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Tupper, Ann 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

Follow Up Flag: 
Flag Status: 

Glover, Sean (Halifax) < sglover@coxandpalmer.com > 

September-23-16 5:44 PM 
Tupper, Ann 
Hickman, Leslie C; Beck Gilbert; Beck Gilbert 
Application to Purchase Crown Lands at Owls Head Harbour, Halifax County 
Application.pdf; Letter.pdf 

Follow up 
Flagged 

Dear Ms. Tupper, please see attached correspondence. 

In addition, I note that Beck Gilbert also owns half of Cuckold Island (PIO 40630733), and is open to discussing 
its inclusion in any package going back to the crown in exchange for the requested Crown Lands. 

Further to my discussion with Leslie Hickman this afternoon, I confirm that we authorize the Crown to open the 
application and begin its investigations required to proceed with its evaluation of the same (i.e. environmental). 
We request that reasonable steps be undertaken to keep the application confidential, but understand that this 
may not be entirely within your control. 

Thank you and I look forward to working with you, 

Sean 

Sean Glover I Cox & Palmer I Partner I Lawyer 
Direct 902 491 4236 Cell 902 449-4352 Fax 902 421 3130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower I, 1100-1959 Upper Water Street Halifax NS B3J 3N2 



NOV~ 
Nanmll Resources 

Application for the Use of Crown Land and 

Application for Sale or Donation of Land to the Province 

Crown Land is all or any part of the land under the administration and control of the Nova Scotia Department of Natural Resources. 

Included in Crown land is most of t he submerged land (t he sea bed) around Nova Scotia. This application is required If you are 

Interested In using Crown land for non-forest ry purposes or if you want to sell or donate land to the Province. Information about 

applying for Crown Land is available at: www.novascotia.ca/natr/land/application.asp 

PART 1-APPLICANT INFORMATION Please Print 
1. TYPE OF APPLICANT (please check only one (v)) 

0 lndividual(s) IZI Registered Company D Registered Society D Municipality 

2. PRIMARY APPLICANT 

INDIVIDIUAL (Complete Appendix A for additional applicants) CORPORATION, SOCIETY OR MUNICIPALITY 
Last Name Full Legal Name of Company, Society or Municipality 

----- - - Lighthouse Links Development Company 
Given Names Business Number (BN) 

75122 3090 
Are you over the age of 197 Primary Contact? (If No, also Registry of Joint Stock Companies Jurisdiction of Registration 

complete Section 3 below) Number (if Company or Society) : (if outside of Nova Scotia) 
O Yes O No O Yes O No 3301517 Nova Scotia 
Mailing Address: PO Box Street No Malling Address: PO Box St reet No 

1959 

I Unit 
- ~-

7 u nit 
Street Name Street Name 

Upper Water Street 1100 
City, Town or Village I Province City, Town or Village I Province 

Halifax Nova Scotia 
Country I Post al Code Country I Postal Code 

Canada B3J 3N2 
Primary Phone Number Secondary Phone Number Primary Phone Number Secondary Phone Number 
( ) ( ) ( 902 ) 491-4236 ( 902 ) 421-6262 

Fax (Optional) Emai l Address Fax (Optional) Email Address 
( ) ( 902 ) 421-3130 sglover@coxandpalmer.com 

3. PRIMARY CONTACT/DESIGNATED REPRESENTATIVE (If d ifferent t han Section 2 ab ove) 
Last Name I Given Names 
Glover Sean 
Describe the relationship of Primary Contact/Designated Representative to Applicant: 

□Trustee O Family Member {describe relationship) 

□Executor @ officer of the Company (describe position) Secretary 

D Solicitor/Legal Counsel O other {describe) 

Mailing Address: PO Box I Street No 

1959 

I Street Name 

Upper Water Street 
I Unit 

1100 

I City, Town or Village 

Halifax 
Province I Country Postal Code 
Nova Scotia Canada B3J 3N2 
Primary Phone Number I Secondary Phone Number I Fax (Optional) Email 
( 902 ) 491-4236 ( 902 ) 421-6262 ( 902 ) 421 -3130 sglover@coxandpalmer.com 

-

Version 2.0 - January 2015 For additional Information, please go to www.novascotia.ca/natr/land/application.asp Page It 



Natural Resources 

Application for the Use of Crown Land and 

Application for Sale or Donation of Land to the Province 

4. DISCLOSURE OF GOVERNMENT EMPLOYMENT (Complete Appendix A for additional applicants) 
The Applicant is a Provincial The Applicant' s Spouse, or an officer in the Applicant Company/Society is a Provincial Government employee: 
Government employee: 

O ves (If Yes name of spouse or officer(sf 

O ves 0 No 0 No 

PART 2 -TYPE OF APPLICATION 

I would like to I check only one v): 

D Renew or change an existing activity on Crown land (e.g. a lease, license, letter of authority or permit) - Go to Section A 

D Request permission to construct, place, repair, maintain and use a wharf/boat ramp/mooring - Go to Appendix C 

0 Apply for a new activity (excluding wharf etc.) related to Crown land or to buy, sell, donate or exchange land - Go to 
Section B 

SECTION A: RENEW OR CHANGE AN EXISTING ACTIVITY ON CROWN LAND 

Al. The document number on my current lease, license, letter of authority or permit to use Crown land is: _ _____ _ 

A2. I would like to (check all that apply v): 

D Renew my lease, license, letter of authority or other permission to use Crown land 

D Add or remove a person or organization on my lease/license (Complete Appendix A to list name(s) and address(es)) 

D Terminate my permission to use Crown land as of my next renewal date or as of the following date: 

Year ___ Month _ __ Day _ _ _ 

For al l other requests, please contact the Department of Natural Resources, Land Administration Division (see Page 4 for 

contact information). 

➔ GO TO PART 3 OF THE FORM - SIGNATURE OF APPLICANT 

SECTION B: NEW ACTIVITY RELATED TO CROWN LAND OR TO BUY, SELL, DONATE OR EXCHANGE LAND 

Bl. Please select the requested activity lcheck only one v): 

For more information, please go to www.novascotia.ca/natr/land/application.asp. 

D Exchange land that I own for Crown land D Lease Crown land - please complete 

Appendix B as part of your application 

D Sell land to the Province 

What is the reason for exchanging your land: ______ _ 

D Donate land to the Province 0 Buy Crown land 

D Request permission to use or have access across Crown land (temporary/short term use or permanent access)- please 
describe purpose in the box below 

Version 2.0 - January 2015 For additional information, please go to www.novascotia.ca/natr/ land/application.asp Page 12 



NOV~ 
Natural Resources 

Application for the Use of Crown Land and 

Application for Sale or Donation of Land to the Province 

B2. location of the land 

Please provide the following Information to help identify the location of the Crown land you wish to use or the privately 
owned land you wish to sell, donate or exchange. 

Every parcel of land in Nova Scotia has a unique Parcel Identification number (PID). If you don't know the PID(s), check with 
your local land Registration Office (lRO). The LRO can also provide you with a printed Property Online map of the PIDs 
involved in the transaction. LRO contact information can be found here: www.novascotia.ca[sns[offices.asE! 

B2.1 CROWN LAND PID(s): list all Crown land PIDs or portions of PIDs you want to use or exchange. If you need more space, 
copy this page to list additional PIDs. 

PIO Full PIO or Community Name/County 
a portion? 

00489591 Full Little Harbour/Owls Head/Halifax County 

40747578 Full Little Harbour/Owls Head/Halifax County 

40751273 Full Little Harbour/Owls Head/Halifax County 

41307992 Full Little Harbour/Owls Head/Halifax County 

B2.2 PRIVATE PID{s): list all private land PIDs or portions of PIDs you want to sell, donate or exchange. If you need more 
space, copy this page to list additional PIDs. 

PIO Full PIO or Community Name/County Has land been surveyed? Are there any buildings/structures 
a portion? on the land? 

0 Yes (a ttach the survey) □ Yes 0 No 

D No (provide estimated If Yes, describe: 

area: ) 

0Yes (attach the survey) □ Yes 0 No 

D No (provide estimated If Yes, describe: 

area: ) 

0Yes (attach the survey) □ Yes 0 No 

D No (provide estimated If Yes, describe: 

area: ) 

0Yes (attach the survey) □ Yes 0 No 

D No (provide estimated If Yes, describe: 

area : ) 

0 Yes (attach the survey) □ Yes 0 No 

D No (provide estimated If Yes, describe: 

area: ) 

Version 2.0-January 2015 For additional information, please go to www.novascotia .ca/ natr/land/application.asp Page 13 



Natural Resources 

Application for the Use of Crown Land and 

Application for Sale or Donation of Land to the Province 

B2.3 SITE MAP or SKETCH: 

For ALL applications to use or have access across Crown land, please enclose a site map or sketch that shows the following: 
• All Crown PIDs or portions of PIDs that you want to use or have access across 

o Include the size and shape of the area(s) requested; or 

o Describe the location of the access route. 

• The location of the requested site in relation to any neighbouring properties; and 

• The approximate distance to prominent nearby features such as buildings, roads, waterways (include names). 

For a LAND EXCHANGE application, please enclose: 

• A map or sketch that shows all items l isted above for the Crown land you want to acquire; and 

• A map of your land, including all PIDs or partial PIDs you want to offer in exchange for the Crown land. 

NOTE: An example of an acceptable site map can be found in Appendix D. 

➔ GOTO PART 3 OF THE FORM - SIGNATURE OF APPLICANT 

PART 3 - SIGNATURE OF APPLICANT 

Please note: 

Applicable fees are detailed in the Department of Natural Resources "Fees for Activities on Crown land" document which is 

posted on the Department's website: www.novascotia.ca/natr/land/pdf/Fees-Activities-on-crownland.pdf. You may also call the 

Department to obtain a list of the fees. 

Name and Signature of Applicant/Signing Authority Date Signed 

SEAN M. GLOVER.) 'Sec re. hry 

I 

Return the form and attachments to: 
Department of Natural Resources 

Land Administration Division 
PO Box 698 
Halifax Nova Scotia 83J 2T9 

FOR DEPARTMENT USE ONLY: 
Application Number 

Questions? 
Call: (902) 424-4006 
Fax: {902) 424-3173 
Email: landweb@novascotia.ca 

Website: www.novascotia.ca/natr/land/ 

Date Received 

Version 2.0-January 2015 For additional information, please go to www.novascotia.ca/natr/land/ applicat ion.asp Page 14 



Natuml Resources 

Application for the Use of Crown Land and 

Application for Sale of Land to the Province 

APPENDIX A: APPLICATION INFORMATION FOR MULTIPLE APPLICANTS OR 
FOR ADDING/DELETING NAMES TO AN EXISTING LEASE OR LICENSE 

NOTES: 

1) If there are additional applicants to be added/deleted, please copy this page. 

2) For a Company, Society or Municipality please complete the fields denoted with an asterisk(* ). 

ADDITIONAL/DELETED APPLICANT 

□Add or D Delete this Applicant 

Last Name Given Name(s) 

Full Legal Name of Company, Society or M unicipality' Business Number (BN) • 

Are you over the age of 19? Mailing Address: PO Box' I Street No. • Street Name' Unit' 

OYes ONo 

City, Town or Village' J Province' Country' I Postal Code' 

Primary Phone Number' I Secondary Phone Number' I Fax (Optional)• Email' 

The Applicant is a Provincial The Applicant's Spouse, or an officer in the Applicant Company/Society is a Provincial Government employee: 
Government employee: □ Yes (If Yes name of spouse or officer) 
O Yes O No □ No 

Do you currently hold a campsite lease on Crown land? I For campsite Leases only, Birth Date is required: __ I __ / __ 
O Yes D No If Yes, Lease number 

YYYY MM DO 
Signature of Applicant/Signing Authority Date Signed 

ADDITIONAL/DELETED APPLICANT 

□Add or D Delete this Applicant 

Last Name Given Name(s) 

Full Legal Name of Company, Society or Municipality' Business Number (BN) • 

Are you over the age of 19? Mailing Address: PO Box' I Street No.• Street Name Unit' 

O Yes 0 No 

City, Town or Village' I Province' Country' I Postal Code' 

Primary Phone Number' I Secondary Phone Number' I Fax (Optional)• Email" 

The Applicant is a Provincial The Applicant's Spouse, or an officer in the Applicant Company/Society is a Provincial Government employee: 
Government employee: □ Yes (If Yes name of spouse or officer) 

O Yes □ No □ No 

Do you currently hold a campsite lease on Crown land? I For Campsite Leases only, Birth Date is required: __ / __ / __ 
O Yes 0 No If Yes, Lease number 

YYYY MM DD 
Signature of Applicant/Signing Authority Date Signed 

Version 2.0 -January 2015 For additional information, please go to www.novascotia.ca/natr/land/ applicatlon.asp P age I S 



Natural Resources 

Application for the Use of Crown Land and 

Application for Sale of Land to the Province 

APPENDIX B: APPLICATION TO LEASE LAND FROM THE PROVINCE 

APPLICATION TO LEASE LAND FROM THE PROVINCE 

For more information on the province's Crown land leasing policy and the steps and timing involved in the process, please go to 
www.novascotia.ca/natr/iand/pdf/CrownLandTransactions-Leasing2014.pdf. 

