
PUBLIC HEARING AGENDA 
        Monday June 9, 2025 AT 6:15 PM  

Stewiacke Community Centre Stewiacke 
NS 

Before we begin our meeƟng, we would like to acknowledge that 
Stewiacke is in Mi’kma’ki, the ancestral and unceded territory of the 
Mi’kmaq people.

1. Call to Order

2. AƩendance

3. Confirmation of advertisement.

4. Correspondence received regarding the application/amendment

5. Reading of the recommendation from PAC.

6. Confirmation of correspondence

7. Planning StaƯ presentation

8. Presentations by members of the public

9. Questions from the gallery - first round

10. Questions from the gallery - second round

11. Questions from the gallery - third round

12. Adjournment













R E C O M M E N D A T I O N

Staff recommend that Council approve the following items set out in this report:
a.	 Amendments to the Municipal Planning Strategy and Land Use By-law that will regulate new development in Stewiacke to manage new 

demand on the Town’s water treatment capacity and restrict subdivision in rural areas.
b.	 A new standalone by-law that implements development charges for new residential development that uses Stewiacke’s public drinking 

water, adjusted by the number of dwelling units and water laterals.
c.	 Amendments to the Town of Stewiacke Fees Policy 2014-37 to set the fee amount which is referenced by the Development Charges Bylaw.
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SUBJECT
Measures to manage new demand on Stewiacke’s public drinking 
water supply until capacity is improved or better understood. 
Includes proposed amendments to the Town of Stewiacke’s Municipal 
Planning Strategy and Land Use By-law regulating new growth in and 
outside of the Town’s serviced area plus a standalone bylaw outlining 
development charges for new residential development.   

B A C K G R O U N D

Water Conservation Measures
On February 12, 2025, Staff presented a report to the Planning Advisory Committee in response to ongoing concerns over the limited 
ability of the Town’s centralized drinking water system to provide drinking water to residents in the face of rising drinking water 
demands from new development. The report outlined ways to manage growth through various limitations to development intended 
to minimize new demand on the Town’s water system while slowing subdivision in presently rural areas to reserve land for future 
municipally serviced growth once capacity is improved. The Planning Advisory Committee followed staff’s recommendation that 
Council instruct staff to produce the regulations. On February 13, 2025, the Committee of the Whole agreed that staff should proceed 
with drafting the regulations, which were presented to the Planning Advisory Committee on April 1. PAC then recommended that Staff 
proceed to public engagement. A meeting with the development community was held on April 22 at Town Hall and a Public Information 
Session was held on April 26 at the Stewiacke Public Library. In response to the input gathered, staff made modifications to the 
proposed regulations and met with the Planning Advisory Committee to discuss. On May 13, the Committee made a recommendation to 
Council to adopt the regulations with the included changes.

The regulations provided in this report: 

•	 set development restrictions on the number of dwelling units per lot in a new serviced overlay area; 

•	 limit the number of subdivisions per lot in a new rural overlay area; 

•	 set a performance standard for water intensive uses such as a car wash; 

•	 require connection to municipal drinking water where it is available; and 

•	 establish a new development charge bylaw which applies to new serviced residential development. 

•	 amend the Town’s Fees Policy to set the rate refereed to by the new Development Charges Bylaw



D I S C U S S I O N

What we Heard

A meeting with the development community was held on April 22 at Town Hall and a Public Information Session was held on April 26 at 
the Stewiacke Public Library. The following topics were discussed during the sessions:

•	 Alternatives - multiple members of the development community expressed that the Town should consider alternatives to slowing 
the pace of development. Three examples were mentioned: (1) pursuing water conservation on existing water uses (e.g. watering 
lawns, pools). (2) Installing a temporary treatment plant or renewing/repairing the existing plant to allow growth in the Town to 
continue while the new treatment plant is being built. (3) Allowing development to continue through on-site well water usage.

•	 Importance of ensuring water capacity for current users - Comments were made during both sessions regarding the importance 
of ensuring the Municipality is able to serve existing users of public drinking water. As a way of addressing water shortages in the 
town, emergency measures for existing residents to conserve water was expressed as a way to make maximum use of the Town’s 
current capacity while allowing development to continue.

•	 Development charges - members of the development community expressed that the development charge is too onerous for 
multi-unit buildings that are either being built in the near future or are to be built after the new treatment plant is complete. It was 
suggest to limit the fee for developments over a certain density instead of charging only on a per-unit basis. Increasing the water 
rates for existing customers was also considered. In both sessions, comments were made that the development charges should be 
lifted once the new water treatment plant is complete while others suggested that this would be unlikely to occur.

