c. Schools, Parks and Major Streets.

1. Standards (regarding schools, parks
and major streets), as provided in the
Development Guide, Update 19722, have
been used in preparing the overall de-
velopment policy as contained in Map 1l.
Therefore, in future decision-making
with respect to these three subjects
these standards shall apply.

2. A network of schools (existing and
proposed) is shown in Map 1 and is in-
tended as a guide to future decision-
making, rather than as a systenm of
specific commitments.

e 1 For the peninsula, the focus has
been on establishing a two-tier systenm
(grades P - 9 and grades 10 - 12),
wherein the attempt is being made to
eliminate duplication of schools and

to provide a wider range of school ser-
vices and activities to students.

4. For the mainland - where lower
densities will prevail for some time
to come - basically a 3-tier school
system shall be provided (primary to
grade 6, junior high and senior high
schools) .

5. Future school construction (as
well as the expansion or phasing out
of existing schools) shall be under-
taken in the context of neighbourhood
and community needs.

6. The basic policy with respect to
parks is that emphasis will be given to
reserving and to acquiring large tracts
of land as indicated on the overall
development policy.

7. In the redevelopnent of lands to
more intensive residential uses, more
recreation space than is currently being
provided shall be required to compen-
sate for increased demands on current
recreation space.

8. Only lands which are of sufficient
size and condition shall be accepted and
acquired for park purposes.

9. Emphasis, in capital budgeting,
shall be placed on the major street
network shown in Map 1 - so that there
can be a steady build-up, year-by-year,
of the capacity of the city to handle
motor vehicular traffic - including
passenger cars, taxis, trucks and transit
vehicles.

10. It shall be the City's policy, in
connection with a major street network,
to enhance the use and success of mass

transit, thereby increasing the efficiency

of the @ajor street network, and thereby
depressing expenditures for street con-
struction.

11T Transit systems shall serve the
neighbourhood by linking it to the com-
munity business centres.

D. Sewer and Water Works.

With respect to sewer and water
works and priorities for the develop-
ment of sectors of the city, the basic
policies shall be:

L, in the light of the many acute
sanitary and storm sewage problems in
spryfield, and in view of heavy commit-
ments as to development within this
area, first priority shall be placed
on the financing of the construction
of new sanitary and storm sewers in
this area.

The need for the above policy is
accentuated by the fact that Long Lake
will be abandoned as the water supply
for the City of Halifax, thereby re-
quiring control of the increased stream
flow from Long Lake into MacIntosh Run.

2. The second priocrity, with respect
to financing the construction of sani-
tary and storm sewers, should be on

the Wedgewood Park - Prince's Lodge
area. These improvements should be car-
ried on coincident with the provision

of water services for the area.

I The third priority shall be on
the upgrading of storm sewer services
in the Armdale - Jollimore area for
existing and future development.

4. Investigation shall be made into
the matter of altering zoning regula-
tions to determine the extent to which
densities presently allowed (which in
particular cases create problems) can
be lowered so that sewers will not be
overloaded by new developments.

5. Developments greater than 20 per-
sons per acre in the mainland may be
allowed only upon detailed scrutiny of
each individual case, so as to ensure
that critical sewer problems will not
be created within or beyond the devel-
opment if a density in excess of 20
persons an acre is allowed.

Schools, Parks and Major Streets:
Development Guide, Updare 1972,
City of Halifax, January, 1972,
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APPENDIX ||

CHARACTERISTICS OF A MUNICIPAL DEVELOPMENT PLAN

In addition to meeting the legal requirements of the Planning
Act, a municipal development plan should incorporate certain basic
characteristics. Below is a list of some of these attributes,
although not complete, they will serve as a guide for the purpose
of this brief.

I. VALID - The planning policies must address themselves to the
existing issues, problems, opportunities; the needs and wishes of

the people.

2. RELIABLE - The planning policies must be cppable of dealing
with the existing issues and achieving the goals and objectives

as stated.

3. FACTUAL - The planning policies must be based upon facts and

information about the issues and the needs and wishes of the people.

4. CONTEXTUAL - The planning policies must be prepared with a

full understanding of the factors and processes which determine

the growth and development of the City and its population.

5. COMPREHENSIVE - The planning policies must deal with the whole

city; its components and interrelationships. The policies must be

designed so as to be totally - not partially effective.

6. EXPLANATORY - The plan must articulate the various alternatives

and explain why and how the planning policies were selected. The
plan must also show how the policies will deal with the issues and
meet the needs of the citizens as articulated through the goals

and objectives.

7. CONCISE - The plan and the policies must not be vague or ambiguous

or inconsistent. The idea is to reduce uncertainty.
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8. DIRECTIVE - Concerning implementation, the plan and the planning

policies must not only deal with the issues but also show how
Council can consistently and prudently set about achieving the

goals and objectives.

9. FLEXIBLE - Since not all aspects of future development can be
anticipated, a degree of flexibility must be incorporated into
the planning policies but not so as to permit a "laissez-faire"

attitude and environment for development.

0. FEASIBLE - The planning policies must be capable of being
implemented with the powers of Council and the resource at its

disposal.

In terms of the basic characteristics essential to the
formulation of an adequate municipal development plan the proposed

plan is deficient in various respects. These are discussed below:

. The plan is not valid as it does not address itself to existing
issues, problems, opportunities and the needs and wishes of the

citizens.

2. The plan is not reliable since the policies and objectives do
not deal with any existing issues and there is no means shown as

to how to implement the proposed planning policies.

3. The plan is not factual. Since there is no mention of studies,
nor is information presented, neither Council nor the planning
staff can perpetrate that the policies and objectives are based
on reality in designing the plan, hence, the plan as stated is

meaningless.

4. The plan does not define the context, or the factors which
will effect the future development of Halifax. Such factors include:
I) the role of Halifax as the Capital and largest !

City within the Province;

i
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2) the effects of Halifax being 2 DREE designated area;

3) the relationships between Halifax and the adjacent
municipalities:

4) the relationship to the Metropolitan Area Planning
Committee;

5) population ftrends, migration growth, etc.

These are only a few of the factors which are extremely relevant
to the future development and growth of Halifax. The ommission
of these contextual aspects of the preparation of the plan has

rendered the plan entirely irrelevant.

5. The plan explains nothing and assumes everything and con-

sequently cannot be a plen.

6. One of the purposes of a plan is to reduce uncertainty for
Council, the planning staff and the public concerning the future

development of the City. By not being specific, but ambiguous,

vague and inconsistent, The plan increases the degree of undertainty.