1. Type of Lease 

What is the intended use of the requested land? 

D Agriculture - please specify (for example - blueberry, cranberry, maple sugary) 

D Wind power generation: 

D Test - number of turbines if known ---------------
□ Production - number of turbines if known -------------

□ Commercial - please specify (for example, Christmas tree production; mineral, peat or aggregate exploration or extraction) 

D Recreational - please specify (for example, profit or not-for profit; shooting range; softball/baseball diamond) 

D Communications - please specify (for example, tower for high speed internet) 

D Submerged land -water lot (for example, marina, personal use or tidal) 

D Other (please describe):--------------------------------

2. Development Plan (see the Applicant Guide on how to prepare a plan: www.novascotla.ca/natr/land/pdf/2013-05-
03 Guidelines Applicants Crown Land Leasing.pdf) 

For agricultural, commercial or wind lease applications, a Development Plan will be required. A Development Plan is: 

D Available 

D Being developed and will be available by: Year ___ _ Month _ ___ Day ____ _ 

D Other (please describe) --------------------------------

Version 2.0-lanuary 2015 For additional information, please go to www.novascotia.ca/natr/land/application.asp Page 16 



Natural Resources 

Application for the Use of Crown Land and 

Application for Sale of Land to the Province 

APPENDIX C: APPLICATION FOR PERMISSION TO CONSTRUCT, PLACE, REPAIR, MAINTAIN AND USE A 

WHARF/FLOATING DOCK/BOAT RAMP/MOORING ON SUBMERGED CROWN LAND 

WHARF/FLOATING DOCK/BOAT RAMP/MOORING ON SUBMERGED CROWN LAND 
1. Type of Permit: Please check all that apply (v): 

D Construct a new Wharf, including floa ting dock 

D Construct or place a new Boat Ramp 

D Repair/Maintain an existing Wharf, including adding floating dock 

D Repair/Maintain an existing Boat Ramp 

D Place a mooring(s) D Other _________________ _ 

2. Does the proposed structure meet standard criteria for construct ion, placement and repair of wharves, floating docks, boat ramps and 
moorings? The standard criteria can be found here: www.novascotia.ca/natr/land/pdf/Appendix-B-Construction-Criteria.pdf. 

D Yes D No 

3. Location of Wharf (Including Floating Dock), Boat Ramp or Mooring: 

The submerged Crown land is located on the following body of water: _____________________ _ 
(example, Mahone Bay; little Narrows; Shelburne Harbour) 

Name of County: Name of nearest Community: _______ _ Upland (Shoreline) PIO: __ _ 

4. Coastal Location Map and Sketch: 

You must Include a coastal location map and sketch of the structure and attach it to this application. See Appendix D for an example. 

a) A coastal location map must show: 

• The location of the proposed wharf, floating dock, boat ramp or mooring in relation to neighbouring PIOS; 

• The location of the proposed wharf, floating dock, boat ramp or mooring in relation to the navigation channel and existing 
wharves, floating docks, boat ramps or moorings; 

• Any shoreline within 100 metres of the proposed wharf, floating dock, boat ramp or mooring(s); 

• The identity of owner(s) of neighbouring property and the approximate location of sideline boundaries. 

b) A sketch of the design of the proposed construction must include the dimensions of the structure (length, width, height above 
ordinary high water level) and materials to be used. 

5. Consent of Upland (Shoreline) Property Owner: 

NOTE: The consent of the upland (shoreline) property owner is required if that person Is not the applicant. If the upland Is owned by 

more than one person, the consent must be signed by all owners. If the upland is owned by an incorporated body, the consent must be 

signed by an authorized officer or agent of the corporation. Please ensure that the upland owner completes and signs below: 

I/we hereby confirm that I am/we are the owner(s) of the upland as shown on the attached coastal location map. I/we hereby consent to 
the construction, placement, repair, maintenance and use of the structure as applied for herein and to the Issuance of this Permit. 

1. Name of Upland (Shoreline) Owner (please print) Last name _________ __ Given name ________ _ 

Signature of Upland (Shoreline) Owner __________ Phone# ______ Date Signed _ _ _____ _ 

2. Name of Upland (Shoreline) Owner (please print) last name __________ Given name ________ _ _ 

Signature of Upland (Shoreline) Owner __________ Phone# ______ Date Signed _______ _ 

If there are additional Upland (Shoreline) owners, please copy this page and include their signatures as part of this application. 

➔ GO TO PART 3 OF THE FORM - SIGNATURE OF APPLICANT 

Mall or take this application and attachments to your nearest Department of Natural Resources district office. For a list of 
office locations, go to: www.novascotia.ca/natr/staffdir/offices.asp 

Version 2.0-Jonuory 2015 For additional information, please go to www.novascotia.ca/natr/land/ application.asp Page 17 



NOV~ 
Natural Resources 

Application for the Use of Crown Land and 

Application for Sale of land to the Province 

APPENDIX D: EXAMPLE OF A SITE MAP/SKETCH FOR APPLICATIONS TO USE CROWN LAND and EXAMPLE OF 

A COASTAL LOCATION MAP AND SKETCH OF A PROPOSED STRUCTURE ON SUBMERGED CROWN LAND 

EXAMPLE 1: SITE MAP/SKETCH FOR APPLICATIONS TO USE CROWN LAND 
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NOV~ 
Natural Resources 

Application for the Use of Crown Land and 

Application for Sale of Land to the Province 

EXAMPLE 2: COASTAL LOCATION MAP & SKETCH OF A PROPOSED STRUCTURE ON SUBMERGED CROWN LAND 
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Enhancing Nova Scotia as a Premier Golf Destination - Lighthouse Links at Little Harbour - August 
15, 2016 

Dear Mr. Morris: 

As requested by you and Minister Hines, I, G. S. Beckwith Gilbert, am pleased to attach a proposal 
from Lighthouse Links Development Company, a Nova Scotia Company which I control (Registry 
Number 3301517), to acquire Field Point Capital Management Company, which has managed 
investments for the Gilbert family for approximately 30 years, is pleased to attach a proposal to 
acquire approximately 704 acres of land in Little Harbour/Owls Head owned by the Province of Nova 
Scotia. This property is adjacent to 340 acres owned by the Gilbert family and would enable Field 
Point to construct two or more world-class 18 hole oceanfront links golf courses-Lighthouse Links­
in Little Harbour, at the heart of Nova Scotia's Eastern Shore, to bring major economic benefits to the 
area by enhancing tourism and increasing employment. 

Fifteen years ago, my wife, Kitty, and I fell in love with Little Harbour. We initially acquired 255 acres 
in two parcels in Little Harbour, including approximately 3 miles of ocean shoreline with many 
beautiful white, sandy beaches, and have since added another 19 properties, almost all vacant land, 
as part of our program to preserve the area's unspoiled beauty and protect the environment, bringing 
our total holdings to approximately 340 acres. We built a home about nine years ago and bought 
several other houses in the area to use for guests. 

We value the friendships we have made in the area and are sad that a number of our favorite 
restaurants, stores, and our gas station have closed. 

Kitty and I would like to do something for the area which has brought us so much pleasure. One of 
our guests who had played at Bandon Dunes in Oregon said our property was very similar to Bandon 
Dunes and suggested we construct a golf course. 

After the great success of Cabot Links and Cabot Cliffs, the idea of world-class links golf courses on 
Little Harbour's magnificent seaside seemed more and more feasible. Cabot Links and Cabot Cliffs 
have oceanfront sites very similar to Little Harbour. Little Harbour has the additional benefit of being 
easy to access, within a little more than an hour's drive from Halifax and its international airport. 

We hired Jim Urbina, the noted architect of the acclaimed Old Macdonald links course, part of the 
Bandon Dunes complex on the rugged Oregon coast, which is similar in aesthetics to Nova Scotia. 



As Jim completed his layout for a spectacular oceanfront 18 hole course on our property, we 
realized that if some neighboring parcels owned by the Province were included, a complex of two or 
three 18 hole oceanfront links courses incorporating our unique location and diverse vistas could be 
built and would create a golf destination comparable to Bandon Dunes, Cabot Links, and Cabot 
Cliffs, thereby attracting significantly more golfers than a single course. 

Multiple diverse oceanfront courses with unique holes could make Little Harbour and Lighthouse 
Links a major golf destination and, together with other great courses nearby in Nova Scotia, could 
bring more travelers interested in golf from all over the world to Nova Scotia, benefiting employment 
and the economy of the Eastern Shore. 

Our objective is to build one of the world's finest golf complexes with other facilities, preserving and 
enhancing the natural beauty of the area, while making it accessible to the public, to Canadians and 
tourists from around the world. Currently, there is no public road access to the spectacular sandy 
beaches, dramatic ocean coastline, and spectacular vistas in Little Harbour. The only access is over 
private lands, or by kayak or boat. 

Given the economic benefits of Cabot Links and Cabot Cliffs to Nova Scotia, another world-class 
golf course complex in Nova Scotia-this time on the spectacularly beautiful Eastern Shore ocean 
coastline-would build on the success of the Cabot Links model, further enhance Nova Scotia as a 
world-class golf destination, and boost employment on the Eastern Shore. 

The acquisition of the Provincial lands is essential to the feasibility of the project by providing enough 
land to make the Lighthouse Links golf complex possible. As shown in the attached map, after a 
careful review, no other comparable, suitable, or reasonable property alternative exists. 

Most of my career has been in merchant banking and private equity, but I have also been heavily 
involved in philanthropy, with a primary emphasis on medical research, and am currently serving as 
the Chairman Emeritus of the Board of Fellows of Harvard Medical School. I also serve as a director 
of the Yale Cancer Center and the Harvard Medical School MEDScience Program. My wife is an art 
historian and editor who spent her career at the Metropolitan Museum of Art in New York City. 

Please let us know if you have any questions or need any additional information. 

Thank you for your consideration. 

Regards, 

&I 
Sean Glover 
Secretary of Lighthouse Links Development Company, on behalf of 
G. S. Beckwith Gilbert and Lighthouse Links Development Company 
Telephone: (902) 491-4236 
Fax: (902) 421-3130 
Email: sglover@coxandpalmer.com 



PID numbers and map 

The relevant PIO numbers for the proposed golf complex are shown on the map on the next page and 
are described in more detail below. Included are 704 acres owned by the Province of Nova Scotia 
(shown in white), 40 acres owned by Crown Transport Canada (also shown in white) , and 340 acres 
owned by the Gilberts (shown in yellow). Mr. Gilbert is President of Field Point Capital Management 
Company. 

(Not included is PIO 00555847 which includes part of Murphy's Lake and is privately owned.) 

1. Owned by the Province of Nova Scotia - four (4) parcels - 704 acres 
a. A 650 acre parcel on both sides of Long Cove, on Southwest Cove, and the western 

shore of Ship Harbour - PIO# 00489591 
b. 20 acres with a lake - PIO# 40747578 
c. 32 acres on the eastern shore of Long Cove- PIO# 40751273 
d. A small island of about 2 acres in Long Cove - PIO# 41307992 

2. Owned by the Federal Crown (Crown Transport Canada) - 40 acres 
a. 40 acres with the Owls Head automated lighthouse - PIO# 00555284 - located on 

the headland facing Ship Harbour and abutting the channel from Long Cove to Ship 
Harbour. 

3. Owned by Mr. and Mrs. G. S. Beckwith Gilbert - twenty-one parcels - 340 acres 
a. 176 acres owned by the Gilberts - PIO# 40710725. The 176 acre Gilbert property is 

configured much like a bowtie with two pieces coming together in a very narrow area 
in the center like the knot of a bowtie. 

b. 79 acres owned by the Gilberts - PIO # 40692683. There is a substantial bog on this 
Gilbert property. The 79 acre Gilbert property is also adjacent to PIO# 40710725, 
described above, owned by the Gilberts, and to PIO# 00489591 owned by the 
Province. 

c. 32 acres on the east shore and southern tip of Long Cove - PIO# 00555854. 
ct. Part of Cuckold Island, an ocean island with an elevation of over 60 feet above sea 

level at the mouth of Long Cove -18 acres - PIO# 40630733. 
e. 35 acres and 17 other properties in Little Harbour, most on Little Harbour Road and 

Scanlan Point Road. 



