological, from McDan Enterprises.

Mr. McGinn summarized by emphasising that Prospect's history is of particular
significance in Halifax County and that the zoning proposed will help preserve
the inherent and culturally significant qualities of the community. Residents
want to see the area contribute to the economic growth of the County in a manner
that conforms with the land use capability, the scenic splendour, the natural
recreation amenities and the traditional livelihood. What they bequesth to

their decendents is an issue with them, it is a desertion of responsibility to
further generations to leave them incongruous and ill-fated industrial wastelands.
Residents are determined to protect their natural heritage which includes the
integrity of the landscapes and seascapes. Council is asked to give careful consider-
ation to this request, and they have every faith that in their wisdom they will
make the proper decision.



Questions from Council

Councillor Baker asked why the petition was not circulated to Terence Bay.

He said Terence Bay is closer to Prospect than White's Lake, Shad Bay or Lower
Prospect. Mr. McGinn explained the petition was circulated to those people
who bounded on the waters of Prospect Bay.

Councillor MacKay mentioned fishing in the community and the development of fishing
industry. He asked if the area that is being zoned is there fishing is. Mr.

McGinn felt R-2 zoning is not detrimental to the expansion of other type industries
and anybody who proposes to establish a fishing industry in the area, if it is

not in the present F-1 zone or in the present applied-for F-1 zone, a Public Hearing
would be held and if the develpmment is beneficial to the community, there is no
reason why the community would not allow that development.

Councillor MacKay asked about the existing highway and complaints about it. He
asked what has been done. Mr. McGinn said the residents have phoned their local
MLA, have talked to him, and have delivered letters to him. Some have written
to the Department of Transport. As a result the road was resurfaced within the
past two years. Further in reply to Councillor MacKay he said he understands
the Department of Transport is not prepared to develop the road any further than
it is right now and are not prepared to open the deserted road to Kelly's Point.

Councillor Deveaux said he visited the area on a couple of occasions, and he
commended the quaint and unique village. He commented on several of Mr. McGinn's
points. As to the road not being able to accommodate trucks, he thought roads
are not built just to accommodate passenger cars or private vehicles. As to
problems with children on the roadway, he felt the same problem exists im various
areas throughout the county. He asked if there is anything in writing from the
Department of Health or Environment as to whether this proposal would in fact
create health or environmental hazards. Mr. McGinn said he asked the Planning
Department if they had received anything from the Department of Environment -~
Mrs. Cartledge confirmed there has been no written correspondence, but the department
expressed some concerns on the phone.

Councillor MacDonald was surprised to hear the development would not create any
jobs. Mr. McGinn replied there are only four people unemployed in Prospect - two
young people recently out of school, and two housewives who are second wage earners
in the family. He felt job opportunities in an industrial park are usually
technical and would not be of use in the area.

Councillor Eisenhauer asked why the existing R-2 was not extended to this area

when it was first put forth, and was told that the people living in the upper

area had decided one of the ways to slow down the municipal development plan, was

to zone their area R-2. They felt at that time that the area south of that area
could only be zoned residential. Councillor Eisenhauer asked if there is any
residential housing at Kelly's Point and Murphy's Cove, and was told there is nothing
there.

Councillor DeRoche asked about the petition signed by residents of the area - he
saw there the signature of C. R. Christian, and yet Mr. Christian's company has
applied for an exemption from the rezoning. Mr. McGinn had no knowledge of this.
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Councillor Lichter asked what lot sizes have been required in recent residential
development. Mr. McGinn thought it was 30,000 square feet. To Councillor Lichter
that indicated almost the minimum that the Atlantic Health Unit and the Board of
Health now approve, which in turn indicates pretty good soil conditions. Elsewhere
80,000 square feet and 200,000 square feet lot sizes are required because of soil
conditions. Mr. McGinn said there are some lots outside of the village that have
not passed a percolation test, so therefore were not awarded building permits.

Councillor Lichter mentioned that in 1974 and also in 1976 the opportunity to

extend the zoning further, did not take place. So now comes a buyer for a piece

of land, and the buyer had every right to believe that the zone is general so it
does permit development. It would have been much better if all the lands were

zoned at that time, and it wasn't always a reactive situation that this Council

finds itself in. Mr. McGinn replied that he did not know that his land was unzoned
until such time as the proposal of McDan Enterprises was made.