•	 Impact on Development Industry - members of the development community raised concerns over the impact that the regulations 
would have on their plans to continue developing in the Town. It was stated that some projects which would not be covered by the 
non-conforming clause of the Municipal Government Act have already received significant investment and should be exempt from 
the new regulations. Others expressed concern over the ability of the Town to service the tenants of new development, especially 
high density residential development. 

•	 Impact of slowing development - members of both engagement sessions expressed concerns over the overall success and 
prosperity of the Town moving forward if development is to slow down significantly. 

•	 Future water treatment plant - questions arose in both sessions over the price of the new water treatment system and how the 
Town will cover the cost. The timeline before the new plant is completed was also a concern, as delays to its completion would also 
delay growth and development in Stewiacke. For instance, if the Provincial and Federal government do not contribute to funding 
the project, residents were wondering how the Municipality would proceed. One resident expressed that the Town should provide 
a financial plan showing the payback period for financing the plant.

•	 Lack of data - members of both engagement sessions expressed that more information should be gathered about Stewiacke’s 
current capacity to treat and distribute drinking water. It is not currently known how much potable water is being lost to leakage 
before it reaches customers. It is also unclear how many additional dwelling units the existing water treatment plant can support 
or if the Town is projected to grow as much as it has in previous years. 

Discussion on What we Heard

Lack of Data

The comments provided during the engagement sessions highlight the impact the water conservation regulations would have on the 
development community. While the importance of ensuring a stable supply of water to residents was understood, members of the 
sessions expressed that the lack of data available made it difficult to have an informed opinion about the degree to which development 
in the Town should be slowed down. A 2023 study by CBCL was intended to provide this kind of data, but was unable to pinpoint 
statistics such as the number of dwelling units the Town could support with its existing system. The Town is investigating how much 
treated water is being lost through leakage from water pipes using existing data, but another full capacity study is not recommended as 
a part of this project. The existing treatment plant, which draws water directly from the St. Andrews river, is not sophisticated enough 
for detailed capacity information to be gathered.



Alternatives

Upgrading Stewiacke’s existing treatment plant is one a potential pathway to increasing water treatment capacity in the Town, but there 
are obstacles to doing so. The cost would likely be paid entirely by the Municipality as opposed to a new treatment plant which would 
receive a combined two-thirds funding from the Provincial and Federal government. 

In the course of a year, the rate at which water is drawn from the St. Andrews river regularly triggers the ecological maintenance flow 
requirements of the Department of Environment and Climate Change, so it is less likely that funding would be granted to enable more 
water to be drawn from the river compared to the development of a new treatment plant that draws water from a central well. Other 
measures, such as efforts to reduce the amount of water currently being used by residents, would help improve the Town’s water 
capacity but Staff are not recommending these measures be taken as an alternative to slowing the pace of development through the 
proposed regulations. 

Use of On-Site Well

By requiring new development to connect to public drinking water where it is available and by limiting the rate of subdivision in 
more rural areas of Town, the proposed regulations slow down the rate of development that would use on-site well water. Staff are 
recommending these measures because residential development using on-site well require larger lots which, once the new treatment 
plant is completed, could considerably reduce the amount of land remaining within the Town for centrally the serviced development 
that will help to pay for the new treatment plant. 

Development Charge By-law for Multi Unit Projects

It has been recognized that the development charge by-law may not be lifted once the new water treatment plant is completed and 
high density development is once again permitted in Town. Because the Development Charge By-law did not account for the impact 
the charge would have on multi-unit dwellings, the recommended rates have been changed for all dwelling units after the first. 
Previously a $3,000 charge was applied on a per dwelling unit basis to all development serviced by Municipal drinking water. The new 
recommended approach is to charge $3,000 for the first dwelling unit and $900 for each additional unit after the first. For instance, a 
new 60 dwelling unit apartment building serviced by public drinking water would be charged $56,100 instead of $180,000 through this 
new by-law. 