_.,. 
... 

... . . ... 

PID 004895911 

. . . 

.,,,..,-~··· 

----

;.: 
ID 4075 

,.. 
I • >--.!-_...-_. 

.-- ' t,,. Pl _ ..... ..---

I . PID 40710725 , 1 

I 



TAB2 



f 

Department of Natural Resources 

BRANCH NOTE 

Advice to Deputy Minister 
CONFIDENTIAL 

Owls Head Provincial Park Reserve 

ISSUE: Removal of Owls Head from the Parks and Protected Area Plan 

CURRENT SITUATION: 
• DNR has been approached by a developer to develop the land for a use other than 

a park. 
• During the Parks and Protected Area Plan (PAPA) process the area was assigned 

to the parks program as part of the provinces commitment to develop the Eastern 
Shore Seaside Park System. 

• Area has been identified by the NS Department of Environment as lands that could 
contribute to the provinces protection goal. 

BACKGROUND: 
• Owls Head Provincial Park Reserve is in Halifax County along the eastern shore. 

It is undesignated and approximately 267 Ha in size, while undesignated it is 
currently being managed as a supporting park. 

• Values being protected include a variety of coastal barrens and wetlands, 
exceptional bedrock-ridged topography, a significant sand beach (partially within 
proposed area and partially on private land) where piping plover nest. 

• Education values of the property include regionally significant interpretive themes, 
which include coastal processes and habitat 

• Future tourism & outdoor recreation opportunities on the property include hiking, 
beach access and kayaking. 

• A portion of the property containing Camp Atibreagh was transferred to NS 
Department of Community Services in 2009 

• Owls Head was never official designated with an order in council (OIC) as a park 
reserve, however departmental policy has been for any crown land identified as a 
park reserve, to be managed under the parks program pending future designation. 

• To remove the lands from the PAPA a Memorandum to Executive Council (MEC) 
would be required 

RECOMMENDATON/ADVICE: 



PREPARED BY: Matt Parker, Director Parks, Outreach & Service Delivery (893-5694) 
DATE: May 2, 2017 
CONTACT: Matt Parker, Director Parks, Outreach & Service Delivery (893-5694) 

Approved by Acting Director Parks: Matt Parker (902-893-5694) 
Approved by Executive Director: Walter Fanning, 
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Department of Natural Resources 

Confidential 

INFORMATION NOTE Advice to the Minister 

Lighthouse Links at 
Little Harbour/Owls Head, Halifax County 

NOTE: Lighthouse Links Development Company (the Company) has asked to purchase 
approximately 704 acres of Crown lands at Little Harbour, Halifax County to build a golf 
course complex. 

KEY MESSAGE(S): 

• The Company's objective "is to build one of the world's finest golf complexes with other 
facilities, preserving and enhancing the natural beauty of the area, while making it 
accessible to the public, to Canadians and tourists from around the world." 

• The Crown lands being requested are currently identified on Property Online as PIDs 
00489591 (650 acres), 40747578 (20 acres), 40751273 (32 acres), and 41307992 (2 
acres island in Long Cove). 

• G.S. Beckwith Gilbert, President of the Company and his wife, own adjacent lands. The 
proposed golf complex would encompass both his lands and the Crown lands. The 
project plan is for two or three 18 hole links courses. 

• The Crown lands have been identified as part of the Owls Head Provincial Park in the 
Parks and Protected Areas Plan. 

CURRENT SITUATION: 

• Mr. Gilbert and his wife have acquired land along the Eastern Shore over the past 15-
years, including 3 miles of ocean shoreline. They currently own approximately 340 
acres adjacent to the Crown lands they are asking to acquire. 

• The project would open access to the beaches and coastline in Little Harbour (currently 
only accessible over private lands or boat/kayak). 

• The Company's proposal claims that acquisition of the Crown lands is essential for the 
project to be feasible. 

• The proposal indicates that the Company wants to build on the successful ventures of 
the Cabot Links and Cabot Cliffs golf courses to enhance Nova Scotia as a golf 
destination and increase employment opportunities on the Eastern Shore. 

• The Company believes the landscape at Little Harbour is similar in aesthetics to the 
landscape on the Oregon Coast. Mr. Gilbert hired Jim Urbina, an architect who 
designed part of the Bandon Dunes complex in Oregon, to design a layout for the 
project. 

• Previously, Mr. Gilbert indicated they would be willing to discuss donation options for the 
32 acres they own on Cuckold Island (PIO 00555854). 

• The Company states that the proposal would have economic benefits for the area by 
enhancing tourism and increasing employment on the Eastern Shore. 

Prepared by: 
Date: 
Contact: 
Department: 

Robyn McPherson, Senior Land Administration Officer, Land Services 
July 14, 2017 
Leslie Hickman, Executive Director, Land Services (902-424-4267) 
Natural Resources 
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Lighthouse Links 
A world-class oceanfront golf destination for the Eastern Shore 
of Nova Scotia, creating hundreds of new jobs in Little Harbour, 

providing major economic benefits for the region 



Lighthouse Links 

SUMMARY - BUSINESS PLAN 

1. Lighthouse Links Development Company, a NSULC, proposes to build two to three world-class 
oceanfront links public golf courses in Little Harbour (only an hour and 15 minutes from 
downtown Halifax and the airport) with over eight miles of ocean frontage and 1,040 acres of 
land, based on the highly successful Cabot Links model. 

2. These courses, designed by several prominent golf course architects, will encourage more 
tourists, visitors, ana others to come to the Eastern Shore, as well as create an attractive suburb 
for families warning in the Halifax/Dartmouth area. 

3. The project will also attract industry, plus providing additional employment opportunities and 
economic benefits for the Eastern Shore and its residents. 

4. Lighthouse Links requests permission from the Federal Crown and the Province of Nova Scotia 
to acquire approximately 740 acres of land in Little Harbour which would be combined with 340 
acres of contiguous land owned by Mr. and Mrs. G. S. Beckwith Gilbert to construct these golf 
courses and a clubhouse, an inn, and other related facilities. 

5. Mike Keiser, the creator of Bandon Dunes, and his partner at Cabot Links, Ben Cowan-Dewar, 
visited the property and have been very helpful in helping us formulate our plans and 
introduced us to two well-known golf course architects. · 

6. Mike emphasizes the importance of having at least two or three 18 hole courses together to 
provide favorable economics - a model wfiich has worked well for him at both Bandon and 
Cabot. 

7. Mr. Gilbert owns 100% of the stock of Lighthouse Links Holdings, a U. S. subchapter S 
corporation, which is the sole owner of Lighthouse Links Development Company. 

8. The aerial photograph and map on the next pages show the Gilbert properties as well as the 
lands owned by the Federal Crown and the Province. 
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Golf Course Architects 

• Jim Urbina, one of the two golf course architects who have 
been advising us, surveys the property on the next page. 

• The pages which follow also show six slides of the 
spectacular views from the Gilbert properties ·and the 
special holes which could be built there. 

• Jim is the architect of the Old MacDonald links course, part 
of the Bandon Dunes complex on the rugged Oregon coast. 

• Gil Hanse is the second golf course architect we have 
consulted. Gil designed the Olympic Golf Course in Rio de 
Janeiro for the 2016 Olympics, as well as the South Course 
of the Los Angeles Country Club, the Boston Golf Club in 
Hingham, MA, as well as many others. 

• Both Jim and Gil were recommended to us by Mike Keiser. 
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Land owned by the Federal Crown and the Province of Nova Scotia 

• Crown Transport Canada owns 40 acres with the Owls Head 
automated lighthouse. 

• The Province owns 4 parcels totaling 700 acres. 

• One or two 18 hole golf courses could be built on the 740 
acres with expansive open ocean views with jagged granite 
outcroppings, together with calmer waters in the cove. 

• The six slides which follow show aerial views of the property 
which the golf course architects feel could be transformed 
into world class courses. 
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Lands owned by the Gilberts of possible interest to the Province 

• The next three slides show an ocean island at the 
mouth of Long Cove, with a peak elevation of 
approximately 100 feet, 18 acres of which are 
owned by the Gilberts. Minister Hines had 
indicated an interest in this property ·in our meeting 
last year. 

• A bog of approximately 75 acres close to Little 
Harbour Road could also be of interest. 
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From: Minister, Natural Resources 
Sent: Tuesday, September 26, 2017 1:14 PM 
To: 'beckgilbert@gmail.com' <beckgilbert@gmail.com> 
Cc: 'info@kevinmurphy.ca' <info@kevinmurphy.ca>; Fanning, Walter <Walter.Fanning@novascotia.ca>; 'coles@nsbi.ca' 
<coles@nsbi.ca>; 'sglover@coxandpalmer.com' <sglover@coxandpalmer.com> 
Subject: Re: Proposal to acquire Crown lands for the Lighthouse Links project at Owls Head, NS 

Mr. G. 5. Beckwith Gilbert, Chairman 

PASSUR Aerospace 
One Landmark Square, Suite 1900 

Stamford, CT 06901 

Dear Mr. Gilbert: 

I am writing further to your presentation on September 7, 2017 and email of September 10, 2017 to provide a 
summary of the various steps that are required to proceed with your proposal to acquire Crown lands for your 
Lighthouse Links project at Owls Head, N.S. 

Staff have reviewed the application/proposal submitted by Sean Glover on behalf of your company dated 
August 15, 2016, as well as your September 2017 presentation materials and advise that there are 
authorizations/approvals that will be required in addition to those from the Department of Natural Resources 
(DNR). 

As discussed at the September meeting, the first step that must be taken before the transaction can proceed 
is DNR obtaining authorization from Cabinet to remove the Crown lands from the Parks and Protected Areas 
Plan (PAPA). The PAPA was issued by the Minister of Environment and the Minister of Natural Resources in 

2013 and lays out the commitment by the Province to work towards protecting lands identified in the Plan. All 

other processes are subject to this step being successfully completed . 



If approval is received from Cabinet to remove the Crown lands from the PAPA, staff advise that these 
are the next steps that will be required for your proposal: 

Environmental Assessment: 

A development project such as yours, must to be screened to determine if it requires an environmental 

assessment (EA), which falls under the jurisdiction of the Department of Environment (NSE). The types of 
projects that require an EA are listed in the Environmental Assessment Regulations. For example, if 
there are significant wetland impacts, the Lighthouse Links golf course could trigger an EA. EA information can 

be found at: http://novascotia.ca/nse/ea/. The following are the legislation and regulations which govern 
environmental assessment in Nova Scotia: Environment Act; Environmental Assessment Regulations and 

Environment al Assessment Review Panel Regulations. 

Due to the nature of an EA, it is initiated at the beginning of a project and it includes other steps such as public 
consultation and aboriginal consultation. 

We recommend that you speak directly with NSE regarding potential EA requirements. The Supervisor of EA, 
Ms. Helen MacPhail can be reached at (902) 424-3960. 

Please note that steps required by DNR can be ongoing while the EA and other authorities are in process, but 
the conveyance of Crown lands would not be finalized until an EA is complete. 

Federal Lands (Transport Canada): 

At the September meeting, you referred to discussions you have had with Transport Canada regarding lands 
they own that you are requesting as part of the Lighthouse Links project. DNR needs to be involved in future 
discussions if Transport Canada is propo~ing to transfer them to DNR. 

Possible Authorizations required from other regulators/government entities: 

Typically for a project of this nature, various authorizations/approvals will be required from various sources 
other than DNR. The following are additional authorizations/approvals that appear likely based on 
information received to date (the list may change as more project details become available): 

• Approvals from Transportation Infrastructure and Renewal depending on increases in traffic volume, 
required road work and public road access; 

• Municipal approvals including: development approvals (sewer, subdivision, condominium or facilities 
development); 

• Additional approvals would be required from Transport Canada and other approvals related to aircraft 

operations and safety if the project includes the development of a helipad or facilities to access the site 
by air; and 

• Approvals from NSE pursuant to the Environment Act (e.g. watercourse/ wetlands alterations) 

DNR steps: 

Although additional steps may be required as due diligence and research is completed for the project, there 

are certain steps that will be required as part of the DNR process before a request for approval to convey the 
requested Crown lands can be presented to Cabinet. 

A preliminary records research report was conducted prior to the initial meeting in 2016 to identify potential 
encumbrances on the land, but a full report is required, which will take approximately 2 weeks. 
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While that research is being conducted, the Integrated Resource Management report (IRM) can be 
conducted . The IRM is a planning and decision making tool used by DNR to ensure a mix of land use activities, 

minimize conflict and balance social, economic, and environmental benefits from activities on Crown 
lands. Within the Regional Services Branch of DNR there are three Regional IRM Teams comprised of resource 
sector professionals including Crown forest planners, wildlife biologists, GIS specialists and other specialties. 