Michael Wiles, Resident of Pinedale Park - the upper part of Prospect Peninsula, in
the area that has been referred to earlier as the area that was zoned in 1974, 'since
1969. Mr. Wiles spoke in favour of the application for zoning in his capacity

as a professional ecologist, a person with about 17 years experience of environmental
work in the province, a teacher in a university in Halifax, teaching Ecology, with
students doing field work over many years. He has been working in all of those years
with students on bog lands, which are the main land type in the lower part of

Prospect peninsula, where the land is either bog land or scrub forest, or is what

the Canadian Soil Service for the county calls rock lands,

Mr. Wiles wished to speak in the framework of conservation and preservation and in

the spirit of what the Federal Government is currently calling coastal zone management.
We are dealing with not just the three categories of land, but also the coastal

zone, which the Federal Government is now paying particular attention to in its
efforts to use such lands with foresight. His appeal to Council is to consider the
future use of the land, for future generationms.

There is a report issued by the Federal Government called Coastal Zone Management in
Canada, Purposes and Prospects, edited by D. M. Johnston, and published in 1976.
Mr. Wiles read a few quotations from the report.

“"Coastal zone management is a special treatment of the problems of environmental
preservation and it is given a priority status because of the critical vulner-
ability of the coastal zone as the interface between the land mass, the ocean and
the air space.

"Coastal areas are regarded as areas of critical concern because of their special
vulnerability to the adverse consequences of congested human settlement.

"They are also of environmentally critical significance because they often contain
areas such as salt marshes, sand dunes and estuaries."

We are dealing here with salt marshes in places in the lower Prospect peninsula,
and also bog lands.

The marshlands in the Killy's Point area, in the lower part of Prospect peninsula,
are of importance to the local wild life, which is quite varied, as a source of
food and shelter. The adjacent lowland bogs and the conifer swamps, the areas of
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flooded land in which trees are still growing, and the peat lands, are water
storage - they store water for the whole system, and they may help maintain
adequate water levels. They prevent sediment from being carried away by runoff
of water from the surrounding uplands. So it is important to maintain their
integrity.

"The remaining wetlands that we have along the coastal zones, especially in
northeastern North America, may prove vital to the environmental and economic
wellbeing of those areas where these lowland bogs and conifer forests may be
found, amongst which in North America, are the Maritime Provinces."

This statement is taken from a report called The Ecology of the Northern Lowland
Bogs and Conifer Forests, published by Academic Press in New York im 1982,

The plant species that are in bogs grow in a unique habitat, and they survive in
this situation because they have distinctive adaptations to living there.

It is a unique environment - in the whole world there is only the north-eastern
coast of North America, from approximately southern Maine or New Hampshire through
into Labrador. There is only that coastline in the entire world that has the
characteristics that we seek, and the Maritime Provinces is right in the centre of
that stretch of coastline.

The bog environment along the coastline is very harsh; it is very cold in winter and
also suffers from a severe drying effect because of strong winds, and severe physical
conditions because of the abrasive effect of blowing snow. The reason for mentioning
these facts is to show that these plants are surviving in a substrate which is
deficient in nutrients and things that other types of plants normally need, and they
have special ways of dealing with this. The utilization of bog lands by a variety

of animals has already been mentioned.

There is need for protection of the natural heritage of an area, not in the historic
sense that has been discussed earlier, but in the sense of actual conservation of
what are known as wild lands, with their plants and animals. And we should bear in
mind that what these wild lands produce best are their plants and animals. They
have evolved over millions of years, ever since the last ice age, to do just that.
They are fragile, and if you disturb them, it is very difficult to re-establish
them again.

There is an interest in the scientific community for the preservation of these
lands because they are disappearing. They are disappearing especially in the United
States, because of rapid development, often inappropriate development, and the
pressure of population. The more that disappear, the less is left for scientific
study. We don't have that sort of population pressure, that we have to destroy
these lands, which are unique. We have time and we have opportunity to make
rational decisions to preserve these lands.

Given that there exists the need to increase the tax base, it is suggested to Council
that they make a decision against that. The wise and fundamental values is what

we are dealing with. We have to have strong enough convictions to save the future;
the cost to the present would be negligable compared with the long-term benefits.

To make a relatively small economic advance now, which is not at all guaranteed or
even feasible , in the view of residents would show lack of determination to hold
those values which are higher than some cases of purely monetary imperative.
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To many people wilderness areas are beautiful and fascinating places. In the

United States, southwestern Ontario, around Montreal, areas of intensive urban
community development, the wilderness is almost unknown. In Nova Scotia we do not
have that situation. Nature is a reality to the great majority of the people in this
province because they have always been physically close to it. Most of our
communities are not isolated within a large urban sprawl. We are concerned with the
direction of progress, and with the benefits it brings, but only if we compare these
benefits with what is being lost.

