
Housing Accelerator Plan Review & 
Growth Management Framework

January 9, 2025



Purpose

• Introduction and Orientation – no decisions. The material here is to hopefully get you 
thinking… FUN , team building

• Spectrum of opinions and perspectives are important to sound decision making 

• We want to understand where you are at: 
 What do you value about Wolfville? 

Tensions you are aware of / not aware of 
Comfort levels with different building forms + Commercial expansion

 

• We will provide these slides for you to review 
• We are available to meet with you and discuss the material! 



HAF Action Plan - Roles

• Committees of Council 
• PAC and HAC role 
• Non-market group
• Design Review

• Town Staff (advice)
• Consultants 

• Town Council (decisions)

• Community members
• Builders, Investors
• Property and Business Owners 
• Other stakeholders (regional, 

special interest, etc)

Ecosystem of inputs and perspective 
to inform Council decisions.

All want the best for Wolfville.



Purpose and Roles - reflection

Psychological Safety:
Psychological safety is the shared belief that it's safe to take 
risks, express ideas, and admit mistakes without fear of 
consequences. 

It fosters motivation and accountability by creating a culture of 
trust, respect, and growth, replacing fear-driven behaviors with 
shared responsibility.

Motivation and Accountability:
Removing fear of consequences enables us to take risks, 
innovate and learn. A culture of trust enables us to feel valued, 
committed to our roles and strengthens ownership of work. 

We can step out of our comfort zones and develop new skills 
and achieve a high learning, high performance and high impact 
environment. These are the aspects needed to become a 
World-Class destination, community and workplace.

Think about what you need to get here. 
Bring your thoughts to next meeting. 



Big Picture... 



Big Picture

How we organize our human 
settlements has and continues to evolve.  
We respond to challenges and opportunities of the time. It is a 
big experiment / learning as we go. 

(how we respond to change today – in the current time and legislative context – is defined in our 
planning documents…)  



Land use change through time

Responding to the 
challenges and 
opportunities of 
the day.



Zoning map – 1978  < 50 years of zoning
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Design Guideline Areas



Zoning Retrospective  

• Early surveys and settlement of the Town were done without the zoning 
we use today 

• 1978-2020 there is very little change to the zoning approach

• As part of this process - we are going to bring forward new Land Use 
scenarios to respond to the challenges and opportunities we face 
today and moving forward - including our HAF commitments 





Growth Management Framework

Infrastructure: Ensuring capacity for growth

Fiscal Sustainability: Maintaining balanced 
finances and revenue generation

Parks and Open Space: Supporting 
community quality of life and ecology

Traffic and Mobility: Addressing 
transportation challenges

Heritage, Culture, Sense of Belonging This work will be very helpful to Council's 
Strategic Planning in the Spring



Fiscal Sustainability

Majority of Town budget comes from property taxes.

• High residential tax burden + many are capped

• Increasing individual property taxes unpalatable

• Level of service expectations are very high 

• Limited revenue generation opportunities

• This is actually 87% with Water and Sewer that 
service properties

Growth Management Framework allows us to explore 
how we can increase Town budget to support current 
and future residents. 



Fiscal Sustainability

Land Use Breakdown

• Majority of Town is zoned for 
residential use

• Small amount of commercially 
zoned land

These are the Town's two main 
sources of revenue



Fiscal Sustainability

2024-2025 Tax Rates:

Residential: $1.4655 per $100 assessment ($8,599,115)

Commercial: $3.5655 per $100 assessment ($1,512,319)

Commercial land makes up a small amount of land in Town:

• Total land area: 608 hectares

• Total Commercially zoned land: 32 hectares
o (5% of all land)

• Total residentially zoned land (excluding C2): 259 hectares
o (42% of all land)

Tax collected 2024-2025



Fiscal Sustainability

Revenue generation productivity by building type



Fiscal Sustainability

Revenue generation productivity by building type



Fiscal Sustainability

Revenue generation productivity by building type



Tensions

Does 
not 

exist

Higher 
Taxes?

Service 
cuts?

Tax Base 
Growth

I want 
better 

services!

I want low 
density / less 

change!

I want 
stable 
taxes!



Tensions – Entrepreneurship and Economic Development

• How do we better support local, small scale development? 

• What I hear is people don’t want huge buildings everywhere. 

• Property Development is hard and slow moving. Significant risk. 

• Small, thoughtful projects (often by locals) are rare. 
• No culture of entrepreneurship in Development
• The narrative is that anyone Developing properties and creating housing are “greedy”

• We spend most of our time with “big” developers who can go through significant processes, 
spend a lot on drawings and diligence and potentially be able to litigate and pay for that.