Extension of the Non-Conforming Clause

The intention of the Water Conservation regulations is to reduce the pace of new development without causing unnecessary disruption 
to projects that are already underway. For projects that have undertaken substantial design work and have obtained tentative approval 
for a specific development project, it is Staff’s recommendation that these projects be exempt from the proposed limitations on the 
number of new dwelling units permitted.
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TOPIC PAGE/SECTION RECOMMENDED AMENDMENT

1.	 Conservation 
Overlay Preamble

Page 9
Section 2.3.3
Water System

Remove the following text:
“The completion of the new 450,000 gallon reservoir means the water system will 
have significant capacity to service future development.” 
Replace with 
“In response to concerns over the ability of Stewiacke’s existing water treatment 
system to support new growth in the Town, Council has established a Serviced 
Water Conservation Overlay with the intention of temporarily slowing the speed 
of residential development and restricting new commercial land uses that make 
intensive use of Town water until service capacity improves.
To accompany the Serviced Water Conservation Overlay, Council has established 
a Rural Reserve Overlay. By restricting growth in areas that are to be serviced with 
public drinking water, it is probable that development pressure will be pushed to 
areas outside of the water coverage map through the use of on-site well, which 
Council wishes to mitigate through this overlay.”

2.	 Reflect Current 
Development 
Trends and fix 
Typographical Error

Page 9
Section  2.3.3

Remove stricken text 
“Council also feels is it very important to conserve water as much as possible. The 
Town has experienced a reduction in water usage recently and is hopeful that this 
trend will continue. Not only is the conservation of water a worthy sustainability 
goal but it will reduce the need for costly water infrastructure projects in the long 
tem.”
Replace With
Not only is the conservation of water a worthy sustainability goal but it will reduce 
the need for costly water infrastructure projects in the long term.

3.	 Establish Serviced 
Water Conservation 
Overlay 

Page 9
Section 2.3.3
Water System

Add a new policy after Policy ICSP 3:
“Policy ICSP 4 - It shall be a policy of Council to establish the Serviced Water 
Conservation Overlay on the Town’s zoning map. This overlay is intended to apply to 
areas where public drinking water is being supplied or has the immediate potential 
to be supplied by public drinking water.”

4.	 Establish Rural 
Reserve Overlay

Page 9
Section 2.3.3
Water System

Add a new policy after the new Policy ICSP 4:
“Policy ICSP 5 - It shall be a policy of Council to establish the Rural Reserve Overlay 
on the Town’s zoning map. This overlay is intended to apply to rural areas outside of 
the Serviced Water Conservation Overlay.”

5.	 Reflect Current 
Development 
Trends

Page 15
Section 2.3.11
Strategic Growth

Remove:
“The Town is well positioned to grow in the coming years. This growth should 
be directed so as to minimize the amount of public expenditures needed to 
accommodate development.”
Replace With:
“Growth in the Town should be directed to minimize the public expenditure 
required to accommodate new development.”

M U N I C I P A L  P L A N N I N G  S T R A T E G Y  A M E N D M E N T S
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TOPIC PAGE/SECTION RECOMMENDED AMENDMENT

1.	 Reflect Current 
Development 
Trends

Page 15
Section 3.1
Overall Development

Remove stricken text
“Stewiacke has a water and wastewater system which services most of the Town’s 
population. There is a significant amount of vacant land located adjacent to the 
systems and considerable excess capacities in the systems. Development on this 
vacant land may occur on the existing public streets or a landowner may construct a 
new public street with services connecting to the public services.”

2.	 New Definition, 
Water Intensive Use

Page 12
Definitions

Add a Definition Beneath ‘Watercourse’
Water Intensive Use means a use that incorporates water as part of a product, 
service or process and shall include:
(a)	 Garden centres;
(b)	 Commercial greenhouses;
(c)	 Plant nurseries;
(d)	 Golf courses;
(e)	 Laundromats;
(f)	 Water attractions;
(g)	 Food or beverage processing plants; and
(h)	 Any other use identified as water intensive by the Municipal engineer. 

3.	 Require Connection 
to Central Services

Page 20
General Provisions for All 
Zones
Section 5.5

Add a Policy Beneath 5.4
5.5 Connection to Central Services 
New plumbed buildings shall be connected to the public drinking water system 
where such service is available. Where service availability is unclear, the Municipal 
Engineer shall decide based on site conditions and available system capacity.

4.	 Regulate Water 
Intensive Uses

Page 22
General Provisions for All 
Zones
Section 5.21

Add a Policy Beneath 5.20
5.21 Water Intensive Uses
Where Water Intensive Uses are permitted in a zone, no development permit will 
be issued for any Water Intensive Use unless the development is not connected 
to the public drinking water system or the applicant provides an end use water 
consumption study, conducted by a qualified professional, indicating that the 
estimated peak water consumption of the development would not exceed 400 
gallons per day.  