8. Since the plan is nof meaningful, factual or comprehensive,

it cannot show Council how fto achieve a desired type of City.

9. Flexibility refers to the degree to which the planning policies
can effectively accommodate unforeseen events, programs or
projects. As stated, the present planning policies encourage a

"laissez-faire" attitude toward future development.

10. The planning policies are not feasible because they are
meaningless and irrelevant and there is nof mechanisms with which

the policies and objectives can be implemented.

0000000
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January 10, 1973

BRIEF TO THE

CITY OrF HALIFAX

CITY COUNCIL

IN THE MATTER OF THE ADOPTION OF THE

MUNICIPAL DEVELOPMENT PLAN

Mr. Neil Munro,
' 2055 Connaught Ave.,
Halifax, N.S.




The emphasis of this brief is oriented to expanding the scope of the Halifax
Municipal Development Plan, hereinafter referred to as the M.D.P., in order
to make it suitable for adoption by both City Council and the citizens which

it serves.

Validity of the Plan

At this point in time the contents of the Halifax M.D.P. are anything but

'"’ comprehensive and in essence is only a portion of a valid M.D.P. The present
document should be treated only as a policy guideline for the preparation of
the Halifax Municipal Development Plan. As the Council is no doubt aware

the Dept. of Municipal Affairs e produced a booklet called "Guidelines For
M.D.P.'s in July of 1972 which serves as a guiding document for municipalities

in their preparation of a plan. It 1s obvious that in comparing the "Guidelines"

and the Halifax M.D.P. there are major shortcoﬁings and consequently it falls

short of the minimum standards requested by the brovince and anticipated by the

citizens of Halifax.

The document could be vastly improved by complying with the format outlined on

Page 12 of "Guidelines for M.D.P.'s, i. e. — The present policy guidelines

should have additional sections as outlined on page -12 of "Guideline for Development"
particularly referring to background studies, alternative concepts considered, programs
and priorities, 5-year capital budéeting as well as additional costs associated with
operation and maintenance and implications as to the amount of fluctuations

anticipated in the mill rate.

N.S.Dept. of Municipal Affairs - Community Planning Division, "Guidelines For
Municipal Development Plans", - July 19262, 15 pgs.




There are a number of points that require discussion - some of these will now be

reviewed:

(1)

(2)

Alternate Courses of Action

The M.D.P. in its basic policy statement A (1) states, "In consideration

of development matters there shall be identification of alternative courses
of action and the consequences of pursuing each course of action”,

The M.D.P. we.have before us has only one course of action suggested (i.e.

the map). Some of the other alternatives should have been outlined as well

as the consequences and costs of pursuing these alternatives relative to the
proposal suggested in the Halifax M.D.P. This principle of comparing alter-
natives must be done on a Halifax wide scale - First, to assist in formulation

of goads and objectives; and then on a development by development basis.

Urban Environment Impact Statement

One of the major issues presented in the Halifax M.D.P. was outlined in D(4)
& D(5) & B(7), Emncouraging as this may be this should be expanded.

In this regard I would like to suggest that an "Urban Environmental Impact

Statement" be mandatory for every development proposal and that it be
assembled by the developer and be verified in its accuracy by City staff.

This Urban Environmental Impact Statement would evaluate both economic and

social costs relating to a development. It would, for example, define the
physical and monetary needs of the development, its sewage and water require-
ments, power, influence on traffic, parking, demand on educational facilities,

its positive or negative effects on recreation and open space, generation of
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(3)

tax revenue, etc. In effect it would be a cost-benefit analysis of a
proposal from the City's viewpoint. It should summarize what capital
expenses need to be made by the City to provide for the development as
well as the City's Operation and M%intenance costs associated with the
development. I would recommend that as one of the points under "Land
Development Objectives" an objective specifying the need for an Urban

Environmental Impact Statement be included and be required at Public

Hearings on individual developments and that this be provided on January
16th for the review of the "Proposed Major Development - Quinpool Road"

which was announced in the Jan. 9th issue of the Chronicle-Herald.

Transportation

Mr. Fitzgerald remarked on Friday January 5th that additional transportation
studies are not required bg the City of H;Iifax. I assume the Mayor is

correct in this comment, but if so, why do we have so little guidance in

the Halifax M.D.P. as to Transportation Policy. Transportation is probably

the most important single issue of the plan as it is the major influence

on land use within the City and in effect either affirms a land use or
deteriorates certain land use patterns (residential and open space most often).
The City should make clear its policy as to expressways and multi-laned streets
as well as defining how the City is to encourage or foster public transit, and

what relationship the transportation plan will have to density of development

and population concentration.




(4)

-4 - (a)

Citizen Involvement in the Planning Process

In evaluating the M.D. P. there is no reference to the public hearings
which were conducted by M.A.P.C. throughout the City of Halifax. It appears
that there was no attempt to evaluate the results of the M.A.P.C. hearings to

provide some initial guidance in the formulation of the M.D.P.

There has been no attempt on hehalf of the éity of Halifax to set up an
Information Centre or provide any public education to the overall intent

of the plan. There has been minimal use of fhe press, radio, and t.v. in
attempting to inform the public and attempting to get them interested in
Halifax's future. It is obvious that if public interest is to be encouraged
in the development of the city, as well as the development of civic pride,
that a greater effort must be made by Council to keep citizens better informed

on the overall planning for the city. .

A
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The Master Plan for the City of Halifax envisioned public involvement by committees.
This committce was té be "a core group of people for providing additional insight
on matters. This group would meet with the Committee of the Whole and would
advise Council of their concerns, as well as having quarterly public meetings to
update the public and to receive general public ;eaction on programs reviewed

and those upcoming.

There is a major indication within the "Master Plan!" report of a negative attitude
as to the citizen group function during the formulation and approval of goals,
objectives, programs and policies, for the City. Yet the definition of goals and
objectives is one of the more critical elements of a planning process which provides
direction for more detailed programming. It should be recognized that some
citizens or citizen groups should either work aé a citizen advisory group or better
still work with the Council in establishing goals and objectives. It is imperative
that Council, citizens and developers talk to edch other to get a better under-
standing of the diversity of concerns and work toward a goal which would encompass
the major desires of all parties. It is therefore recommended that a Citizen
Advisory Committee be formed within the next thirty (30) days; its purpose to
assist Council and staff in polishing the Halifax M.D.P. into a quality document
worthy of the designation M.D.P. land to continue to function on ongoing planning
roblems which Council faces. An organizational structure similar to the Downtown

ommittee would be appropriate to meld together the various interest groups and

individuals.