It has been pointed out that the same technology that makes industrial and
commercial development possible, i.e. modern industrial technology, and the wealth
that comes from it, also makes the conservation of wilderness areas possible. Some
of that wealth can be channelled to conservation. Witness to this approach are

the many national, provincial and state parks in Canada and the United States.

The point here is that protection has to be selective, we have to select the areas
that are appropriate, that are historical or have asthetic or recreational value.
All these qualities exist in Lower Prospect Peninsula.

We have to face the fact there is a definite proposal in some people's minds to

put in an industrial park in the Lower Prospect Peninsula. There have been articles
in the local papers about it. The residents of the area know very little about it
because when the proponents of the industrial park were asked questions they didn't
have any answers. Some councillors may know there was a public meeting last November
in Prospect which was very unsatisfactory in not providing any real information.

To put an industrial park in such a place would be a blight on the whole community.
It is a misplaced element that belongs elsewhere - the visual quality of the whole
area will suffer. One of the main approaches residents are adopting is the desire
to promote a balanced use of the coastal zone resources, which includes the visual
quality of this coastal zone.

We heard that responsible government officials and elected political representatives
recognise the worthyness of environmental comservation, and the majority of residents
in the Lower Prospect Peninsula and adjacent areas, as the zoning applications of

the past show, have stood up publically for such values. Today in North America
public interest demands that natural areas be protected. With respect to Kelly's
Peninsula, residents are urging that irresponsible, impulsive and inappropriate
development be prohibited by Council. Maybe the normal development process will do
this - maybe the various regulations that will be brought into a zoned area, plus

the requirements of the Planning Act of Nova Scotia and maybe also the beginning of
a good development plan forn the county, would fulfill these conditions. Residents
are saying that an industrial park on that peninsula is unacceptable because (1) it
is completely out of conformity with the contiguous parts of the Prospect area,

or at least virtually all of them, and (2) it would impair the natural beauty of
Prospect village itself, including its surroundings, and would constitute in a sense,
an insult to its history. That heritage should not be trampled upon for what might
be nothing more than private speculation, and a carrot held out for tax revenue
enhancement., The donkey often can't even get a nibble on the carrot. The price

for such a development as residents have been led to believe would appear at Kelly's
Point, is much too high.

Residents wish to tell Council that residential development is appropriate for
Prospect Peninsula at this time. They live there and want their children and others
to build homes there, if that is what they wish to do. The real issue should not

be turned into one of an emotional nature, but rather should be dealt with by common
sense and what is best for the ordinary people. This is planned, responsible
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development for the benefit of most. Not for the benefit of all, for the benefit
of most. And this will have to be to the detriment of a few. That is democracy.

Questions from Council

Councillor Snow asked if an environmental study has been done on the industrial

site by either McDan Enterprises or by the residents. Mr. Wile did not know of such
a study. He said a few years ago a group of scientists at Dalhousie Unviersity and
other institutions, did a preliminary study of Prospect Peninsula which they
presented to the international biological program, with the recommendation to make

it an ecologically protected area within the definition of the international
biological program, and it was included in a booklet which identified environmentally
sensitive zones.

Councillor MacKay asked if the book referred to is accepted by the Federal Government.
Mr. Wiles said the principles of it, and subsequent documents, have been accepted.
Councillor MacKay found a contradiction in that Mr. Wiles said one of the prime
functions of bog is to prevent sediment running off, and Mr. McGinn said sediments
were deposited. Mr. Wile's reply was that the bogs are only a part of the overall
structure of the whole area of the lands around Prospect Bay. The Kelly's Point area,
the Lower Prospect Peninsula on the east side, is mostly bog or swamp or marsh

and it does fulfill the function of sediment trap, but surrounding Prospect Bay is
rock lands where 60Z or more of the surface structure is granite and from most of

that land there is sediment runoff into the bay. Unless there is a particularly strong
tidal flow, it will stay in the bay and accumulate.

Councillor Gaetz asked where else the development might go. It has to go somewhere,
and it has to go where there is deep water. Mr. Wiles gave his personal opinion,

and he thought that of the committee, that they would like to see it located somewhere
else in Halifax County. Perhaps Sheet Harbour, or elsewhere in the province

such as Mulgrave or the Canso Strait.