5.	 Add Serviced Water 
Conservation 
Overlay

Page 47
Part 14 Overlays
Section 14.1

Add a New Part Beneath Part 13
Part 14 Overlays
14.1 Serviced Water Conservation Overlay
In the Serviced Water Conservation Overlay, permitted uses shall include all uses 
permitted in the underlying zones with the following exceptions:
a.	 Based on the lot delineations of Schedule C (Map of Water Conservation 

Overlays), a development permit shall not be issued if two or more dwelling 
units have already been approved on a given lot.

b.	 A development shall be exempt from 14.1 (a) if If a development permit or 
tentative approval for subdivision have been approved by the Development 
Officer, or if the Development Officer determines, at their sole discretion, that a 
complete application for a Development Permit has been received. 

L A N D  U S E  B Y L A W  A M E N D M E N T S
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D E V E L O P M E N T  C H A R G E S  B Y L A W

Development Charges Bylaw

1	 TITLE
This bylaw shall be known as and may be cited as “The Development Charges Bylaw for the Town of Stewiacke”.

2	 DEFINITIONS
For the purposes of this Bylaw, the following words shall have the meanings hereby assigned to them:
•	 “Dwelling Unit” means a dwelling unit as defined in the Land Use Bylaw.
•	 “Water Serviced Lot” means a lot that has a Municipally approved water lateral.
•	 “Water Unserviced Lot” means a lot that is not a Water Serviced Lot.

2.1	 Development Subject to Charges
Infrastructure charges shall be due and payable to the Municipality on a Water Unserviced Lot upon request to be serviced by public                               
drinking water for residential purposes.

2.2	 Rates
The fee for developments subject to charges under this bylaw shall be charged based on the rates of the Town of Stewiacke Fees 
Policy.

The following regulations would form a separate bylaw to apply development charges to all new residential development that is to be 
serviced by public drinking water. 

A M E N D M E N T S  T O  F E E S  P O L I C Y  2 0 1 4  -  3 7

The following amendment sets the fee of the Development Charges By-law.

TOPIC PAGE/SECTION RECOMMENDED AMENDMENT

1.	 Set fee of 
development 
charges for drinking 
water connection

Page 3
Sewer/Water Connection

Add, below “Installation of Water Lateral” and before “Development Control Fees”, 
a new header “Development Charges”
Development Charges
Connection to Town Drinking Water - $3,000 for the connection of a water lateral, 
plus $900 for each dwelling unit to be connected after the first. 

TOPIC PAGE/SECTION RECOMMENDED AMENDMENT

5.	 Add Rural Reserve 
Overlay

Page 47
Part 14 Overlays
Section 14.2

Add a New Section Beneath 14.1 
14.2 Rural Reserve Overlay
Within the Rural Reserve Overlay, the number of new lots that may be created from 
an area of land shall be restricted to three lots per calendar year.
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   SPECIAL MEETING OF COUNCIL AGENDA  
                                                                                             Monday June 9, 2025 
                                                                                    Stewiacke Community Centre Stewiacke NS 
                

  
 
  

Before we begin our meeƟng, we would like to acknowledge that 
Stewiacke is in Mi’kma’ki, the ancestral and unceded territory of the 
Mi’kmaq people.  

 
  

This meeƟng will start immediately following the Public Hearing which begins at 6:15PM. 

1. Call to Order of the Special MeeƟng of Council 
 

2. AƩendance   
 

3. Approval of / Changes to Agenda  
 

4. Disclosure of Interest on Agenda Items 
 

5. Approval of Minutes N/A 
 

6. Announcements / ProclamaƟons – N/A 
 

7. PresentaƟons – NA 
 

8. WriƩen PeƟƟons and Correspondence – N/A 
 

9. Business  
 
A) Planning Advisory CommiƩee 

 
10. By-laws and Policies – N/A 
 
11. CiƟzen Comments – N/A 

 
12. Mayor Report – N/A 

 
 
    



 
   SPECIAL MEETING OF COUNCIL AGENDA  
                                                                                             Monday June 9, 2025 
                                                                                    Stewiacke Community Centre Stewiacke NS 
                
13. Councillors Reports – N/A 
    
14. In-Camera Session  – N/A 

 
15. NoƟce of MoƟon and ReconsideraƟon – N/A 

 
16. Adjournment   

 
    

  
 
 
 