(5)

(6)

Regional Priorities

There is a major need to identify the compatibility between the Halifax

M.D.P. and the M.A.P.C. regional plén which is being finalized. Preliminary
press reports last year indicated that on a Regional basis Bedford should be
the major growth centre for the next 5-10 years if the burden on the Halifax
taxpayer was to remain reasonable. It is imperative that taxpayers have

a financial indication of the costs to the City of Halifax of development of the

Spryfield area as compared to encouraging growth in Bedford-Sackville area.

Parks and Open Space

The objectives outlined for the park system are encouraging yet they tend

to be oriented only to fulfilling the needs 'of a portion of the requirements
of a recreation system. It is necessary as well to have provision for
acquisition of small parcels of land to provide for the immediate neighborhood
requirements which are needed on a day to day basis. T%ere is need for
flexibility and diversity in an open space and park systems to provide for

the varied tasts or different people and cultures. The objectives should be

expanded to provide a more varied park system to be created.

Comments have been made previously on transportation, water and sewage.

¥
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(7)

Halifax Municipal Plan Policies

Section A
I would concur with the goals (not really objectives) as identified in the

M.D.P.) relating to Historic Pressrvation and secondly Neighborhood preservation.

Other goals however need refinement in their definition to clarify their intent.
For instance (1) under A 3(b) - Housing; What are "Residential environment of
high quality"? Are these areas where trees are preserved as part of the overall

landscape or are these areas along the North West Arm?

(2) How iIs the City to restrict or control population growth considering

the implication of the urbanization trend occurring within Nova Scotia?

Additional clarification is required to the goals respecting population,
housing, identity, services, employment and future change as they are so

ambiguous that they provide little guidance to the public or to council.

Although there are discrepancies within the existing goals the most obvious

impression 1s that the goals are not comprehensive and consequently ignore

many of the major issues. There are eight (8) issues which have not been
included in the goal discussion and in my mind require identification and

definition. Goals should be -designed for:

(1) Transportation - Major policy statement is required. Mr. ;

Fitzgerald has stated we have the information

(Jan. 5th/73 - Mail-Star) Why no Goal statement.

]
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(2) Air & Water Pollution - There is no reference to quality standards

for air or water. In this age of environmental
concern it is a major oversight if goals are

not specified.

(3) Citizen Participation - There should be an indication within the

goals of the means of citizen participation.

(4) Public Access to Waterfront - There should be a guarantee of public

access to portions of the waterfront, preferably

as public open space.

(5) Cul ture & Sports - There should be encouragement provided in

the plan for a Sports Centre, Arts Centre,

and a FM Stereo station to enhance the city

-

area as a cultural centre for Atlantic Canada.

(6) High Rise Development - There needs to be a.specific goal respecting

highrise development particularly and indication

of location, density, and height that might be

be permitted in various areas of the city as
| well as indicating areas where high rise will

be prohibited.
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(7) Zoning - ' There needs to be a policy reference to the zoning plan,
as well as other means of controlling development such
. as a bonus system to encourage the provision of more

i open space areas.

(8) Financing The most sensitive issue in City manangement is
financing and implementing prougrams and consequently there
is need for a goal to specify the city's intentions

in this field.

(9) Downtown Goals The downtown goals seem to be somewhat more refined

and are easier to identifu. T would like to concur
in these goals with the only exception that the 2nd
paragraph of Economic and 2nd paragraph of Environmental

Design do not appear compatible without further

clarification. The last paragraph under Environmental

Design should be modified to include "For public use"




(10) Detailed Comments

Objectives Land Development

i The concept of neighborhood planning B (2) is a positive step in
attempting to provide a community identity and spirit within parts of

the city and is one of the more meaningful objectives outlined.

Objective B (3) is very ambiguous and as written could provide for
apartment or highrise development on any vacant piece of land. This

should be combined with B (6) to provide greater clarity.

The retention of watershed lands for public and recreational use is |

|
one of the more forward looking objectives of the plan. VYet it still i
is somewhat ambiguous it its definition "substantial" and "most" do i

not provide much definition for the citizen nor for Council.

Agree with B (6) and B (7) although would like to see B (7) incorporated

with D (4) & (5) to form the basis of a new objective requiring

the need of an "Urban Environmental Impact Statement" for all developments. i

Agree with B (8) although it is unclear how this is to be accomplished. |

B (10) Industrial Development should not be the only use for the total

|
waterfront of Halifax, many of these areas because of their proximity to ! ‘
water would make ideal high density residential areas and this type of ’

[

deveclopment should not be precluded.




Concur with B (l1) although it should be more positively stated that
encroachment will not occur into residential neighborhood unless defined

on the plan (should refer to map)

B (12) - Need to define "City Needs"

Concur with B (13), B (16), B (19)
B (17) & B (18) are highly theoretical and may not relate to the

neighborhood definition outline in the B (2).

I would like to thank you for the opportunity to present my views,
it is unfortunate however that time did not permit a more comprehensive
discussion in the document. I would be glad to participate In any way

to assist in the overall evolvment of a M.D.P. for the City of Halifax.

-
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Neil Munro.
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Your Worship and Members of Council;

A. INTRODUCTION

The purpose of the presentation that we are making
this evening is to respond to the proposed Municipal
Development Plan for the City of Halifax, on behalf of
| the Urban Development Institute.

! As such we have been asked to speak as a professional
! group in terms of the overall community planning aspects
of the plan and how this affects our client, the develop-
ment industry. The situation of the industry has been
expressed in relation to the overall situation rather than
specific projects and development that may presently be
under consideration. Any views on actual schemes and
projects of individual members of the Institute will be
expressed independently of this submission by those in-

dividuals concerned.

B. MUNICIPAL DEVELOPMENT PLAN

As Council is aware a Municipal Development Plan is
the official document required under the Provincial
Planning Act relating to the future land use and infra-
structure development of the Municipality. It is some-
thing which provides the basis for subsequent Zoning

By-Laws and development control regulations. As such the

Municipal Plan constitutes the document whereby you, the
City, can influence and control development of the community
and equally where citizens, landowners, developers, etc.
can judge their particular needs and situations. The
interaction of these two groups results in the future
‘ Halifax environment. While the plan is not a rigid and
inflexible document, it's basic policies and proposals
should be adhered to and generally only subject to review
over reasonable periods of time. Its preparation necessarily
involves the comments and views of the citizens, developers
and alike and which is recognized in the holding of this
public hearing today.
An evaluation must take into account the requirements
of the Planning Act:
(1) Studies of the economy, finances, resources, population,
land-use, transportation facilities and municipalities

facilities and services of the municipality and any

P 4.
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other matter related to the present or future physical,

social or economic conditions of the municipality.