IRM is used to provide input into decisions regarding proposed activities on Crown lands and resource use, 
including legal authorities issued by the Land Services Branch and authorizations issued by other DNR 

Branches. This step will take approximately 30 days. 

The Government of Nova Scotia is committed to making decisions in a manner that is consistent with the 
recognition and affirmation of existing and asserted Aboriginal and treaty rights. Consultation with the 
Mi'kmaq of Nova Scotia and accommodation where required, and appropriate, occurs when contemplating 

conduct that has the potential to adversely impact established and/or asserted Mi'kmaw Aboriginal rights. If 

an Environmental Assessment is not required for the project, then DNR will lead consultation with the 
Mi'kmaq of Nova Scotia. In that case, the consultation would be initiated at the same time the IRM is 
started. The timing to complete consultation will depend on the potential impacts identified and options for 
addressing those impacts. If archaeological work is required, the costs would be your responsibility. 

It is always recommended that proponents also engage with the Mi' kmaq. The following link provides 

information related to this suggestion : Proponents' Guide: Engagement with the Mi'kmaq of Nova Scotia . 

If there is an intention to develop a marina, build wharves or put in place shoreline protection measures (e.g. 
armourstone), approvals would be required from DNR for work on any submerged Crown lands as well as 

possibly from NSE (e.g. if depositing any dredged materials and for any watercourse alteration). It could also 

require permits from the Federal Department of Fisheries and Oceans, Navigation Protection and Transport 

Canada. For DNR, the permit process can up to 6 months, but it would depend on the scope of the project 

(wharf vs marina). 

You will be required to have a survey and appraisal prepared at your own cost, but the timeline is controlled 

by you. 

Thank you for meeting with us. Please let us know if you have any questions or require additional information 

related to next steps outlined in this letter. 

Sincerely, 

Original signed by 

Margaret Miller 
Minister of Natural Resources 

c Kevin Murphy, MLA 

Walter Fanning, Executive Director Regional Services 

Jonathan Coles, NSBI 

Sean Glover, Partner, Cox & Palmer 
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Townsend, Jack 

From: 
Sent: 
To: 
Cc: 
Subject: 

Hello Mr. Gilbert, 

Hickman, Leslie C 
October 23, 2017 3:45 PM 
'beckg ilbert@g mai I .com' 
'Jonathan Coles'; 'Glover, Sean (Halifax)'; Parker, Matt S 
Lighthouse Links follow-up 

I hope that you are enjoying fall weather as nice as we are in Nova Scotia. I was asked to touch base following a recent 
meeting held between the Departments of Natural Resources and Environment to advise that a more detailed 
project/business plan is being requested in order to fully assess your plans for the Crown lands being requested. 
I copy Jonathan Coles from NSBI as point of contact for you to use to discuss the kind of information being requested in 
the plan. He can also help coordinate questions you may have in relation to this request. 
As always, you are welcome to contact us with questions specific to the DNR part of the application process. 
Regards, 
Leslie 
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McPherson, Robyn 

From: 
Sent: 
To: 
Cc: 
Subject: 

Fyi 

Hickman, Leslie C 
Tuesday, November 28, 2017 6:18 PM 
Fanning, Walter; Towers, Julie K; Bignell, Laura M 
McPherson, Robyn 
FW: Lighthouse Links - Voicemail 

And for records we spoke on the 16th 

From: Hickman, Leslie C 
Sent: Tuesday, November 28, 2017 6:17 PM 
To: 'Glover, Sean (Halifax)' <sglover@coxandpalmer.com> 
Subject: RE: Lighthouse Links - Voicemail 

Hi Sean, I spoke with the Deputy today and she confirmed that an updated business plan is still required as the next 
step. Please feel free to contact me if you want to discuss options to allow access to the site to gather information 
required for the plan development or any other matters related to the request. 
Regards, 
Leslie 

From: Glover, Sean (Halifax) [mailto:sglover@coxandpalmer.com] 
Sent: Monday, November 27, 2017 10:23 AM 
To: Hickman, Leslie C <Leslie.Hickman@novascotia.ca> 
Subject: RE: Lighthouse Links - Voicemail 

Good morning Leslie, I'm writing to see if you've had any luck following our discussion on the 14th? 

I know we'd had some discussion on your understanding that a business plan would be required before we cou ld go 
any further, but such a plan would be difficult to prepare in the absence of property specific knowledge that we can 
only gain by accessing the property. 

Thank you, 

Sean M. Glover I Cox & Palmer I Partner I Lawyer 
Di rect 902 491-4236 Cell 902 449-4352 Fax 902 421 3130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower I. 1100-1959 Upper Water Street Halifax NS B3J 3N2 

From: Glover, Sean (Halifax) 
Sent: November 14, 2017 3:02 PM 
To: 'Hickman, Leslie C' <Leslie.Hickman@novascotia.ca> 
Subject: Lighthouse Links - Voicemail 

Good ahernoon Leslie, per my voicemail, my client has asked me to reach out to you with respect to some high level 
discussions that occurred earlier this month. When you're able. can you please give me a call back, or reach out to 
arrange a time for a call that works for you? 

Tl,ank you, 



.,._ 

Sean M. Glover I Cox & Palmer I Partner I Lawyer 
Direct 902 4914236 Cell 902 449-4352 Fax 902 421 3130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower I, 1100 1959 Upper Water Street Halifax NS B3J 3N2 
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Townsend, Jack 

From: 
Sent: 
To: 
Cc: 
Subject: 

Hello, 

Hickman, Leslie C 
February 23, 2018 11 :14 AM 
'Sean.Fraser.P9@parl.gc.ca' 
'jcoles@nsbi.ca'; 'Sean.Fraser.C2@parl.gc.ca'; Fanning, Walter; Bignell, Laura M 
RE: Golf Course on Eastern Shore 

Thank you for the call this morning. I will share your comments with my Deputy and Minister. As requested, this is the 
letter we sent to Mr. Gilbert summarizing the steps involved for his request. There were subsequent emails advising an 
updated business plan was required, which I understand Jonathan spoke with him about to provide some guidance. 
Please let us know if you require additional information. 
Leslie 

From: Minister, Natural Resources 
Sent: Tuesday, September 26, 2017 1:14 PM 
To: 'beckgilbert@gmail.com' <beckgilbert@gmail.com> 

Cc: 'info@kevinmurphy.ca' <info@kevinmurphy.ca>; Fanning, Walter <Walter.Fanning@novascotia.ca>; 'coles@nsbi.ca' 
<coles@nsbi.ca>; 'sglover@coxandpalmer.com' <sglover@coxandpalmer.com> 
Subject: Re: Proposal to acquire Crown lands for the Lighthouse Links project at Owls Head, NS 

Mr. G. S. Beckwith Gilbert, Chairman 
PASSUR Aerospace 
One Landmark Square, Suite 1900 
Stamford, CT 06901 

Dear Mr. Gilbert: 

I am writing further to your presentation on September 7, 2017 and email of September 10, 2017 to provide a summary 
of the various steps that are required to proceed with your proposal to acquire Crown lands for your Lighthouse Links 
project at Owls Head, N.S. 

Staff have reviewed the application/proposal submitted by Sean Glover on behalf of your company dated August 15, 
2016, as well as your September 2017 presentation materials and advise that there are authorizations/approvals that 
will be required in addition to those from the Department of Natural Resources (DNR). 

As discussed at the September meeting, the first step that must be taken before the transaction can proceed is DNR 
obtaining authorization from Cabinet to remove the Crown lands from the Parks and Protected Areas Plan (PAPA). The 
PAPA was issued by the Minister of Environment and the Minister of Natural Resources in 2013 and lays out the 
commitment by the Province to work towards protecting lands identified in the Plan. All other processes are subject to 
this step being successfully completed. 

If approval is received from Cabinet to remove the Crown lands from the PAPA, staff advise that these are the next steps 
that will be required for your proposal: 

Environmental Assessment: 

A development project such as yours, must to be screened to determine if it requires an environmental assessment 
(EA), which falls under the jurisdiction of the Department of Environment (NSE). The types of projects that require an 
EA are listed in the Environmental Assessment Regulations. For example, if there are significant wetland impacts, the 
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Lighthouse Links golf course could trigger an EA. EA information can be found at: http://novascotia.ca/nse/ea/. The 
following are the legislation and regulations which govern environmental assessment in Nova Scotia: Environment Act; 
Environmental Assessment Regulations and Environmental Assessment Review Panel Regulations. 
Due to the nature of an EA, it is initiated at the beginning of a project and it includes other steps such as public 
consultation and aboriginal consultation. 

We recommend that you speak directly with NSE regarding potential EA requirements. The Supervisor of EA, Ms. Helen 
MacPhail can be reached at (902) 424-3960. 

Please note that steps required by DNR can be ongoing while the EA and other authorities are in process, but the 
conveyance of Crown lands would not be finalized until an EA is complete. 

Federal Lands (Transport Canada): 

At the September meeting, you referred to discussions you have had with Transport Canada regarding lands they own 
that you are requesting as part of the Lighthouse Links project. DNR needs to be involved in future discussions if 
Transport Canada is proposing to transfer them to DNR. 

Possible Authorizations required from other regulators/government entities: 
Typically for a project of this nature, various authorizations/approvals will be required from various sources other than 
DNR. The following are additional authorizations/approvals that appear likely based on information received to date 
(the list may change as more project details become available): 

• Approvals from Transportation Infrastructure and Renewal depending on increases in traffic volume, required 
road work and public road access; 

• Municipal approvals including: development approvals (sewer, subdivision, condominium or facilities 
development); 

• Additional approvals would be required from Transport Canada and other approvals related to aircraft 
operations and safety if the project includes the development of a he Ii pad or facilities to access the site by air; and 
• Approvals from NSE pursuant to the Environment Act (e.g. watercourse/ wetlands alterations) 

DNR steps: 

Although additional steps may be required as due diligence and research is completed for the project, there are certain 
steps that will be required as part of the DNR process before a request for approval to convey the requested Crown 
lands can be presented to Cabinet. 

A preliminary records research report was conducted prior to the initial meeting in 2016 to identify potential 
encumbrances on the land, but a full report is required, which will take approximately 2 weeks. 

While that research is being conducted, the Integrated Resource Management report (IRM) can be conducted. The IRM 
is a planning and decision making tool used by DNR to ensure a mix of land use activities, minimize conflict and balance 
social, economic, and environmental benefits from activities on Crown lands. Within the Regional Services Branch of 
DNR there are three Regional !R~.1 Teams comprised cf resource sector prcfes$ion~ls including Cro\vn forest planner$, 
wildlife biologists, GIS specialists and other specialties. 

IRM is used to provide input into decisions regarding proposed activities on Crown lands and resource use, including 
legal authorities issued by the Land Services Branch and authorizations issued by other DNR Branches. This step will 
take approximately 30 days. 

The Governmeiit of Nova Scotia is committed to makiiig decisioiis lii a ii,armer that is coiisisteiit with the recognition 
and affirmation of existing and asserted Aboriginal and treaty rights. Consultation with the Mi'kmaq of Nova Scot1- and 
accommodation where required, and appropriate, occurs when contemplating conduct that has the potential to 
adversely impact established and/or asserted Mi'kmaw Aboriginal rights. If an Environmental Assessment is not 
required for the project, then DNR will lead consultation with the Mi'kmaq of Nova Scotia. In that case, the consultation 
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, would be initiated at the same time the IRM is started. The timing to complete consultation will depend on the 
potential impacts identified and options for addressing those impacts. If archaeological work is required, the costs 
would be your responsibility. 

It is always recommended that proponents also engage with the Mi'kmaq. The following link provides information 
related to this suggestion: Proponents' Guide: Engagement with the Mi'kmaq of Nova Scotia. 

If there is an intention to develop a marina, build wharves or put in place shoreline protection measures (e.g. 
armourstone), approvals would be required from DNR for work on any submerged Crown lands as well as possibly from 
NSE (e.g. if depositing any dredged materials and for any watercourse alteration) . It could also require permits from the 
Federal Department of Fisheries and Oceans, Navigation Protection and Transport Canada. For DNR, the permit 
process can up to 6 months, but it would depend on the scope of the project (wharf vs marina). 

You will be required to have a survey and appraisal prepared at your own cost, but the timeline is controlled by you. 

Thank you for meeting with us. Please let us know if you have any questions or require additional information related 
to next steps outlined in this letter. 