Nuts and bolts of HAF 



Housing Accelerator Fund Agreement

The Town has signed an Agreement with the Federal Government
• We have committed to:

oHAF Action Plan,
oa minimum of 120 permitted units by 2027; and
o17 affordable units over the duration of the HAF timeline (end of 2026).

• We are receiving $1.8 million over 4 installments of $456,900
o Have issued Building Permits to-date for 72 units, including 4 affordable. 

• We can meet with you 1v1 to provide more information / get you up 
to speed.



HAF Action Plan Summary



Community Profile considerations…

Demographic overview (you will receive a fulsome Community Profile update soon):
• Wolfville has an aging population 

• Seniors want to downsize, but have few options
• Greatest population growth to 2032 is anticipated for seniors ages 85 (HNA)

• There is a population gap for those ages 25-44 (young families)

• Greatest need is housing for young families to raise children, and for downsizing seniors.

• We cannot "people zone," or dictate who will live in a specific area or impose assumptions about 
residents' demographics or lifestyles based on housing types. 

• Different housing forms, such as apartment buildings or single-family homes, accommodate a wide 
range of occupants and lifestyles, as these forms are shaped by individual preferences, affordability, 
and cultural factors rather than the structure itself.



Community Profile considerations…

Top 5 Places of Employment for Wolfville Residents (2021):
• Educational services (Acadia)
• Accommodation and food services
• Healthcare and Social Assistance 
• Retail 
• Professional, scientific and technical services (accounting, engineering, PR etc)

Do we want more jobs in Wolfville? When we think about our current housing 
supply, who are we not serving? What opportunities can we create?



Housing Supply Gap and Need

The HAF is a federal partnership to expedite housing nationally in recognition of 
the challenges and barriers to housing construction and affordability.

Our housing need: 

• 1,705 units needed by 2032 (155/year) vs. 25/year currently (Housing Needs Assessment)

Our current approach will not reduce barriers:

• Restrictive zoning, rising costs, labour shortages and material cost increases

• Low rates of project completion

• The Town will need to issue well over 120 permits to see our target of 120 units built



Housing Supply Gap

Despite approximately 500 
units in the hopper, this 
amounts to less than half of 
our need of 1,005 units by 
2029.



Growth Management Framework

Infrastructure: Ensuring capacity for growth

Fiscal Sustainability: Maintaining balanced 
finances and revenue generation

Parks and Open Space: Supporting 
community quality of life and ecology

Traffic and Mobility: Addressing 
transportation challenges

Heritage, Culture, Sense of Belonging This work will be very helpful to Council's 
Strategic Planning in the Spring



Staff are proposing a three-phase approach to completing this work.

Through our HAF agreement, we are committed to implementing the action plan on a prescribed 
timeline. 

Workplan

PHASE 1: December 2024-February 2025

• Analysis, background work, onboarding consultants

PHASE 2: March 2025- June 2025 

• Public Engagement and draft documents for direction 
from Council

PHASE 3: July 2025 – October 2025

• Finalizing documents and implementation



Workplan – consultant support



Throughout the duration of the HAF program, Staff will continue to work closely with key stakeholders 
and subject matter experts:

• Landowners

• Non-market housing working group

• Acadia University Board of Directors

• Consultants

The community will be consulted throughout this work

• Website and Blooms– information publicly available 

• Mail outs containing information and engagement events to be sent out

• Open House Week to occur during phase 2 

• More detailed engagement plan + schedule will be presented in February-March

Community Engagement



Discussion



Workshop



R1 and R2 Neighborhoods 

Neighbourhoods – Map, sticky 
notes 
What housing forms are 
appropriate in low density areas of 
the Town? (existing R-1 and R-2) 
Housing form examples in Wolfville 
– 4-unit townhomes, semis, 
duplexes, secondary units, garage 
units
Chestnut, Lynn’s, Stirling, Cherry, 
Travis on Hillcrest, Secondary on 
Highland, Kelly’s, hillside semis, 
Cluster? 

Things that don’t belong – why? 



Workshop



Workshop



Downtown / Commercial Area Map

Downtown – Map, Sticky notes
Should we expand our downtown, 
C-1 zone? C-2 zone’s role? How 
should we expand? 
What challenges do you foresee in 
expansion? 



Downtown / Commercial Area Map



Extra Slides



Future Land Use Map



Zoning Map
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