(ii) Statements of policy with respect to some or all of

the following:-

a. Objectives of the municipality for its future
development.

b. Use of lands in the municipality.

c. Reservation of land for public purposes.

d. Provision of adequate and efficient transportation
and related facilities.

e. Provision of municipal services and facilities,

- supply and distribution of water, sewage treatment
“ - schools and other educational and cultural
institutions.
- parks, public open-spaces and other recreational
activities.
- Civic and governmental buildings.

f. Programming of municipal investment in respect of
public and private development, including phasing
of development or redevelopment of various areas
of the municipality.

g. Urban renewal - housing.

h. Co-ordination of public programmes of the Council

relating to the physical, social or economic
development of the municipality.

i. Any other matters related to the physical, social
or economic development of the municipality.

In order to effectively implement the Municipal

Development Plan it will he necessary for the City to

L prepare a zoning by-law and other related development

‘" control regulations reflecting the purpose of the proposed

plan. It is this document that will guide the development

industry in terms of implementation of his projects.

C. SPECIFIC PLAN REQUIREMENTS FOR DEVELOPMENT

These consist of;- }
a. Delineation of areas, neighbourhoods, etc., for new

development, renewal and redevelopment in terms of

land-use, major transportation networks, density and

type of development, i.e. criteria and performance

guidelines for future development.
b. The phasing and timing of capital works, (trunk sewers,

major roads, etc.) to be carried out by the municipality

within the period of the plan.

T
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c. A zoning plan for the municipality that reflects the

intent and purpose of the Municipal Development Plan.

d. Specific provision of sites for community facilities

such as schools, parks, community centres, etc.

If the plan is specific or comprehensive in terms
of density control, basic land-use, programming of services,
etc., then development will take place in accordance with
the objectives of the Municipal Development Plan resulting
in saving of time and costs which would accrue to citizens
throughout the city.
D. COMMENTS AND RECOMMENDATIONS

We endorse Council's desire to formulate a Municipal

Development Plan for our City and appreciate the complexities
of such a document.
The Municipal Development Plan includes as objectives
a number of points that must be raised before adoption.
These comments are;-
1) That the Plan states that it is not intended to show
in any detail how the City should develop in the future,
i.e., that it is only concerned with matters of an
overall and general nature. The Plan does not contain
specific proposals or programmes relating to various
district areas, neighbourhoods, etc. of the City. Those

undertaking developments require guidance in areas such

as, sites for parks, density and type of development,
school sites, major highway requirements, etc. A
Municipal Plan should display all these items.

2) Without the required additional supporting detail, many

of the objectives included in the plan can be open to

interpretation.
For example, the objective;
"to sustain and absorb only that population and develop-
ment increase which will neither strain the fiscal
capacity of the city nor detract from its quality, etc.”
can be interpreted in a variety and perhaps negative and
restrictive way.
It would appear preferable to have the operative
work "only" changed so that the objective would read,
"to sustain and absorb as much population and
development increase as will neither strain the
fiscal capacity of the City nor detract from its
quality, etc."
3) We further note that the Plan document recommends that
local area and functional plans should be prepared for
specific areas within the city after adoption of the

these plans be included, and are necessary in order to

fulfill the Provincial requirements for the Municipal 2

Municipal Development Plan. We would suggest that 1}




4.
4) The Municipal Development Plan included the good

objective;

'to preserve, rehabilitate and restore those precincts

and structures, which impart to Halifax its historical

sequence of development, etc.'

it should be clarified whether this is in reference to
| all such structures, what and where these structures

are, and how the particular structures are to be pre-

served.

5) The Plan as it stands does not provide sufficient
information upon which a new Zoning By-Law can be
prepared. Further, the Plan proposed that the existing
Zoning By-Law continues and is only amended as local
plans and circumstances arise. This approach will create
problems to Council in interpreting the original intent
of the Municipal Development Plan as development proceeds.
Council will not have the initial control through a
comprehensive Zoning By-Law based on the Municipal Plan
that is necessary if the City is to work towards its
ultimate objective as stated in the Plan;-

"to enhance the well being of the residents of

Halifax through the creation and maintenance

of an interesting and livable city."

6) The Municipal Development Plan sets out as an objective

the reduction of residential sprawl and notes that

major development to accommodate future population
growth shall occur primarily in the territories annexed
to the Peninsular Halifax in 1969, at a density of

1 generally no more than 20 persons per acre. It further
states that residential development on the Peninsula
shall be directed primarily to the south of South Street
and to consolidation and strengthening of residential ‘
development between Robie, North, Barrington and Cogswell

Streets. f
These policies may not permit the project population |
levels required to meet the other objectives of the

Municipal Development Plan.

Adoption of these policies will act as a serious constraint

to development and therefore future growth of the city.

Also, residential development should be encouraged to

take place for the highest and best use within normal

wraswl D
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neighbourhood constraints, capacity of services etc.

as opposed to a limited overall density and area
controls. This should be reflected in the Municipal
Plan. Constraints on development of particular sites
should be determined in the new zoning plan.
7) The Plan includes as part of its objectives for the
downtown; -
"the maximum intensity of use and development in
the central area of Halifax"
and,

"a lively, vibrant downtown".

" Major commercial projects and facilities are to be
induced to locate downtown and discouraged from
locating elsewhere. The Plan makes no mention of
the feasability, method of inducement, or whether
developments that could not be encouraged to locate
downtown would be marshalled to other areas in the city
or allowed to locate in neighbouring municipalities.
The objectives above are dependent upon providing for
an increase in population by both on the Pensinsula
and the annexed areas of the City of Halifax. Unless
this population growth is encouraged within the limits
of the City of Halifax, residential development could
become concentrated in the expanding Bedford, Sackville
and Dartmouth areas and the accompanying commercial,

retail and entertainment facilities could also be

attracted to these areas.
8) The plan states that vacant land within existing
residential neighbourhoods shall be developed to the

current scale of the particular neighbourhood. While

this is certainly appropriate in certain areas of
the City, there are areas where, due to age and
condition of existing properties, the present scale is
not necessarily indicative of proper, present or long
term development. Also, many situations should be dealt
with through the implementation of zoning regulations.