Sincerely, 

Original signed by 

Margaret Miller 
Minister of Natural Resources 

c Kevin Murphy, MLA 
Walter Fanning, Executive Director Regional Services Jonathan Coles, NSBI Sean Glover, Partner, Cox & Palmer 

-----Original Message-----
From: Sean.Fraser.P9@parl.gc.ca [mailto:Sean.Fraser.P9@parl.gc.ca] 
Sent: Wednesday, February 21, 2018 9:41 PM 
To: Hickman, Leslie C <Leslie.Hickman@novascotia.ca> 
Cc: jcoles@nsbi.ca; Sean.Fraser.C2@parl.gc.ca; Fanning, Walter <Walter.Fanning@novascotia.ca> 
Subject: Re: Golf Course on Eastern Shore 

613-327-9350. 

I look forward to it! 

Sean 

From: Hickman, Leslie C <Leslie.Hickman@novascotia .ca> 
Date: February 21, 2018 at 5:02:48 PM EST 

To: Fraser, Sean - Personal <Sean.Fraser.P9@parl.gc.ca> 
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Cc: jcoles@nsbi.ca <jcoles@nsbi.ca>, Fanning, Walter <Walter.Fanning@novascotia.ca>, Fraser, Sean - Riding 2 
<Sean.Fraser.C2@parl.gc.ca> 

Subject: Re: Golf Course on Eastern Shore 

Hi Sean, I can have a call at 9 on Friday. What is the best number for me to use? 
Leslie 

Sent from my BlackBerry 10 smartphone on the Bell network. 
Original Message 

From: Sean.Fraser.P9@parl.gc.ca 
Sent: Tuesday, February 20, 2018 6:48 PM 
To: Hickman, Leslie C 

Cc: Fanning, Walter; Sean.Fraser.C2@parl.gc.ca; jcoles@nsbi.ca 
Subject: RE: Golf Course on Eastern Shore 

Leslie, 

I think connecting by phone would be wise in order to chat sooner. The reason being that Mr. Gilbert is unable to do a 
proper business plan without first doing a geological survey of the land to properly understand the cost of the work 
required. 

He believes he may be able to satisfy your requirements if he does the work on the federal land, should he become the 
owner. However, some coordination is required because the federal land must first be offered to the province prior to 
being disposed of to the public. 

If the Province rurchases the ferier;:il l;:inri, anri rerpiires the b11siness plan from Mr, Gilbert prior to subsequently selling 
the land to him, he will likely be unable to provide the details you are looking for because of his inability to properly 
assess the cost. However, if the Province chooses not to purchase the land, Mr. Gilbert would be interested in 
competing in the market to purchase the land, and subsequently provide the details you are looking for after he 
completes the survey work on the federal portion of the land in order to better understand the cost of the project. 

To make a long story short, a phone call might help to coordinate things so we are in a position to meet your needs and 
facilitate a major private sector investment in rural Nova Scotia. 

Is there any chance Friday morning around 9:00 am could work? 

Thanks, 

Sean 

From: Hickman, Leslie C <Leslie.Hickman@novascotia.ca> 
Date: February 20, 2018 at 5:07:15 PM AST 

Cc: 'Jonathan Coles' <jcoles@nsbi.ca>, Fanning, Walter <Walter.Fanning@novascotia.ca> 
Subject: RE: Golf Course on Eastern Shore 

Hi Sean, 
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In the Fall of 2017, DNR contacted Mr. Gilbert following a meeting held between the Departments of Natural Resources 
and Environment to advise that we required a deta iled project/business plan in order to fully assess his plans for the 
requested provincial Crown lands. NSBI spoke with Mr. Gilbert and offered to coordinate any questions he might have 
in relation to the request. There was subsequent correspondence with his lawyer, but I am not aware of Mr. Gilbert 
providing the requested business plan. At this time, that report is required before DNR can proceed with assessing Mr. 
Gilbert's request for provincial lands. 

We are happy to set up a time for you to share the work the federal government has in process related to its land 
requested by Mr. Gilbert. Please let me know if you prefer a call or a meeting. 

Leslie 

-----Original Message-----
From: Sean.Fraser.P9@parl.gc.ca [mailto:Sean.Fraser.P9@parl.gc.ca] 
Sent: Tuesday, February 20, 2018 10:39 AM 
To: Hickman, Leslie C <Leslie.Hickman@novascotia.ca> 
Subject: Golf Course on Eastern Shore 

Leslie, 

I got your contact details from Beck Gilbert, who I understand you've dealt with previously (and was quite 
complimentary) regarding a proposed golf course development on Nova Scotia's Eastern Shore. 

The proposed development would require he purchase of two pieces of land - one owned by the federal government, 
the other owned by the province. There has been significant progress towards the disposal of the federal asset. I am 
uncertain as to the status of the provincial land. 

If you're able, I believe it would be helpful to connect to bring you up to speed and to see if I can assist on moving the 
provincial side of things along. 

I hope all is well and look forward to connecting. 

Thanks, 

Sean 
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EXECUTIVE SUMMARY 

Lighthouse Links Development Corporation (the "Company") wishes to constrnct two or three 

world-class public 18-hole links golf courses in Little Harbour, HRM, Nova Scotia. comparable 

to Cabot Links and Cabot Cliffs. The unique tetTain in Little Harbour would pennit almost every 

hole to be either on the ocean or to have a spectacular ocean view. 

The balance of the land would be used to develop a destination residential or resort community, 
with the intent of encouraging more tourists, visitors, and others to visit and live in the Eastern 
Shore. 

In order to develop the project to its fullest potential, the Company is seeking to obtain title to 

approximately 740 acres of contiguous land from the Province of Nova Scotia and the Federal 
Crown. 

In exchange for the conveyance of these Lands to the Company, the Company is prepared to: (i) 

provide a mixture of real estate and cash consideration to the Province; (ii) consider agreeing to 

re-convey the lands if a.greed upon conditions are not met by the Company; and (iii) work with the 

Province and related stakeholders to ensure that the interests of Nova Scotians are considered 

throughout the development of the project. 

31 
*10037766/00004/ 2694473/ v4 



INTRODUCTION TO THE PROJECT 

The Company wishes to construct two or three world-class public I 8-hole links golf courses in 
Little Harbour, HRM, NO\·a Scotia, comparable to Cabot Links and Cabot Cliffs. The unique 
terrain in Little Harbour would pennit almost every hole to be either on the ocean or to have a 
spectacular ocean view. 

Parties affiliated with the Company cuITently own approximately 340 acres of oceanfront property 
in Little Harbour, NS. 

In order to develop the project to its fullest potential, the Company is seeking to obtain title to 
approximately 740 acres of contiguous land from the Province of Nova Scotia and the Federal 
Crown. The combined property would have over I 2 kilometers of oceanfront land and would be 
approximately 50/75 minutes from Dartmouth, Halifax, and Stanfield Airpo1t. 

The balance of the land would be used to develop a destination residential or resort community, 
with the intent of encouraging more tourists, visitors, and others to visit and live in the Eastern 
Shore. 

The Company has engaged Gil Hanse, a well-known golf course architect, who has designed or 
renovated a number of word-class courses around the globe, including the Olympic Golf Club in 
Rio, the Boston Golf Club, Streamsong in Florida, the Los Angeles Country Club, and the 
Vineyard Club, among others. Gil was recommended by Mike Keiser, one of the driving forces, 
along with Ben Cowan-Dewar, behind Cabot Links. Mike is also a principal owner of Cabot. 

A preliminary plan developed by Gil Hanse for three courses is shown in Exhibits A I, A-2, and 
A-3. and on the next page. 

Land shown in 1:,rreen is owned by either the Province or the Federal Crown. Land shown in white 
is owned by the proponent. The remaining pa11 of Cuckold Island (on the lower right in the 
proposed course plan below) is to the East/right of proponent's land, is owned privately, and is 
also shown in white. 
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There arc two potential sites for the first course to be built, one on either side of Long Cove which 
is partially between the two sides of the Provincial land. Both would ultimately become courses, 
but it's not clear which course should be built first. 

This development should encourage more native Nova Scotians. along with tourists, visitors, and 
others, to come to the Eastern Shore, in expectation of creating a bedroom community for families 
working in the Halifax/Dartmouth area, could attract industry, and provide additional jobs for up 
to 150-200 people for the golf courses alone on an ongoing basis. Spin-off businesses should 
provide other economic benefits to the Eastern Shore. This project would tic in well to the cuncnt 
housing and tourism boom being experienced in and around Halifax and elsewhere in Nova Scotia. 

Additional jobs would be created to construct the residential and commercial buildings. 
We estimate that it would take approximately three (3) years from breaking ground to complete 
the first course. The photo below shows some of the spectacular rock and sanely peninsulas which 
will become unique, sequential over-water holes, shown in Gil Hanse's preliminary course layout. 
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ENVIRONMENTAL PROTECTION AND CREATING RECREATIONAL 
FACILITIES FOR PUBLIC ENJOYMENT 

In addition to the public golf courses, the property has three major environmental/recreational 

features that could be protected and made available to the public: 

• 18 acres of a spectacular ocean island, Cuckold Island, with panoramic views, plus 

potential hiking and climbing opportunities, which could be transferred by the Lighthouse 

Links owners to either the Province, or to not-for-profit organizations like the Nature 

Trnst, or 100 Wild Islands, or other similar groups, as part of the land acquisition. 

• A 79 acre bog which could potentially be transferred to the Province. 

• Murphy's Lake, a deep lake close to Little Harbour Road, could be developed for boating 

and fishing. It is currently owned by the Province, but is rarely used because access is 

currently difficult. The Development could provide easy access and appropriate facilities . 

The coastline has many unique natural resources, including beautiful beaches and 
wonderful kayaking. which are now difficult to access because of the lack of public 
facilities. Similarly, the push to conserve the islands lining the coast is hampered by little 
practical access. 
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COST ESTIMATES 

We have obtained cost estimates for the development of the lands from KempcrSports, the golf 
course management company responsible for a number of notable got f courses, including those at 
Bandon Dunes. Mike Keiser is also a p1incipal owner of Bandon Dunes on the Oregon coast - four 
the five courses at Bandon are listed in the top I 00 courses in North America by Golf Digest. 

According to Mike Keiser, this project will only be viable if at least two world-class golf courses 
can be constructed. KemperSports' preliminary estimate of the cost to construct the first course­
without having visited the site, but after consulting with our golf course architect, Gil Hanse, who 
has visited it- is S 12.6 million. This number excludes the cost of building the infrastmch1rc- thc 
club house, lodging, a maintenance shed, parking, etc. 

The above costs are much higher than the typical course because it would have to be built on ledge 
and sand is not easily available. The largest component consists of $5,000,000 for earth 
moving/ledge removal and covering the area with sand, which must be trucked onto the site. W c 
believe that significant savings, not accounted for in KemperSports' estimate, can be achieved by 
building a sand plant to convert the ledge that is removed during got f course construction to sand. 

Refining our cost estimates requires an onsite ernluation of the terrain o,·er which the courses 
would be built - which currently can't be accessed by construction equipment because there arc no 
roads. We anticipate finding additional savings as well after an onsite evaluation. 

In order to refine the cost estimates, two roads capable of handling construction vehicles from the 
existing road in Southwest Cove, would be required, one on either side of Long Cove. We estimate 
that about 2.5 miles of roads will be needed at a cost of approximately S3 70,000. 

A successful real estate development program is expected to be necessary to help offset the high 
costs of the golf course construction. We arc currently evaluating whether the land used for the 
proposed third course would be better utilized for residential construction. 

We intend to find a partner, or partners, expc1icnccd in go! f course construction and management, 
as well as real estate development. who can participate in the project after the onsite evaluation 
described above is completed. We also intend to pursue such other funding opportunities as may 
present themselves over the course of the development. 
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OFFER TO PURCHASE OR EXCHANGE 

In furtherance of its goal, the Company proposes the following: 

I. 

.). 

The Company obtains an appraisal from a certified appraiser satisfactory to the Province, 
for the Subject Lands, at its expense. 

In order to refine cost estimates and to facilitate the analysis by the Company of the tetTain, 
ledge conditions, availability of sand, and potential course layouts, the Company and the 
Province enter into an agreement providing for the transfer of the Subject Lands to the 
Company, or an affiliated paiiy. As consideration for the transfer, the Company is wi lling 
to a1,1Tee to a combination of cash and land consideration. Land consideration could include 
all or a portion of its lands not necessary for the Project, such as the 1 S acre portion of 
Cuckold Island and the 79 acre bog currently under control of the Company and its 
principals, and/or additional wood or other lots located throughout the Province of Nova 
Scotia, previously identified as properties of interest by Natural Resources, which could be 
made available by the Company as part of an exchange. 