Councillor Deveaux said the development would be welcomed in Eastern Passage. With
regard to the fact that Halifax County is basically a residential area, he agreed it
is more residential than industrial. An Industrial Commission was set up five or six
years ago to promote industry, but the latest assessment figures show residential
housing and development has moved ahead so fast in 1983 that the assessment figures
for the coming year indicate the percentage of industrial development has decreased.
In any municipality if you want a half decent tax base, your industrial/commercial
percentage should be in the vicinity of 40% or 50% or even better. Also, there are
three to four districts that are carrying the load for industry in Halifax County.

Is that fair, and where do you draw the line?

Mr. Wiles thought this an extremely good point - one of the main issues. Do the
people in a community want industrial development. The Councillor might want it

for the area, if so is this based on the knowledge that the people want it there.

Have they been asked, by petition or some other form? If they say no, then the matter
has to be discussed in an open forum. If they say yes they have their reasons for
saying yes. Some areas are more suited to industrial development than others.

Councillor Deveaux said he provided for industrial development in the Municipal
Development Plan for Eastern Passage, Cow Bay and area, but he knows of other districts
that just don't want anything to do with industry. Eventually it will come to the

point where if the majority of people in Halifax County don't want industrial development,
well and good, but Council can't be held responsible to keep the tax rate at a

reasonable level.
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Mr. Wiles agreed. Part of their brief was intended to make the point that there
has to be a development plan, and it is going to take some years to develop it.
Such a plan was drawn up in 1978, though with very little public input, and it was
utterly rejected, not because it wasn't a good plan, but in terms of the community
it was unrealistic and inappropriate.

Councillor MacDonald asked if McDan Enterprises property is conducive to large
residential development. According to Mr. Wiles it could be feasible but you

would be talking about very expensive housing. And you would have to do a lot with
the land underneath the house and immediately around it, because otherwise people
would be walking on boardwalks across the bog from one house to another. Councillor
MacDonald said he wondered what other uses for the land would be and how the
developer would get his money back if he wasn't able to go ahead. Mr. Wiles thought
that would be the developer's problem.

Councillor Lichter followed up Councillor MacDonald's question and asked what it would
do to the ecology of Kelly's Point if the County were to issue 32 permits to build
duplexes. In other words, among all the wildlife, 64 families. Would that cause

the kind of disruptions that are feared?

Mr. Wiles gave his opinion that if you put 64 families in that area, there would

be very severe disruption to the ecological system. When you do destroy a bogland

or marshiand, which such a development probably would cause, it is virtually impossible
to restore them. Councillor Lichter said it would be dishonest then for Council

to zone the land R-2, because anybody could turn around and apply for 32 duplexes
under the present Health regulations, which require a maximum size of 4.6 acres,

but Mr. Wiles thought with an R-2 zoning there would be a much more rigorous investigation

before approval was given.

Susanna Rowley, Resident of Saul's Island - Miss Rowley said she was speaking for

her mother and for the rest of her family. To Councillor Lichter's question, she said
R-2 zoning is the only control that is available under the present law, so residents
have some input into what goes into the area. Two-family duplexes would have to

meet standards set by the applicable statutes.

Miss Rowley said her grandmother, Suzanne Saul, was born on Saul's Island in 1888
and is now buried in the village graveyard with her ancestors. Her people lived

on Saul's Island for generations before her. Her grandmother told her about her
Uncle Jim, who lived on Saul's Island his entire life, to age 96, and how zealously
he guarded the land. The nature of the land on Saul's Island is very similar to
Kelly's Point; it is heathland and he was extremely jealous of anybody intruding on
that land. There were paths through the heath and the cranberry bogs because any
trampling would destroy it - it is extremely fragile. Miss Rowley said she can
personally attest to the fragility of the land because she used to have a favourite
spot on Saul's Island on the spongy heathland where she used to go and watch the waves
come in, and the heath on that spot became severaly damaged. Very little human
contact is necessary to destroy this heathland even though it withstands terrible
storms from the Atlantic Ocean.

Miss Rowley said she understands that McDan Enterprises and Mr. Ferguson and Prospect
Enterprises have asked for their lands to be exempted from the R-2 zoning designation,
and that one of the arguments which apparently was put forth is the financial
investment in the area. Surely Council is aware of certain social values which

cannot be measured in dollars and cents, and Council should consider the nature of the
investment of the companies who wish their lands to be exempted. For the most part
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these men do not live in the community, they have not invested their lives in
this community, and their ancestors have not invested their lives in this community
either, nor sought to preserve the land.