9) Finally, we would comment on the programming and
costs of public works, phasing and type of new development
areas, etc. It is essential to the developer that he is
aware of established proposals for extension of services,

their timing or what areas are to be available for

development. Council should include more detail in the
A
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Municipal Development Plan on these aspects. 6.

Also, a major public works program must be included

in the Municipal Plan in order to support applications
for Federal and Provincial funding which will be
necessary to implement the Plan. Without a comprehensive
plan the City will not be able to necessarily obtain

financial support for public works.

E. SUMMARY

The current plan does not, we feel, contain sufficient
depth for the general citizen, developer industry, land
owner or others involved to discern any specific value
from the document in terms of current and future under-
standing of his situation.

The City of Dartmouth's Official Town Plan 1966 and
Municipal Development Plan 1971 are generally thorough and
organized documents covering all the basic studies and
requirements of the Planning Act and in general deal more

comprehensively with the future development of that City
than the City of Halifax Plan before use for review.

We ask, that Council direct the preparation of a more
substantial and comprehensive plan before any adoption
of the Municipal Development Plan.

Specifically, the plan should concentrate on a more

detailed definition of:-

1. Definition, phasing and density of new development
and redevelopment areas within a stated and more
ambitious growth target.

Programming of capital works.

Ao Delineation of specific policies and proposals relating
to the Urban core, the waterfront, new suburban areas,
major park areas, neighbourhoods, definition of
historic buildings and areas, commercial development,
etc.

4. A new City zoning by-law following adoption of the

Minicipal Development Plan.

At the present time one feels very much that the
Municipal Development Plan creates an indistinct and
confusing situation to the development industry who is
going to have a primary influence on the implementation
of the Plan.

Much of what has been suggested in the way of additions
to the Plan is available from previous and current studies
by the City and other groups and therefore further research
and analysis would not be necessary to any large degree.
What is required is to bring together all the resources
and programs affecting the City under one sound and }

comprehensive plan.
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Many cities in Canada have been successful and

able to maintain the general intent of their future
development pattern through having comprehensive municipal
plans and By-Laws adopted and implemented.

Finally, therefore, we would ask that Council does
not adopt a municipal development plan as a result of
this hearing tonight, but gives further opvortunity for
discussion and application to the situation.

I wish to express my thanks for the opportunity of
making this submission and urge that Council take note of
our comments prior to the formulation and adoption of the

eventual Municipal Development Plan for the City.

Thank you,
MACKLIN L. HANCOCK, PRESIDENT
PROJECT GROUP OF CANADA LIMITED
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T PURFOSE OF IMUNICIPAL DEVELOPMENT PLANS

The primary criterion for the formulation of a response to a
particular planning effort, in this case the M.D.P.. must be baced
upon an enquiry into the purpose of that effort. Although the lova
Scotia planning act does not define an all inclusive purpose or goal
for M.D,P.'s, we may perhaps arrive at an uaderstanding of cne or more
possible purposes that an M.D.P. might serve through a consideration
of the affect of adopt;oq of an M.D.P. by a city ccuncil as described

in the Plann_ag Act,

Section 19, subsection 1, of that act reads as fcllows:

"The adeption by the council of a municipal development
plan shall not commit the council to undertake any of the projects
therein suggested or cutlined but shall prevent the undertaking by
the council of any development within the scopz of the plan in any
manner inconsistent cr at varience therewith-

The 11.D,P., then, does rnot bind the council to a particular
course of action. It would seem that the influence of the plan is ol
a somewhat indirect natuye in that its mein function is preventative
rather than directive. “he I1.D.?. is without real authrrity until it
is direcily oppocad by council,

One “leCmeuuaTij mechanism for an i.D0.P, is the zoning by-law,
Section 33, subsectioa ;) of the Planning Act rez’s as follows:
"Council shea 11 upon the adontion of a municipal development
plan pass a zcning by-law for the purpose of carrying out the intent
of the plan."
Moreover, subssction (3) continues:
"Counecil shall not adopt, amend or revise a zoning by-law
except for the purpose ol caviying out the intent of the wmunicipal
development plan,'

As a realization of the 12lalionship between the M.D.P. and the
zoning by-law emerges, we are aware that one very major '"purpose" of
an M.D.P, must be to provide a basis upon which the zoning by-law may
be structured. Once in place, the zoning by-law prevents ad hoc
zoning changes by council tthich are incongruent with the development

i plan. All changes in plan must go the route of citizen participation
‘ as prescribed in the act, and are alsc subject to the approval of the
minister. T

The M.D.P., than becomes a sort of citi-ens! "magna carta"
preventing unwanted develcpmeni. Furctioning optimally, it would
alleviate the need for issue-oriented citizen campaigns of the
emotional "Svop Spadina® variety. Such pressure cempaigns devour a
large quantity of human energy in dealing with a single issue, while
other less emotive, but possibly more important issues slip by unnoticed.
Citizen concern might be directed more wisely. in terms of human
economy, toward the evolution of a calmly assembled and carefully
discussed comprehensiva Municipal Development Flan. As well as being
a thorn in the side of election-conscious aldermen, the issue-oriented
pressure campaigns which are almost inevitable reactions to ad hoc
development procedures o’ten seem to end in 'victory of the vociferous"
rather than triumph of the well informed. Moreover, the comprehensive
M.D.P. approach relieves zouncil members from the burden of maintaining
an awareness of the "whole picturc! while trying o please constituents who
have orly Thoir vwn ¢ cial interests at heart. For in thorough discussion
of the whole 11.D,P., both sides of an issue may be observed simultaneously.
The purpose of a municipal develcpment pian, then, could perhaps
be simply stated as "To ensure that citizens get the kinds of development
they want and avoid that which is undesirable, At the same time,
council members are guaranteed the luxury of making decisions which may




not be reversed a month later by the planning appeals board.

criteria:

2.