In exchange for obtaining title to the Subject Lands, the Company will commit to the 
following: 

(a) Contributing a minimum of SS00,000 towards building roads, testing and clearing 
the Subject Lands, as required to complete its analysis; 

(b) Providing access to the Owl's Head lighthouse, which is currently only accessible 
by helicopter; 

(c) Would also agree to re-convey the Subject Lands to the Province and get back any 
consideration received by the Province from the Company, if a minimum of 
SS00,000 as described in 3 (a) above is not spent by the Company. 

(d) Such other conditions as may be ab'Teed upon among the parties. 

-l-. In the alternative, the Company is willing to conduct feasibility studies on a smaller portion 
of the Subject Lands, being the 40-acre Lighthouse property from the Federal Crown, about 
150 acres from the Province on the East side of Long Cove, and about 200 acres on the 
West side of the cove. The Company would have a contractual right to acquire the 
remaining approximately 350 acres from the Province at a agreed-upon price, if the 
conditions in Section 3 abO\·e are met. 

5. In order to proceed without additional delay, it would be important to get a substantial 
amount of this work clone this year, before roads are closed to heavy equipment. 
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MANAGEMENT 

G. S. Beckwith ("Beck") Gilbert. Beck is the controlling shareholder of Lighthouse Links 
Development Corporation. He and his wife, Kitty, have a home in Little Harbour with 
approximately 340 acres of Janel, which they have owned for about ten years, and previously had 
a home in Glen Haven. He enjoys spending time in Nova Scotia. They al:-;u have a residence in 
Greenwich, Connecticut. 

Beck has been chainnan of the board of PASSUR Aerospace, a business intelligence company 
serving the aviation industry, since 1997. In addition. he is president and chief executive officer of 
Field Point Capital Management Company, a private equity firm, a position he has held since 1988. 

He is the fom1er chainnan of the executive committee of Dianon Systems as well as the fonner 
chainnan, CEO, and majority shareholder of QO Chemicals. He was also the chainnan and 
majority shareholder of Unitcast Canada, Inc. in Sherbrooke, Quebec. Previously, he was the chief 
financial officer of American Standard's world-wide Plumbing and Heating Group and the general 
operations manager of its Plastic Division. 

Beck is chairman emeritus and a member of the Board of Fellows of Harvard Medical School, a 
director of HMS MEDscience, a director of the Yale Cancer Center, and a member of the Council 
on Foreign Relations. 

He has also served as a trustee of Rockefeller University, treasurer and a director of the Lasker 
Foundation, a director of the Cancer Research Institute, founding chainnan of the American Lyme 
Disease Foundation, and former chainnan of the Lyme Disease Advisory Board at New York 
Medical College. 

Beck graduated magna cum laude from Princeton's Woodrow Wilson School of Public and 
International Affairs in 1963. He received a MBA from New York University's evening program 
in 1967 and received a MS in Immunology, with a focus on cancer. from The Rockefeller University 
in 2006. Beck is an Honorary Member of the Graduating Class of 2004 at Weill Cornell Medical 
College. 

Katharine (Kitty) Stoddert Gilbert. Kitty is Beck's wife, and a magna cum laudc graduate of 
Bryn Mawr College with a major in Art History, and spent her entire working career at the 
Metropolitan Museum of Art as the Editor of the Bulletin and the Editor of the catalogue of the 
Tutankhamun exhibition. 
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From: Samson, Michel (Halifax) [rnail to.msamson.p)coxanclpalrner.corn] 
Se nt: Thursday, September 13, 2018 10:59 AM 

To: McPherson, Robyn <Robyn. lvl cPherson@novascotia.ca> 
Cc: Bragg, Peter D <Peter. Bragg(ci)novascotia .ca> 
Subject: Land Appraisal 

Hi Robyn, 

Please find enclosed the land appraisal carried out by Turner Drake & Partners for the lands at South West Cove and 
South West Cove Road, Eastern Shore that Lighthouse Links wishes to purchase from th e provincial government. 

Please let me know if you have any questions. 

Michel 

Hon. M ichel P. Samson Cox & Palmer Counsel 

Direct 902 4916808 Fax 902 4 21 3 130 Web co ,a1dpal n-::rla11.com 
Address Purdy's Wharf To11er I. 1100 1959 Upper Water Street Halifax f\JS 



Real Estate Counsellors, Brokers and Valuers 
6182 North St. Halifax, N.S. B3K 1 P5 

Tel.: (902) 429-1811 

St. John's N.L. 
Tel. (709) 722-1811 

Charlottetown, P.E. 
Tel. (902) 368-1811 

Saint John, N.B. 
Tel. (506) 634-1811 

Toronto, ON. 
Tel. (416) 504-1811 

Fax: 1-902-429-1891 
Internet: www.turnerdrake.com 
E-Mail: tdp@turnerdrake.com 



VALUATION REPORT 
(Summary Report) 

VALUATION OF 

PIDs #00489591, #407 47578, 
#40751273,#41307992,&#00555284 

SOUTHWEST COVE ROAD 
SOUTHWEST COVE 

NOVA SCOTIA 

OWNED BY 

HER MAJESTY THE QUEEN IN RIGHT OF THE 
PROVINCE OF NOVA SCOTIA, IN CARE OF: 

NS DEPARTMENT OF NATURAL RESOURCES 
AND 

TRANSPORT CANADA 

PREPARED FOR 

LIGHTHOUSE LINKS DEVELOPMENT COMPANY 
AND 

HER MAJESTY THE QUEEN IN RIGHT OF THE 
PROVINCE OF NOVA SCOTIA, IN CARE OF: 

NS DEPARTMENT OF NATURAL RESOURCES 
AND 

TRANSPORT CANADA 

AS OF 

21 ST AUGUST 2018 

BY 

JAMES C. STEPHENS 

TURNER DRAKE & PARTNERS LTD. 
HALIFAX - NOVA SCOTIA 

------------------- rn=mc=r i>=ra<i: c. ?a=rmc=r~ Li:i>. ---



ru::rnc::r i>=tci<i: 
c! ?d=ti:ni:=t) 

Real Estate Counsellors, Brokers & Valuers 

Registration to /SO 9001 ·2015 

Counselling Advice 
Fe3srblhly Studies 

Expropna:,on 
l! ed,at,o,, & Arbllrat,011 

ir,frastrJcltrre Acauisit,011 

Valuation & Appraisal 
p;,~,s Portfoi,o M3nagt~ 

Commc.r-ciaf 
l1>dus~1al 

tmestmrnt 
De,·e!opment 

Rural 

Economic Intelligence 
l.far>ol Survop 

Sile Selection 
Trace Aloi-! Analy:;;s 

S 1/_'p/y !: Dorr.and Anaiys.s 
Da."'lograpl!iC Stud:,:,s 

Property Tax Consulting 
PA/JS Ta, /\tanager 

Assrssment Aud.ls 
Ner;otr:it,e,n 

Apppa/ BonrJ 

Plann,ng (Urban & Rural) 
Regulatory Rov,e" 

De•elopmen/ Analys;s 
Deoelapm,:,n/ Apprcval 

Cost Bonvflt Analysis 

Brokerage (Sales & Leasmg) 
Tenant Representalio11 

Landlord Reprosentation 
Purchaser Reprosenta/1011 

VtJmJor Representation 

Lasercad ·"· Space Measurement 
Space CertJ/rca/1011 

··As Built" Plans 

Turner Drake & Partners Ltd 
6182 North Street, 

Halifax. NS B3K 1P5 
Tel (902) 429-1811 

St. John's. N.L. 
Tel (709)722-18 11 

Charlottetown. P E 
Tel (902) 368-1811 

Saint John N B 
Tel (506) 634-1811 

Toronto. ON 
Tel (41 6) 504-1811 

Fax (902) 429-1891 
E-Mail tdp@turnerdrake com 

Internet www turnerdrake com 
www lurnerdrake ca 

www turnerdrake net 

Regulated by RICS 

Our Ref: 1812119:NB/JS 

29 August 2018 

Mr. Sean Glover 
Lighthouse Links Development Company 
% Cox & Palmer 
1100-1959 Upper Water Street 
Halifax NS B3J 3N2 

Dear Mr. Glover: ~ 
Re: Vacan an , of we C ve , Southwest Cove, Nova Scotia, 

PIDS"---00- ~---~95 , ~4_0_1_1_.,.-5 f 'C.075_;2 , #413079:7 #0~284 . 

In accordance with your request of~ August 2~. we have completed a 
valuation of the above property on the basis of its Market Value (Highest & Best 
Use). This report is intended only to be used for Purchase purposes and for no 
other purpose; and only by Lighthouse Links Development Company our client for 
this assignment and Her Majesty the Queen in Right of the Province of Nova 
Scotia, the Nova Scotia Department of Natural Resources, and Transport Canada. 
Use of the report for other purposes or by other parties may invalidate the 
conclusions. The RICS Valuation Standards require that we prepare a new report 
if the client, intended user, date, or purpose of the assignment, is changed. 

Type of Property 

The property comprises five parcels of adjacent vacant land and is held as 
resource land. 

Scope of Work 

(i) 

( ii) 

( iii) 

Property identification - we took as our source the Provincial on-line 
mapping service. We utilised the foregoing , together with aerial and 
satellite imagery, to identify the property boundaries, easements, and 
right-of-ways during our on-site inspection. 

Property inspection - we undertook a detailed inspection of the property. 
Our findings are described in the body of this report. 

Data research - we obtained the assessment, zoning, planning and other 
pertinent data from the appropriate sources. Some sales information is 
now available from government sources and was utilised for this 
assignment. However it was incomplete and sketchy and required 
processing by our CompuVal® Information Platform to render it usable. 
Further sales information was compiled from vendors, purchasers, 
brokers, appraisers, Multiple Listing Services® and other sources we 
deemed reliable. It was analysed and utilised to compute the Land Va lue 
using the Direct Comparison Approach. 

. .. 2 



Page ii 

(iv) Analyses applied - there are three methods traditionally used to arrive at the value of real estate: 
the Direct Comparison, Cost and Income Approaches. We utilised the Direct Comparison 
Approach since this was necessary to properly value the property. 

Quality Standards 

Turner Drake's quality assurance system, which covers the conduct of all of our operations, is registered 
to the ISO 9001 :2015 standard. This assignment has been conducted in accordance with our quality 
assurance system, the Code of Professional Ethics and the Royal Institution of Chartered Surveyors' 
Valuation Standards (2017 Edition] (RICS Red Book), the International Valuation Standards (IVS), the 
Uniform Standards of Professional Appraisal Practice (USPAP), 1(Summary Report] and the Canadian 
Uniform Standards of Professional Appraisal Practice. 

Environmental 

No hazardous materials or environmental concerns were observed or brought to our attention during our 
inspection of the property. 

The property has been valued on the assumption that it is environmentally "clean". 

Zoning 

We have reviewed the uses permitted under the current Zoning By-Law. More complete details are 
included in the Zoning section of this report. 

Sales & Marketing History 

To the best of our knowleugt: ll1e pruµelly lrns not u1:en actively ,na,keteu for sale during the past three 
years and no offers to purchase have been received. 

Most Probable Purchaser 

In our experience the most probable purchaser for this property would be an owner-occupier or adjacent 
owner. 

Market Value 

In our opinion, ·the Market Value of the Fee Simple Interest in the subject property, premised on the basis 
that it will be utilised for its Highest and Best Use as of the 21 st August 2018, subject to the Limiting 
Conditions and Assumptions contained herein and a Reasonable Exposure Time of 12 to 18 months, is the 
sum of $250,000. 

TWO HUNDRED FIFTY THOUSAND DOLLARS 

Yours truly, 

TURNER DRAKE & PARTNERS LTD. 
/J 

JAMES C. STEPHENS 
Consultant 
Valuation Division 

A Summary Report summarises all of the information significant to the solution of the appraisal problem 
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SUBJECT PROPERTY 

LITTLE HARBOUR ROAD FRONTAGE 

SOUTHWEST COVE ROAD ACCESS AND FRONTAGE 
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SUBJECT PROPERTY 

MURPHY'S LAKE FRONT AGE 

SOUTHWEST COVE FRONTAGE 
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SUBJECT PROPERTY 

LITTLE HARBOUR FRONTAGE 

TYPICAL LANDSCAPE & VEGETATION COVER 
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Page viii 

LIMITING CONDITIONS AND ASSUMPTIONS 

( 1) No responsibility is assumed for matters of a legal nature, nor do we render any opinion as to the 
title which is assumed to be good. Unless otherwise noted in this report, existing mortgages, liens, 
encumbrances and special assessments, if any, have been disregarded and the property has been 
valued as though free and clear. 