With respect to private property our society gives property owners more or less
free rein to do what they like with their own property, but there is a point at
which the cost to society outweighs the benefits of the individual property owner's
liberty to do what he likes with his land. And increasingly the trend is to
evaluate the costs and benefits of land use for society as a whole. The present
case is clearly one where the cost to society, the entire society of Halifax
Councy, not simply our small community, would clearly outweigh any benefits that
would accrue either to the individual owners of the property or to this community.

Admittedly our economic system is largely based on free enterprise and part of that
system involves risk taking. Land speculators are gamblers. They voluntarily assume
risks in the pursuit of that all-important profit. If they voluntarily consent

to a risk, in law they cannot delay or hurt the complainant if they suffer loss
because of that risk. That's the nature of the land speculation game. These men

have money, money can buy influence, and money can buy pocer. Canada is supposed to
be a democratic society where the voice of the people has piwer. And the voice of

the people of Prospect say they do not want any land excmpted from this zoning application
for the benefit of land speculators. This exemption cannot be justified on democratic
grounds, nor can it be justified on principles of a rational planning policy whose

aim is the best interests of the community, which is the standard articulated in the
new Planning Act. If the land is zoned as requested, that is R-2, anyone may still
apply for the rezoning of their land. A hearing would be held, argument on both

sides would be heard. This is in accordance with basic principles of fairness and

the democratic process, as well as good planning policy. But if Council exempts the
lands requested to be exempted, in effect favouring a few individuals by suggesting
their lands have fewer controls, and hence potentially increasing the value of their
lands on the market, this would appear to be giving priority to the economic interests
of a few, to the detriment of the community, and it would seem to be in direct opposition
to the principles of fairness, lack of bias and good faith that must be present in
these proceedings.

If McDan Enterprises have some definite plan for an industrial park on these lands,
why have not concrete details been forthcoming? Why have no applications to the
appropriate government bodies been made? This would appear on the fact of it to be
land speculation pure and simple and Council should not act simply to protect certain
individuals' economic interests when cultural, environmental and social values of the
community as a whole are at stake.

The Council would not be acting in the best interests of the community, county or
province, if it were to exempt land from a blanket R-2 designation. Even if the land
in question was to be exempted and subject to Section 49 of the Municipal Zoning
Bylaw, as has apparently been proposed as one of the alternatives to the blanket
accepting of this proposal, this control would be much less stringent than that
which would be required by a rezoning application. Under Section 49 a hearing would
be required to establish an industrial zoning but the most stringent controls should
be in effect with respect to Nova Scotia's most valuable resource, its coastline,
particularly as in this case an especially significant portion of the coastline is
involved from environmental, asthetic, historical and cultural points of view.

Nova Scotia's coastline can be utilized for economic gain for the province. It does
not simply have to be a passive quality that cannot be actively used.
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Nova Scotia's beauty is worth preserving for economic reasons. Several illustrations -
The first and most obvious is the tourist industry. Reference was made in Mr.

McGinn's brief to an ad that appeared in many national and international magazines.
This is Prospect village, and it appeared in the May 1983 edition of Readers Digest
with an international circulation of 33 million. Prospect was also the subject of

a National Geographic article. So Prospect can make a significant contribution to
tourist dollars, provided it is not spoiled by heavy industry. This is an answer

to the "don't put it in my backyard" argument. Because if you put it in my backyard
you destroy its potential for what its really valuable for, attracting tourist

dollars and some other arguments.

Another economic consideration involves the fact that if heavy industry, oil related
industry comes to Nova Scotia, it will employ the best people in this high tech. field.
To best utilize the resource and avoid the disasters which have marred other countries,
we will need experts of the highest order and preferably Nova Scotians, who can be
trained here in our universities. This means we need the best university and technical
school staffs to train these people to create the very best high tech experts. It is
well known that Nova Scotia university salaries are well below those in other areas

of the country. However many eminently qualified experts and professors accept

lower salaries as a trade off for the special qualities that Nova Scotia has to offer in
terms of the possibility to live in a city where access is easy to the splendour of

the nearby coast countryside. Many such members of the academic and technical

community choose to make their homes outside the city amidst this beauty which is within
easy commuting distance. However if the asthetic nature of the coastline and

proximity to the city is not preserved the best qualified people will, both in the

short and long run, be deterred from choosing Halifax for their homes, since they can
obtain better salaries elsewhere and there is no special attraction in living next to

an industrial park. So the quality of education in our universities and technical
schools will suffer at a time when we most need the best staffed universities to train
high tech experts, to eliminate the need to import such people. In addition the

high tech industries themselves will suffer from a lack of expertise. We must keep

long range goals in planning and not throw away our best cards early in the game.
Prospect is clearly one of our best cards in terms of attracting exactly the professionals
we have been talking about. And the County will ultimately benefit as will the

whole province from their expertise. We cannot afford mediocrity when the stakes are

so high.