For an !M.D.P. to cperate in this fashion, it must fulfill two

(1) It must be detsiled and comprehensive enough to ensure that
it may be translatzd into the kind of ,oning by-law which
reflects the needs of the municipality and the wishes of its
residents. The more certain the plan is about what it will
and will not allow, the more likely it is that citizens will
ensure what they want and avoid what they don't want.,”

(2) It must strive in every conceivable manner to become an
accurate manifestation of citizen viewpoint. Although the
oft referred to but little understood phenomenon known as
"citizen participation” is still an embryonic newcomer to
the world of government functions in general, and its planning
aspects in particular, a rather sophisticated variety of
"citizen participation" along with whatever obstacles it may
entail, is an unaboidable necessity if the concept of the
M.D.P. is to be realized. Even a minutely detailed, all
encompassing plan would be certain to meet with dissent if
it did not come from, and was not fully understoed by, the
residents of the municipality.

IT CITIZEN PARTICIPATION

The concept of "citizen participation" as it relates to municipal

development plans, becomes a necessity when the purpose of the M.D.P.
is concidered to be a preventative function, which guarantees citizens
that their city will not be developed in a maznner which they deem
undesirable.

The N.S. Planning Act, section 22, subsection 1, reads as follows:
"The council may appoint by resolution a planning adviscry

committee to assist the council in the exercising of any power and
carrying out of any duty under the Act."

be composed "of council members and others but the majority of the
committee shall be council members,"

to be determined by individual municipalities as various planning
situations may demand.

The Planning Act goes on to describe that this committes is to

The duties and terms of reference for this body are left open

Two interesting points in regard to this body are that it contains |

more council members than citizens at large, and that there is provision
that remuneration be naid to members of the comnittee.

Although some concerned citizens may not initially welccome the

prospect of being outnumbered by aldermen, this situation may possibly
be viewed as an advantage when observed in light of the kinds of
problems that have plagued various types of advisory committees in the

The Halifax downtown committee is a good example.

Since the members meet irregularly and have little spare time to

devote to information gathering and problem solving, they tend to have
only slightly more broadly based representation than council, while they
are far less efficient. In general, recommendations by committees of this
nature do not carry much weight with council and are taken far less
seriously then, say, staff recommendations.

=

= ES—— = —— ; '.illlllli




3e

Without this type of "participation", however, the situation is even
worse. City Council, city planning committee, city finance committee,
etc. are all one and the same group of people. The decisions are
efficient, but when the public are not satisfied, the difficulty is
termed a lack of "participation" and both sides are all too willing to
appoint a mayor's committee or hold a "public hearing". Neither of these
approaches can truly be said to successfully bring forth the views of
ordinary citizens.

The provisions of the Planninr Act may hold at least a partial
solution to this dilemma.

Because the majority of the members of the planning advisory
committee are to be council members, it is unlikely that an overwhelming
portion of the committee's discussion will be irrelevent to council's
day to day issues. Iikelihcood of the group's pertinence should be
increased by the comprehensive nature of the planning process, which is
their subject matter. Moreover, since there is at least the suggestion
of a remuneration, it is possible that some or all of the members will
be enabled to devote more time than would be the case were all services
purely voluntary. Moreover, some members might be chosen specifically
for their ability and experience in the field of various types of
community communication and organigrtion. ''hether paid by the city or
by a non profit citizens' group, such an individual could devote
considerable time and expertise toward making the planning process as
representative as possible. Moreover, since a2 majority of the members
would be council members and would be involved in the day to day process
of evolving a detailed plan proposal, they would hardly be likely to
dismiss thec committee's proposals lightly when voting as council members,

1L The Halifax M.D.P,

There are two chapters in the draft i1.D.P.: the first of these
is headed "Background" and the second is headed "Policies". Chapter I
has two sections: A. Purpose, and B. Authority.

Under the section entitled "purpose" there were initially four
paragraphs. A fifth was added by City Council on December 19, 1972.

In this section, the M.D.P. is said to include "Cbjectives" and
"Policies." Although neither of these terms is clearly defined, it
is indicated that objectives means "what the city should be" while policy
means "how the objectives can be achieved." Tor a more concise
definition of the term "policy" we consulted the Random House Dictionary
of the English Language, which defines "policy" as "a definite course of
action adopted for the sake of expediency, facility, etc." We prefer
this definition since it employs the word "definite" - a term which the
M.D.P. meticulously aveids. In any case, however, a clear definition
of some kind for these and cther key terms would be desirable since
words such as "policy" are otherwise so general as to be of little value.

In the second paragraph it is stated that "The plan is a
guide for accomodating growth." There are many who would disagree as
to whether this is the proper purpose of a plan. If, by "accomodating
growth" is meant"enactins a means of fitting in as much development as
possible into the city," then that certainly is not a purpose which
should be accepted in light of the discussion in section I of this brief.
If, on the other hand, that phrase means that the M.D.P. is to be "“a
guide which clearly declineates what kinds of development we will allow to
be accomodated, and where, and what kinds we will not zllow and where'",
then that is what the plan should say.
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The latter guotc would provide a more fertile statement of purpose
the promisc of which should then be fulfilled by the body of the plan.

The fourth paragraph in this section states that existing zoning
regulations shall continue to be in effect ¥intil specific functional
and local plans have been adopted." In other words, our 23 year old
zoning by-law is to be re-instated for an indeterminate length of time.

The final paragraph in this section was something of an after-
thought, appended to the plan by Council on December 19, 1972. It
allows for "inter-related mixed uses" on larger tracts of land at the
discretion of Council, giving Council a free hand to allow virtually
any large develcpment anywherc in the city, regardless of the M.D.P.
The staff report which accompanicd the amendment to Council indicates
that it is the result of a specific request from council that staff
providc a means for amending the plan in such a way as to allow a
Scotia Square type of centre on Quinpool Road near Windsor St. This is
in direct opposition to the spirit and the letter of the plan, since it
states that such major facilities are to be located in the dowvntown.
Such a step on the part of council is cause for grave misgivings on
the part of concerned citizens as to whether there is any hope at all
of conducting a meaningful dialogue on the subject of the i1.D.P., when
the council members themselves do not appear to taks the document seriously.

The next section (B) is headed "Authority". The most striking
attribute of this section of the plan is thc manner in which the word
"policy" is arbitrarily sclected from a quote from the N.S. Planning Act
and then described as "The operative word in the gquotation.™

In actual fact, the term "policy" re-interpreted as ''general
policy", is one of the more ncbulous words contained in the quote, and
onc cannot help wendering whether it is cmphasized for that very
recason. The authors of the plan seem adamant on the point that they arc
not legally bound to producc definitive statements on anything.

The perserverence with which this attitude continues to present
itself is disappointineg.