(2) We have not undertaken a survey of the property, and no responsibility can be accepted for the 
accuracy of the Site Plan and sketches. They are only included to assist the reader in better 
visualising the property. 

(3) Market conditions can, and do, change rapidly because of economic, social and political reasons. 
The market value expressed in this report pertains only to the date of the valuation. It must not be 
relied on to estimate the market value as of any other date. HST, GST and other tax or expenses 
due on acquisition or disposition, have not been deducted from, or added to the market value. If 
the market value is based upon the prospect of future growth in rental and/or capital values. the 
reader is cautioned that these projections may not occur and values can fall as well as rise. 

(4) It is assumed that there are no hidden or non-apparent conditions of the property, subsoil or 
structures that would render it more or less valuable. No responsibility is assumed for such 
conditions or for engineering studies that might be required to discover these factors. 

(5) This report must be used in its entirety since parts taken out of context may be misleading. The 
report, or any parts thereof, may not be used for any purpose other than that for which it was 
undertaken and is furnished for the exclusive use of the client. All liability to any party other 
than the client is hereby denied. 

(6) Information in this report furnished by others is believed to be reliable, although no responsibility is 
assumed for its accuracy. 

(7) Where there are structures on the property, we have not inspected woodwork or other parts of the 
structure which are covered, unexposed or inaccessible and we are therefore unable to report that 
such parts of the property are free of rot, beetle or other defects. 

(8) Turner Drake & Partners Ltd. retain the copyright to this report. Reproduction in whole or 
in part, or any reference thereto, or to the valuation figures contained therein, or to the name 
and professional affiliation of the author of the report, is prohibited without their written 
permission and is a contravention of the Copyright Act. The report may be subject to 
Extraordinary Assumptions and/or Hypothetical Conditions: reference to the report in any 
published document without an adequate contemporaneous reference to these 
Extraordinary Assumptions or Hypothetical Conditions would be misleading and is 
prohibited. 

(9) Unless otherwise noted in this report, the existence of hazardous substances, including without 
limitation asbestos, polychlorinated biphenyls, petroleum leakage, agricultural chemicals, radon 
gas, urea-formaldehyde foam insulation, or other potentially hazardous substances, which may or 
may not be present on the property, or molds, mildews and other environmental conditions, were 
not called to our attention nor did we become aware of them during our inspection. We are not 
qualified to detect such substances or conditions and the client is urged to retain an expert in this 
field, if desired. The presence of such hazardous substances or environmental conditions on, or 
in the proximity to the property, may affect the value of the property. Whilst we have valued the 
property on the assumption that it does not, and never has, contained such hazardous substances 
or environmentai conditions, and is not in such proximity to another contaminated property as to 
cause a loss in value to the property the subject of this report, we do not warrant that this is the 
case and accept no liability in this regard. 
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( 10) Unless otherwise expressly stated in this report, it has been assumed that all oil or other storage 
tanks, whether above or below ground, are in good condition, free of leaks and other defects, have 
been registered with the Department of the Environment, are legally permissible and meet all 
environmental standards. We have not undertaken any investigation, do not warrant that this is 
the case and accept no liability in this regard . 
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PURPOSE OF VALUATION 

The purpose of this valuation is to estimate the Market Value (Highest & Best Use) of the subject 
property. 

INTENDED USE 

This report is intended only to be used for Purchase purposes. The report is not intended to be 
utilised for any other purpose. 

In view of the purpose and intended use of the valuation, this report conforms to the Royal Institution 
of Chartered Surveyors' Valuation Standards [2017 Edition] (RICS Red Book), the International 
Valuation Standards (IVS), the Uniform Standards of Professional Appraisal Practice (USPAP) 
2[Summary Report]. and the Canadian Uniform Standards of Professional Appraisal Practice 
(CUSP AP). 

INTENDED USERS 

This report is intended for use only by Lighthouse Links Development Company our client for this 
assignment and Her Majesty the Queen in Right of the Province of Nova Scotia, the Nova Scotia 
Department of Natural Resources, and Transport Canada. This report is not intended to be utilised 
by any other party. 

PROPERTY RIGHTS VALUED 

Fee Simple Interest. 

DEFINITION OF VALUE 

Market Value is defined in CUSPAP as: 

"the most probable price which a property should bring in a competitive and open market 
under all condi tions requisite to a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this 
definition is the consummation of a sale as of a specified date and the passing of title from 
seller to buyer whereby: 

( 1) buyer and seller are typically motivated; 
(2) both parties are well informed or well advised, and acting in what they consider 

their best interests; 
(3) a reasonable time is allowed for exposure in the open market; 
(4) payment is made in terms of cash in Canadian dollars or in terms of financial 

arrangements comparable thereto; and 
(5) the price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated 
with the sale." 

Market Value is premised on the basis that the Subject Property will be utilised to its 
1-linh<>c::t ::.nrl RPc::I I lc::P ... .., .. -- . -··- ---· -- -· 

A Summary Report summarises all o f the informalion significant lo lhe solution of the appraisal problem 

- ------------------- rn=mc, i>,.il<i: c. ?.il, m i:,) Li:i>. ---
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EXPOSURE TIME 

A Reasonable Exposure Time is defined as: 

"the estimated length of time the property would have been exposed on the open market 
prior to the effective date of the valuation in order to achieve a sale at Market Value. 
Implicit in this definition are the following characteristics: 

( 1) The property would have been actively exposed and aggressively marketed to 
potential purchasers through marketing channels commonly used by buyers and 
sellers of similar type properties. 

(2) The property would have been offered at a price reflecting the most probable mark­
up over market value used by sellers of similar type properties. 

(3) A sale would have consummated under terms and conditions of the definition of 
market value as outlined in this report." 

EFFECTIVE DATE OF VALUATION 

The effective date of valuation is the 2151 August 2018. 

DATE OF INSPECTION 

The property was inspected on the 21 st August 2018. 

TIMEFRAME 

This is a Current Value Opinion. 

IDENTIFICATION OF PROPERTY 

The property is located on and south of Little Harbour Road and Southwest Cove Road, Southwest 
Cove, Halifax County, Nova Scotia and is identified on the Location Map on the opposite page. 

AREA DATA 

The Greater Halifax Area encompasses the three former municipalities of Bedford, Dartmouth and 
Halifax, and all of the former County of Halifax. It is the urban heart of the Halifax Regional 
Municipality (HRM) which was spawned by the amalgamation of the four municipalities in 1996. 
The 2016 census recorded a total population for HRM of 403,390 primarily located in an urban area 
covering 235 square kilometres. Halifax is the provincial capital and the largest city in Atlantic 
Canada. It is the Atlantic Region's financial and business centre, the Canadian Navy's East Coast 
base, and the location of many federal government offices and other facilities. HRM hosts six 
universities and as a result is home to a large concentration of educational, medical and research 
facilities. 

HRM benefits from excellent air, rail, road and water linkages. Halifax International Airport links 
the region with the remainder of Canada, and the world. The airport is the busiest airport in Atlantic 
Canada, handling in excess of four million passengers and 84,000 flights per year. In December 
2004, the airport was granted United States "pre-clearance" status, allowing travellers to clear US 

• • ,, ,. ~ ............ ••• · • _ ., , ,, , , • • - • - • · - ,1 __ r_,, _ r customs In Ma11rax. A :i,.::o-m1111on project lU 1er1y111e11 lilt: lllclll lUIIW cy we::, L,UlllfJ!t:lt:U 111 lllt:: ldll U I 

2013. HRM is also well served by its highway network, which connects the area with the remainder 
of Atlantic Canada and the Northeastern U.S. Rail services to HRM provide a linkage with Central 
Canada and the Midwest U.S. 
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The Port of Halifax is the focal point of the region's transportation network, handling 5.0 million 
metric tonnes of cargo in 2017. In 2017, 292,722 passengers on 173 cruise ships visited HRM 
through the Port of Halifax, a 22.9% increase in passengers from 2016. As part of a master 
planning exercise, the main objective of which is to ensure the port is capable of berthing and 
servicing two Ultra-Class vessels concurrently, a consultant has been asked to explore the option 
of relocating one or both of the terminals from the Halifax Peninsula to Dartmouth. In the meantime, 
the Port is undergoing major infrastructure projects in an effort to position Halifax as the Atlantic 
Gateway for cargo coming to North America across the Atlantic Ocean, including a $10-million 
investment in new equipment to extend its container and reefer handling capabilities at Halterm . In 
October 2011 , HR M's Irving Shipbuilding was selected for a potential $25-billion worth of contracts 
from the federal government to build 21 arctic/offshore patrol ships. To accommodate this project, 
Halifax Shipyard underwent a significant modernisation . Construction of the first Arctic Offshore 
Patrol Ship commenced in September 2015, after a deal was signed in January 2015 for six of the 
vessels to be built at the yard . Its launch is anticipated in the summer of 2018. 

The breakdown of employment in HRM by sector is as follows: 

Management 9% 
Business, Finance & Administration 16% 
Natural & Applied Sciences & Related 11 % 
Health 8% 
Social Sciences, Education, Government Services & Religion 15% 
Arts, Culture, Recreation & Sport 3% 
Sales & Service 24% 
Trades, Transport & Equipment Operations 12% 
Primary Industries 1% 
Processing, Manufacturing & Utilities 2% 

Overall Construction Activity 

The following figures on construction activity, as evidenced by the number and value of building 
permits, were provided to us by Halifax Regional Municipality: 

2013 2014 2015 2016 2017 
(a) Total Construction 

Values (in$ millions) 
- Residential $ 409.307 $ 440.982 $ 493.879 $447,119 $659,610 
- Commercial/Industrial $ 241 .069 $ 239.559 $178.211 $130,023 $229,652 
- Institutional $ 53.465 $ 20.040 $ 31.450 ~ 78,591 ~ 65,005 

Total $ 703.841 $ 700.581 $ 703.541 $655,733 $954,268 
(b) Building Permits by 

Type 
- Residential 2,366 2,711 2,168 2,395 2,402 
- Commercial/Industrial 664 969 655 685 596 
- Institutional 41 58 55 39 60 
Total 3,051 3,779 2,878 3,119 3,058 

With an estimated population of 426,793 (2017), the Halifax CMA has experienced an average 
annual growth rate of 0.98% during the years 2011-2017. The unemployment rate (April 2018) is 
5.6% compared to a provincial average of 7.3% and a national rate of 5.8%. The average 
household income of $89,174 (2017) is above that of other major centres in the Maritimes: 
Fredericton ($85,920), Moncion ($81 ,906), Saint John ($86,054), Charlottetown ($75,240); and 
below that of St. John's ($103,157). 
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NEIGHBOURHOOD DATA 

The neighbourhood is bordered on the north by Clam Harbour Road, and the east, south, and west 
by a number of coves and islands comprising the Atlantic Coast. It is rural in nature. In terms of 
its life cycle, it is static. It has not been infiltrated by alien uses. There is substantial vacant land 
available and consequently there is low pressure on land values. 

-------------------- rn=mc~ iHd<c e. ?d~mc~) Li:i>. ---
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SITE PLAN 
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SITE DATA 

The land is shown edged red on the Site Plan (opposite page). It is irregular in shape and has the 
following dimensions: 

Northern Boundary ± 12,040 ft. 
Eastern Boundary (Ocean Frontage) ± 13,400 ft. 
Southern Boundary ± 16,900 ft. 
Western Boundary ± 5,355 ft. 

Little Harbour Road Frontage ± 2,495 ft. 
Southwest Cove Road Frontage ± 370 ft. 

Little Harbour Frontage ± 850 ft. 
Southwest Cove Frontage ± 13,400 ft 
Long Cove Frontage ± 11 ,950 ft. 
Murphy's Lake Frontage ± 4,415 ft. 

Total Ocean Frontage ± 26,200 ft . 
Total lake Frontage ± 4,415 ft. 

Area 744.12 ac. (601.13 ha.) 

Right-of-Way 

PIO #00489591 is burdened with a Right-of-Way in favour of adjacent parcel PIO #00605899 located 
on the portion of the lands east of Little Harbour Road and west of Little Harbour. The Right-of-Way 
is shown in green on the Site Plan (opposite page) and has the following dimensions: 

l ength 
Width 

Area 

Reference 

744.7 ft. 
67 .3 ft. 

46,886.5 ft.2 (1.1 acres) 

We have taken as our source, the legal description from the deed conveying the property to the 
present owner together with the Provincial Online Mapping Service. The dimensions have been 
plotted onto a Map, Scale ±1 :22,330, prepared from aerial photographs. 