The third point, as the committee's brief has already mentioned, is the rapidly
expanding urban core of the city and the need for housing in close proximity to the
city. The tax dollars engendered by residential development in areas such as Prospect
would be an alternative source of revenue for the county, as an alternative to the
industrial tax base that the Council is contemplating with respect to Prospect. Council
should take a long term view of the situation and realize that Halifax is a special
city in North America if not the whole world. In what other major metropolous is it
possible to live in or near such relatively pristine splendour with all the benefits
of a major city. The Provincial Legislature saw fit in 1962 to pass a Bill protecting
Peggy's Cove from any type of industrial development, in effect strictly regulating
the type of development that can go on there. Prospect is no different than Peggy's
Cove, except inso far perhaps that it is more beautiful because unspoiled by tourists,
shops, restaurants, etc.

For all these reasons Council is urged to approve the zoning application as it stands,
without any exemptions in favour of land speculators or industrial developers. Such
exemptions would be contrary to the best interests of the community, the county and

in fact the whole country.
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Questions from Council

Councillor Eisephauer thanked Miss Rowley for mentioning Bylaw 24, section 49E,
which would have a requirment by the developers in this particular case, to hold a
public hearing. But this bylaw is not in effect in District 4. He said the
concern about bringing commercial tax dollars to the county is a priority but the
issue is not simply that. The issue is how we are attracting these dollars. Any
reasonable person making a business decision would buy property that was already
industrial. It is reasonable that one would buy a property in this particular area
because it is free to develop for an industrial park. Miss Rowley replied that
Prospect has on three occasions expressed its antipathy to industrialization.

In 1978 there was a brief which gave very good reasons. The people in Prospect are
not all lawyers or planning experts and they probably didn't even know the land was
unzoned. They found themselves in a bad situation and they didn't realise the
consequences of having land left unzoned.

Councillor Eisenhauer said the issue is that the last three applications that came

to Council were opposed, making it very uncertain for anybody coming to Halifax

County to buy land. Miss Rowley mentioned once again the protection of R-2 zoning.

If someone comes in with a superb concrete proposal and they can prove and demonstrate
and show studies, environmental impact studies that this is not going to damage

the social, cultural heritage, or pollute the environment, if they could prove that

to the satisfaction of Council, that would be all right. But just on a very vague
proposal, to exempt these lands, she sees as favouring the economic interests of a

few people over the general good of the whole community. The Planning Act clearly
states that the standard is the best interests of the community. Councillor Eisenhauer
said the developer would in any case require Department of Transport, Health and
Environment approvals.

Councillor Deveaux presumed, and Miss Rowley agreed, that she wasn't aware the

land was unzoned prior to the McDan purchase. He felt the majority of people in
Halifax County are in the same boat. He asked her if she knew when she purchased
land, if it had been R-2, and someone came along later and tried to rezonme it, how
would she feel about it? Here we have McDan Enterprises who came in good faith and
purchased a piece of land. He knew it was unzoned. Is that fair?

Miss Rowley felt that land speculators are risk takers. They were aware of the nature
of the community that they bought land in and perhaps aware of the mentality of the
people there as well. There comes a point where you have to balance the costs and

the benefits. Free enterprise unrestrained can lead to disaster. There have to be
controls on free enterprise.

Councillor Deveaux agreed it is a tourist attraction and we are all interested in
tourism, which is one of the top industrial bases for Nova Scotia and one of the
largest revenues of any industry in our province. And that doesn't apply only to
Prospect, it applies to a number of other areas throughout Nova Scotia. With regard
to an industry detracting from the tourist attraction, he said in Eastern Passage,
there is a lot of heavy industry but also a small fishing village. And the fact
there is industry in the community does not deter tourists from coming down to the
wharf and visiting the fishermen in their daily work.