Chapter IT of the 1.D.P. is divided into L parts: |
a) objectives
b) 1land development
¢) schools, parks and major streets 1
d) sewer and water works

Section A describes thc "ultimate objective" for the city of
Halifax as
"To enhance the well being of the residents of Halifax
through the creation and maintcnance of an interesting
and livable city."

Although it is unlikely that many peopl would disagree with the
above statement, one can only profess wonder at the necd for its
inclusion of a plan of a plan of this nature. It certainly does not
provide a "guide" since it in no way distinguishes those types of
development which contribute to "an intcresting and livable city"
from those which do not. IlMost importantly, neither this objective nor
those which follow provide a basis for a zoning by-law or any other
implementation. The objective which reads "To enhance vistas and to
preserve vicws from Citadel Hill" secms to be based uon the precept
that if one can observe the harbour from certain points on the top of
Citadel Hill, it is not particularly pressing that water be visible
from other points in the city as well.
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It is unfortvnate that such an attitude prevails. Waterfront
access, and visual awareness of the harbour as one walks across the
C.B.D. are at least as important as views frcm the Citadel. It is
impossible to judge the desirability of implementing any of the
statements in the category of land development. Decisions concerning
optimum land use should be arrived at as the result of the identification
and comparison of alternatives.

The Planning Act provides for studies in the ficlds of economy,
finances, resources, population, land use, transportation facilities
and municipal facilities and services of thec municipality, ete.

Presumably, thercrfore, the city has access to information upon
which to base its statements; but unless the information from which the
conclusions arc derived is presented, there secms to be little purpose
in asking citizens to respond to the conclusions.

A similar lack of information pervades section (C). Since the
standards regarding schools, parks and major streets arc provided in a
I document known as the Development Guide, Update, 1972 but are not
provided in copies of The plan itself, it might prove useful to include
copies of the Update with copies of the M.D.P, distributed in the
future. T

The main problem with the standards presented in the Update is
that there is no provisicn in the plans for a mecans of making up our
apparent park-lands deficit. One statement in the section reads: '"Cnly
lands which arc of sufficient size and condition shall be accepted and
acquired for park purposes." Without a description of what sizes and
conditions are "sufficient", this type of observation will be of limited
value,

Section D, which deals with sewer and water works, is slightly
more amenable in its format than previous sections, for the reasrn
that it at lecast makes an attempt at some sort of priority list.

One problem with this section, however, is that the priorities

% include extension of sewers both to the south 2nd to the north. Such

l a policy seems incongruent with past staff recommendations that such
undertakings be limited to one of the two areas in question. i

|
n Moreover, the desirability of cncouraging "heavy commitments as to
development" in the Spryficld area has not been demonstrated.

_CONCLUSIONS

1, While the M.D.P. may conform to minimal requirements set by the
planning act, it does not contain the detail to serve the purpose of
preventing undesirable development from occurring in Halifax.

2s The primary deficiencies which would render the plan unsuccessful
are as follows:
a) The statements found in the M.D.P. arc open to numerous
interprctations; thereforc, few development proposals could be
proven to be "inconsistent" or "at varience" with the 11.D.P.

b) The M.D.P. does not include background information as
suggested in the planning act. Since it contains few
statistics concerning population, employment. transit needs,
etc., real statements of policy on these issues should not be
expected.
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¢) There is no budgeting procedurc attached to the olan.
d) There are, for the most part, no lists of priorities.

e) No specific zoning format is inecluded. Althcugh the M.D.P.
is supposed tec prevent council from doing certain things, it
actually gives council thc power to make any zoning changes
it wishes.

3. There arc some major areas which the 11.D.P. does not even claim

to touch upon. These include public transportation, acquisition of
recreation land and facilities, housing, health and social services, and
pollution control.

L. The amendment to allow "inter-related mixed uses" is a gcod
example of the kind of de~planning effect, the i1.7,P. would have if
approved. The fact that council intentionaily requested such an
addition, speccifically for Centennial Properties Ltd. seems to indicate
that the city is less than enthusiastic ahout supporting a strong plan.

i The M.D.P. provides for no citizen input other than public
hearings. Even the "Master Planl" from which the }1.D.P. was supposedly
distilled, recommends a "citizens' advisory committec", a less powerful
body than that described in the Plaining Act. This was deleted in

the draft M.D.P. As a result, most Halifax residents had not even
heard about the 11.D.P., until after it was written and approved by
council in principle.

6. The M.D.P. calls for the preparation of more specific plans at
some future time. WMot only are there no guarantecs that such plans will
be drawn up, but there is no indication that they would possess the

same authority as an M.D.P., This authority is key if plans are to
fulfill their preventative goal.

RECCMIENDATTON s

1. It is recommended that council, after consultation with community
planning groups and other citizen groups begin considering means of
setting up a "planning advisory committee" pursuant to section 22,
subsection (1) of the Planning Act, Chapter 16, revised statubes of
Nova Scotia 1967. It is further recommended that the office of the
Minister of Municipal Affairs be requested to assist in this procedure.

2. Since the M.D.P. is viewed by some as the beginning of a long

o

planning process, the planning advisory committee would have the opportunity

to become involved relatively early in the process. In se ting their
terms of reference, the group should consider the following:

a) determining which statements of the draft document currently
under discussion might be extended, to fcrm portions of a
serious, comprchensive M.D.P.

b) other arcas with which the plan should deal

c) new methods of maximizing general consciousness of and
participation in the nlanning process.

d) the assembly of relevant staff reports, 1APC rcports and
studies on population, economy, land use, etc. pursuant to
section 13, subsection 2 of the planning act, together with a
consideration of the types of information which is currently
available and remains to be compiled.
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3. It is recommended to whatever body ultimately involvcs itself in
the task of producing a serious, eifective M.D.P., that the plan concern
itself more directly and specifically to the areas of public transport,
acquisition of land for park purpcses, Housing (particularly as it

| relates to employment and recreation possibilities), Health and Social
Services and Pollution Control. It is further rccommended that these
and all topiecs dealt with in the 1{.D.P. be considcred in concrete terms
and in conjunction with budget, zoning and priority policy.
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.,;,..an education and a
smge to anyone concerned
‘the way we Live and about

!_'acy we Leave to oun

U ARE INVITED TO VIEW A
RIES OF FILMS BASED ON
\LEWIS MUMFORD'S BOOK

"THE CITY IN HISTORY"

iged by :

Scotia Division, Community
ning Association of Canada

Heritage Trust of Nova Scotia

sooperation from:

National Film Board of Canada




THIS SERIES OF FILMS IS A
MASTER VIEW OF ALL THE ACH
MENTS, FAILURES AND PROMISI
OUR URBAN CULTURE!

l

People in the Halifax-Dartn
County Region, in the past
have shown much interest i
planning and issues relatec

Dartmouth have new municips
development plans and the
Metropolitan Area Planning
Committee is nearing comple
of a regional plan.

WE FEEL THAT THOSE PEOPLE W
HAVE SHOWN CONCERN FOR THE
ENVIRONMENT SHOULD MAKE EVE
EFFORT TO ATTEND THESE FILM
SHOWINGS.

We have arranged for an ext
hatf hour after each film &
that people may stay and di
cuss the various topics. I1f
will be an excellent opponrt
Lo Leann and exchange ideas

FOR FURTHER INFORMATION PLEM.
TELEPHONE: 422-5564




g City: Heaven and Hell
utes 58 seconds

jutline of the opposed natures - creative
gstructive - of the city in history, the

s that created the first cities about five
nd years ago, and the forces that now

Bn “‘man’s most precious collective

tion .

=SDAY, JANUARY 17
FU - 2:00 P.M, (double feature)

« City: Cars or People?
wtes 56 seconds

—_——

* 0i an old but dangerously growing

m - how to make the city accessible for
3 and mixing without allowing the auto-
}ito make it congested and uninhabitable.

ICity and Its Region
Ites 56 seconds

shows that cities thrive best when they
armony and balance with the country-
wv can this balance be maintained or
in today's sprawling metropolitan

OGRAM — — — — ——

THURSDAY, JANUARY 18
12:30 - 2:00 P.M, (double feature)

4. The Heart of the City
27 minutes 56 seconds

A study of the growing sterility, duliness and
congestion that is destroying the vitality,
variety and breadth that once made cities
physically attractive and humanly creative.

5. The City as Man’s Home
27 minutes 55 seconds

Slums, giant public housing complexes, mass
suburbs, anonymous and bleak luxury apart-
ments - almost everywhere in our cities com-
munal standards of living fall as personal
standards rise. How did this happen and what
can cities now do?

FRIDAY, JANUARY 19
12:30 - 1:30 P.M.

6. The City and the Future
28 minutes 5 seconds

An inevitable and urgent choice must be made
- low-grade urban sprawl or a new kind of
regional city. This last film of the series exa-
mines prospects for the city and ways to re-
store its role. (Awards: New York: Columbus,
Ohio.)
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LOCATION:

NATIONAL FILM BOARD THEATRE
1572 BARRINGTON STREET

PACK A  LUNCH AND
COME TO THE MOVIES!!




A municipal develcpment
plan is a long term project.
|Its purpose is to determine what
ikkind of development will be most
liadvantageous to a city - in
jkeeping with the aims and goals
tof the citizens of that city.
lAccording to the Nova Scotia
|Planning Act, the adoption of a
[fmunicipal development plan
tn  .shall prevent the under-
ltaking by council of any devel-
joprent within the scope of the
'plan in any manner inconsistent
t_r at variance therewith."

In other words, a plan
hould set up development guide-
nes which cannot be legally
overturned by City Council while
the plan is in effect.

At the present time there
| is no plan in effect for Hali-
fax. As a result, City Council
1S beseiged by requests for
‘development permits, zoning
H_Changes, lot consolidations etc.

In each case, Council must grant
| Or refuse the request on an in-
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" Whose Plan ?

'  gsome questiois on

the MIDD?

dividual basis. Since every
council member quite naturally
has a different view of how Hal-
ifax can best be developed, the
result is a random assortment of
undertakings in all areas of the
city.

Developments receive Coun-
cil's approval for a variety of
reasons. The revenue received
from tax benefits is one factor
while a second is the influence
of the developer in question.

In looking at the Municipal
Development Plan which was re-
cently approved in principle by
Halifax City Council, one might
easily wonder whether it was
designed to cure the present
malaise or to perpetuate it.

Before adopting the Halifax
Municipal Development Plan, we
should decide what we want it to
do.

QUESTION: Why should we
have a municipal development
plan?
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LOCATION:

What does the
plan include 7

Chapter I, section A of the
alifax Municipal Development
g includes the following

" pv.sting zoning regula-
tions shall coatinue to be in
=ffect until specific functional
and local plars have been

adopted."”

Chapter II, section C,
paraqrapn 1 reads as follows:

" Standards ( regarding
echools , parks and maice

s-reets), as provided in the
;gEgJ?ﬂment Lulde, lpdate 1972,
“ave beer used in preparing the
averall development policy as
contained in Map 1. Therefore,
in future decision-making with
respect to these three subjacts
+hese standards shall apply.’

The above guot:s from the
M.D.P. indicate that the M.D.P.
actually includes not only the
faw pages that wer:s ailed ot
to intarestcd citizens ovar ‘he

pait sererai reets; but alsc the
tira 22 year old, much-2amerded
zo.. '~ Fky-law ("existing zor.ing

regulations"), as well as the
rather lengthy Development
Guide, Update 1972. -This latter
document is part of the long
discussed "Master Plan:

Sinece the zouing by-law 2and
the Development Guide, Update -

1)72 actually comprise the major
pcrtion of ti2 practical content
of the M.D.P., it is interesting
to note that they are not being
di Sussed along with the M.D.P.
In Zact, an wisuspecting citizen
whc has not read the fine print
an¢ footnet=zs might rnot even
not.ce, upon a single reading of
tha plan, that these documents
are part of the M.D.P.
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QUESTION:: Why dJdoes the
draft M.D.P. not include <&
dis-ussion copies of th> zonin¢H
by -la’ and the Deve opmenil§
Guice, Update 19727




N, Part VII of the Nova Scotia

oo Planning Act Js  devoted to

f zoning by--laws. The =zoning by-

~ // law is the t 0l by which the

M.D.P. s to be implemented.

L AL/// - —_— E Section 33. cubsection (1) readés
| / as follows:

n . _ / A council shall upoen
i -l / adoption of a ranicipal develop-
[ //’ ment . plan pas3 a zoniag by-law

£ /_J// for the purpose of carrying out
E___:uz;,/' the intent of the plan."

The M.D.P. recommends the
continuaticn of "existing zouing
regulations."” These were passed
in 1850.

; QUESTION: Why include a 22
iw Year old zoning by-law in a new
' plan?