Councillor Lichter felt Council has a number of options in this matter - one is to
approve as requested, the second is to respect the wishes of the people on the other
side and exclude, the third is complete rejection. The fourth option is the inclusion
of Bylaw 24, section 49, which is the industrial zone. He said his experience is
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that R-2 is not the only zone that exists. It could have been R-1l, it could even

have been Parks and Institutions, which he thinks is the real intention. If R-2

passes and there are no appeals, he felt that any applicant could come in and could

get a subdivision plan put in, providing that proper roads are constructed with a

oot 4.6 acres maximum, even if its bedrock, no soil whatsoever, because that's the
maximum requirement the Atlantic Health Unit can demand. So this is why R-2 could

do harm in this particular instance. It's Parks and Institutional the people are after.

John Couban, Resident of Prospect Bay - It was said by the original people of this

nation that land use is a sacred trust to be used wisely and passed on to the next
generation. With this in mind Mr. Couban supports the application for zoning. By
declaring their majority support for this application the people of this area have

shown their wish for a voice in the future development of their surroundings. The
petition is an unequivocal statement in support of control. In the past people have
been content to live their lives without expecting too much change, to carry on
believing that nothing would destroy their world. Now it is realized that unless

voices are raised and questions asked and assurances given, their peninsula could change
drastically.

Councillors in the County of Halifax have shown their concern for residents' wishes

by agreeing to this public hearing so quickly. For that we thank them and ask that
they now recognize the legitimate concern of the residents for controlled development,
and agree to zone the area exactly as requested. A few minutes ago Councillor Deveaux
mentioned something about alternative sites. Further to this -

At the information meeting held in Prospect in October, a representative of

McDan Enterprises stated that one of their reasons for developing the area in question
was the unavailability of suitable sites for an offshore industrial park. This
statement is incorrect. When consideration is given to developments of this kind, one
must weigh the interests, not only of Halifax County, but of the whole province. The
greater good of the Province of Nova Scotia should be the legitimate concern of all
its residents.

The first location suggested as suitable is the town of Mulgrave. It's advantages
are - deep sheltered harbour, its only 120 miles from the Venture field, it has a
minimum draft of 30 feet, it has 2,000 feet of wharf frontage, 180 acres of land
immediately available, 13,000 acres of developed waterfront land in the vicinity.

The people working there have had seven years experience with offshore vessels, they
are located approximately three miles to the Trans-Canada Highway, have a direct rail
access to all of North America, a railway spur to the wharf, 13,000 square feet of an
emergency services centre. They have a purpose marine emergency response facility,
and it should be remembered that Mulgrave is in the midst of a $10,000,000 expansion
scheme that was announced by MacEachern last year. Unemployment in that area is
well over 30%. There are people there who haven't worked for three generations.

Not too many people like that in Halifax County.

The second location is Sydport, which people probably knew as Point Edward. This

is being developed by the Govermment of Canada under auspices of the Cape Breton
Development Corporation. Sydport Industrial Park has a total acreage of 600,

3,800 feet of wharfage, water depths of 38 feet. Sydport is easily also accessible
by any means of transportation. There is 4,500 feet of rail siding with direct
connections to Canada and the U. S. systems. Sydport is serviced by an International
Airport, it has its own chlorinated water supply, with up to 800,000 gallons a day in
excess of its current usage available. A domestic sewage disposal unit is owned

by the plant, and in Cape Breton there are 18,000 people unemployed.
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These two examples should indicate to Council that there are appropriate facilities
already in place in the province for this type of industry.

When the Federal and Provincial governments have spent over $50 million in taxpayers
money to develop these sites, it would seem inappropriate for Council even to
support the nebulous type of proposal that was made to people from Prospect in the
church hall back in November. McDan Enterprises have circulated a letter to Council
raising the question of unemployment in District 4 and in the County of Halifax.
Fortunately the district is in a far better position than he has indicated, and

in a much better position than the people of Mulgrave and Cape Breton in general.

One other fact. In the Straits of Canso area, in such a high unemployment area,

many financial incentives are offered to developers such as McDan Enterprises.
Perhaps they don't know about this. One example is that 50Z of capital costs for new
manufacturing facilities can be claimed as a tax credit against Federal Income Tax.
When one investigates in depth these alternative sites and realizes just what they
have to offer, wharfage, sewage disposal, environmental emergency services, railways,
one wonders how the nebulous proposal of McDan Enterprises could ever be listened

to by Council.

Questions from Council

There were no questions from Council.

Paul Skerry, Landowner in Prospect Bay, interests in Prospect and impressed with
Prospect and the kind of place it is. Mr. Skerry said he is fully in support of

the application of the Ratepayers Association. - He is an architect, has practiced for
some 10-12 years in the Halifax area, and has some local construction experience

which is pertinent to this meeting. He has been involved in construction in the
Prospect Bay area in three or four projects and has some understanding of the type of
conditions there. He said he is not anti-development in any way, makes his living

in the conmstruction industry, and at the present time has personally under comstruction
about $15 million of comstruction.

Mr. Skerry is knowledgeable about land development, has worked with land developers

and is surprised about the submission for the industrial park in Prospect. His
experience in Prospect leads him to believe that the topography and type of soil is
very particular. You have to be careful when building, not to disturb too much of

the land area because the larger the structure, the more disturbance to the site.

His experience is that it is very difficult to site a structure, and more and more
difficult as you go from the top of the Bay, which is white slate, to Prospect village;
you get closer and closer to bedrock.

The proposal which is understood to be under consideration for Kelly's Point, is on
land which is mostly bog and granite and doesn't seem to conform to what would be
possible to put there. The existing development in the area is mostly residential,
the geology and topography are very irregular, the characteristics of the land where
its bog is very difficult for water absorption, where its heathland its not possible
to put a sewage disposal system in; water service is possible in some cases with a
dug well, but for very small volumes of water. In the area near Kelly's Point you
are subject to salt water infiltration.

The existing highway access to the site is inadequate for anything but personal
vehicles. A question earlier from one of the Councillers suggested that the Department
of Highways constructed roads with traffic in mind, but this is a historic evolution
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of a road. It started more or less as a footpath and has been taken over by the
Department of Highways. If they built the road today they would build it completely
differently.

As far as the deep water access to the site is concerned, there is some question as

to its suitability for large boats. A lot of emphasis is placed on water depth

but in fact water depth isn't of great significance where you are on a granite base.
You have a very rapid change in water depth from very shallow areas to very deep areas
in a very short distance. Of more importance is the location of shoals and navigation
hazards.

Mr. Skerry said he has given his assistance to the Ratepayers Association because

he thinks R-2 is the right zoning, not Parks and Institutional. There are a lot of
desirable things about Nova Scotia to be offered to the public at large in the way of
saltwater lots, the kind of living environment that you can achieve by being close

to the sea, and most of us who are here tonight have a residential interest and have
experienced the joys of living close to the salt water. Residents don't intend to
curtail development, they want to guarantee that their property interests are secure

for the future and that somebody else could come in and have the same opportunity.

They are concerned about the type of development that goes on there, and the feasibility
of the development. As to whether or not the land in question is developable,

that's a matter of some consequence. You would probably find it isn't really developable
for this or for any other type of comstruction. There are parts of it that are probably
quite suitable for small structures that can be done a little more sensitively than

the industrial type structures which require more room and more turning circles,

more storage areas and more demand for water, more demand for power, more demand for
road access, more of all the things we don't have in Prospect and never will have.

The question of developing the land in terms of R-2 is something that will have to

be taken up with the landowners and the respective provincial and municipal authorities
that have jurisdiction. Mr. Skerry said he has spoken to the Provincial Department

of Health in respect to sewage disposal in that area, because he has contacts there;

he asked what are the possibilities of on-site sewage development in the area. His
contact said he was somewhat surprised that someone would consider on site sewage
disposal, knowing the nature of the land, and he would be surprised if it was feasible.
He suggested the developers would be much better proposing a saltwater discharge system.
But that doesn't really make any sense either. If you don't have on site sewage disposal
and you have a discharge system, you have to gather all that sewage up, pipe it to

a central point, like a sewage treatment plant, treat it, and then you have to dispose
of it. This is very expensive when you talk about granite substructure which is

within a foot or two of the surface. From an engineering point of view it is
practically ridiculous because the cost of the lot in the end would be so high as to
prohibit that type of land sale to a prospective client, unless there was some out-
standing reason why that site would be much better than any other.

It is a matter of simple economics - you cannot sell an industrial lot to an industrial
client which is of less quality, has less access, has no water, no sewage, if his
competition in Mulgrave or somewhere is offering a better product for a better price.
There is no way a person could put in the saltwater discharge sewage system, could

pipe in a high volume water supply system from elsewhere, could construct a feasible
road access to the site, could do all those things and still compete with provincial
lots which are brought on stream on subsidised land.

It is suggested to the developers that they have a nice piece of land; the question
is whether it is developable - as residential, possibly here and there. To make any
economic sense, what we must be taking about is a junkyard of something. Because