Site Improvements 

We noted no site improvements during our inspection of the property. 

Services Available to the Site 

Eiectrical service~ cll e clvaiicluie tu the site. 

ASSESSED VALUE AND ANNUAL TAXES (2018) 

Assessment: 

Taxes (2018): 

$ 16,800 (Resource Exempt)'. 

$ Nil*. 

*Assessed value is for PIO #00555284, owned by the federal entity Transport Canada. Payments 
are made to the municipality in lieu of taxes. The remaining parcels are owned by the provincial 
entity NS Department of Natural Resources and do not have an assessment account number (AAN) 
assigned. 
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ZONING 

The property is zoned "RPK Regional Park Zone" and "MU Mixed Use Zone". The types of uses 
allowed under this zoning can be summarised as follows: 

RPK (Regional Park) Zone 

No development permit shall be issued in any MU (Mixed Use) Zone except for the following: 

Park Uses: 
Recreation uses; 
Conservation uses; 
Uses accessory to the foregoing uses. 

Other Uses: 
Existing dwellings and recreational uses; 
Home business uses in conjunction with permitted dwellings; 
Uses accessory to permitted dwellings and recreational uses. 

MU (Mixed Use) Zone 

No development permit shall be issued in any MU (Mixed Use) Zone except for the following: 

Residential Uses: 
Single unit dwellings; 
Two unit dwellings; 
Senior citizen housing; 
Existing multiple unit dwellings; 
Mobile dwellings on individual lots; 
Garden suites in conjunction with permitted single unit dwellings; 
Daycare facilities; 
Home business uses in conjunction with permitted dwellings; 
Boat sheds. 

Commercial Uses: 
Antique shops; 
Craft shops; 
Commercial entertainment uses; 
Convenience stores; 
Bed and breakfasts; 
Personal service shops; 
Service shops; 
Commercial schools; 
Theatres and cinemas; 
Trade contracting services and shops; 
Medical clinics; 
Restaurants including full-service, drive-in and take-out; 
Service stations and automobile repair outlets; 
Bakeries; 
Banks and financial institutions; 
Offices; 
Funeral parlours and undertaking establishments including crematoriums; 
Garden centers; 
Outdoor display court; 
Photographic studios; 
Retail stores; 
Grocery stores; 



Variety stores; 
Research facilities; 
Printing establishments: 
Taxi and bus stations; 
Veterinary clinics; 
Warehousing and wholesaling; 
Manufacturing and assembly uses; 
Service industry uses; 
Utility and communication buildings or structures : 
Shipways, wharves and boathouses; 
Marinas and charter boat services; 
Wilderness and recreation outfitters; 
Composting operations; 
Existing kennels; 
Commercial Accommodation Uses. 

Resource and Trad itional Uses: 
Agricultural uses; 
Forestry uses; 
Fishery support uses; 
Fish sheds and boat sheds; 
Existing fishery support uses larger than 3,000 ft2 (278.7 m2 ); 

Existing fishery uses; 
Extractive facilities; 
Hunting and fishing camps; 
Traditional uses. 

Community Uses: 
Institutional uses; 
Open space uses; 
Recreation uses; 
Private clubs and lodges. 

PLANNING CONSIDERATIONS 
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We have reviewed current planning issues and policies as they relate to the Subject Property. The 
following points are relevant: 

( 1) The Subject Property has long been identified and regulated as park and open space uses. 

(2) It is currently zoned RPK (Regional Park) under the Land Use Bylaw. This zoning was 
introduced in 2014 in order to bring land use regulation into compliance with the municipality's 
updated Regional Plan. The Regional Plan is a master planning document for the entire 
municipality, and supersedes local planning policy. 

(3) The Regional Plan identifies the Subject Property as part of an existing Regional Park, it is 
similarly recognised as a park in the recently adopted (August 2018) Green Network Plan. 

(4) The use of the Subject Property for anything other than what is currently enabled under its 
zoning would require significant policy changes at the highest levels of municipal planning 
authority. Requests for amendments to policy at this level carry no guarantee that they will 
even be consideied by CounCil, and no opportunity foi appeal tu the UAR8 if denied. Such 
changes would be highly unlikely. 
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ENVIRONMENTAL CONTAMINATION 

No hazardous materials or environmental concerns were observed or brought to our attention 
during our inspection of the property. 

The property has been valued on the assumption that it is environmentally "clean". 
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VALUATION METHODOLOGY 

Scope 

The objective of this assignment is to render an opinion as to the Market Value (Highest and Best Use) of 
the fee simple interest in the property for Purchase purposes. 

We inspected the site. We obtained and reviewed the assessment, zoning information and other pertinent 
municipal data. We undertook a full background analysis and valuation of the property. Our findings, 
analysis and conclusions are set out in this narrative report. 

Methodology 

It was necessary to proceed through a number of steps in order to achieve the foregoing objective. 
Valuation is by nature often experiential, in which the output of one stage results in re-computing the input 
to a prior stage so that the final figure is arrived at by an iterative process: rather than by rigidly proceeding 
in a mechanical fashion through a series of steps in fixed order. Thus, whilst we have described the steps 
below in ordinal sequence, the reader should bear in mind that this has been done purely for administrative 
convenience and readability. 

(i) Highest and Best Use - this is the use for the property which will produce the greatest net return 
for the foreseeable future. The use must be ( 1) physically possible, (2) legally permissible, (3) 
financially feasible, and (4) maximally productive. It is determined by considering the various 
alternate purposes for which the property can legally be used, having regard not only to existing 
zoning and other legal constraints, but also to any probable modification of them. The use which 
generates the highest value is, ipso facto the Highest and Best Use. 

As at the effective dale of !he vi:llui:llio11, II Ie Hiyhest anti Best Use of the properiy as a cleared site 
was for recreational or conservation purposes. We have computed the land value on this basis. 

(ii) Land Value - this is the value of the site, cleared of all buildings and site improvements, available 
for development for its Highest and Best Use. We utilised the following approach for measuring 
the value of the land: 

Direct Comparison Approach - land sales were analysed and their sales prices reduced to a unit 
basis. Adjustments are then made to these unit figures to eliminate the differential between them 
and the Subject Property for the Date of Sale [Time variable], if applicable. These time adjusted 
unit prices were then utilised to value the Subject Property. Other factors which influence value 
[Location, Motivation, Size] were then used to determine the weight to be assigned to each 
comparable sale as an indicator of the Subject Property's value. 

(iii) Reconciliation and Final Estimate of Value 

This is a reconciliation of the values indicated by the various approaches, in which the alternate 
value indications are considered, the relative significance of each is carefully weighed, and a final 
estimate of value is then computed. Although reconciliation necessarily involves judgement, the 
latter results from a careful logical analysis of the procedures leading to each indication of value. 
The analysis is based on several criteria, (appropriateness, accuracy and quantity of evidence) 
which result in the formation of a meaningful and defensible conclusion about the final value 
estimate. 

Since only a single valuation approach was applicable in this instance however, it was not 
necessary to undertake a reconciiiation. 
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HIGHEST AND BEST USE 

The "Highest and Best Use" can be defined as "that use which will produce the greatest net return for the 
foreseeable future". 

We have considered the Highest and Best Use of the site. The subject property consists of five adjacent 
parcels on a peninsula between the communities of Little Harbour (west) and Shouthwest Cove (east). 
Collectively the property is large at 744.12 acres (601 .13 ha.). The subject property lands are dominated 
by a landscape of rocky outcroppings, dense low-lying vegetation , and sparse stands of softwood tree 
species. The property has an extensive, rocky coastline. The property encompasses a freshwater lake 
(Murphy's Lake) which is undeveloped with the exception of a single dwelling on the eastern shore. 

The property fronts Little Harbour Road and Southwest Cove Road. There is no driveway, trail , or other 
access to the property. A small clearing off of Southwest Cove Road may be used to enter the property on 
foot through dense vegetation and rocky terrain . 

The majority of the property is zoned as regional parkland which precludes most development. Any 
development would require alteration of the municipal planning strategy and zoning. The majority of the 
property is identified as part of an existing Regional Park, it is similarly recognised as a park in the recently 
adopted (August 2018) Green Network Plan. The use of the Subject Property for anything other than what is 
currently enabled under its zoning would require significant policy changes at the highest levels of municipal 
planning authority. Requests for amendments to policy at this level carry no guarantee that they will even be 
considered by Council, and no opportunity for appeal to the UARB if denied. Such changes would be highly 
unlikely. 

Having regard to the foregoing, we are of the opinion that the Highest and Best Use of the subject property 
is for recreational or conservation purposes. 
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MARKET ANALYSIS AND EXPOSURE TIME 

Exposure time is the estimated length of time the property interest being valued would have been offered 
on the market prior to the hypothetical consummation of a sale at market value on the effective date of the 
valuation. Since it is a retrospective opinion based upon an analysis of past events, assuming a competitive 
and open market, it can only be estimated after an analysis of the market. 

Market Analysis 

Prior to, and at the effective date of the valuation , the supply and demand for the subject and competing 
properties can be summarised as follows: 

(a) Supply: Prior to , and at the effective date of the valuation the supply of this category of property in 
the area was strong. 

(b) Demand: Prior to, and at the effective date of the valuation demand for this category of property in 
the area was weak. 

Exposure Time 

Our estimate of Exposure Time is 12 to 18 months. This is based on the foregoing Market Analysis and 
the data summarised below: 

(1) Properties similar to the subject property have been listed for sale for between 1 month and 4.5 
years. Parcels in excess of 50 acres regularly require 18 months on the open market before selling. 

(2) Based on our research when we were gathering information on comparable sales it became 
apparent that larger parcels of land are subject to a more limited pool of potential purchasers th.in 
smaller parcels. We also note that parcels with good access to roadways and waterfrontage 
experience fewer days on market. 

-------------------- rn=mc=1 i>=l.cl<c £ ?.cl=li:ni:=I.) L'm. ---
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LAND VALUE 

Methodolog y 

The land has been valued by the Direct Comparison Approach . Essentially this approach is a systematic 
procedure for carrying out comparative shopping in which the Subject Property is "priced" by comparing it 
with other, similar parcels of land (Indices) that have sold, been subject to offer or are listed for sale. Based 
on our experience working with forest and recreational land sales data, we have determined that the most 
significant independent variables influencing value are Time (Date of Sale), Quality (land type, timber 
cover), Waterfront Benefit, Location , Motivation, Size. When Quality has a significant impact on value 
we have decomposed the transaction price into its component (land type, timber cover) unit price per acre. 
Where applicable we have analysed the Waterfront Benefit on a price per foot of water frontage. The unit 
price of each Index (comparable transaction) has then been adjusted, where applicable, for the Time 
variable. These time adjusted unit prices have then been utilised to value the Subject Property. The weight 
placed on each Index as a predictor for the Subject Property value, is a function of its comparability in terms 
of Location, Motivation and Size. 

Water frontage is generally the independent variable which has the greatest impact on value, and hence 
the selling price, of land. As a result, sale prices of land with water frontage do not respond to conventional 
analysis, whereby the total selling price is divided by the land area (acres), or by the length of water frontage 
(linear ft.), to yield a composite unitised rate. The total price paid is a function of both variables. In order 
to conduct a meaningful analysis it is necessary to isolate the waterfront value. We achieve this by 
allocating a Basic Land Value to each index and then divide the balance of the sale price by the length of 
the water frontage to produce a residual Waterfront Benefit figure. 

"Basic Land Value" can be defined as "the value of the land, having regard to its location, topography, 
road frontage, accessibility, and vegetation cover together with all of its other attributes excluding only the 
fact that it has water frontage". 

"Waterfront Benefit" may be defined as "the additional amount over and above 'Basic Land Value' that a 
purchaser would pay for the property because it has water frontage, expressed in terms of dollars per linear 
foot". In our analysis this is the residual figure after deducting the Basic Land Value from the total selling 
price. 

The Basic Land Value is most easily calculated for the sale of any land parcel that does not have water 
frontage. The unit components that create its value are primarily the land type (e.g. swamp, rock barren, 
suitability for supporting timber or agriculture, etc.), the type of timber cover (hardwood, mixed wood, 
softwood) and its maturity (immature, semi-mature, mature, very mature). While the parcel's topography, 
accessibility, type and length of road frontage, also impact its value, they are captured by the per acre value 
of its unit components. In order to break the sale prices into their unit components we compare sales of 
parcels that share similar, but not identical, components in terms of topography, land type and timber cover. 
By comparing these sales we are able to identify the value attributable to the differentiating components. 
Using CompuVal®, our proprietary software which utilises an iterative algorithm, we are able to build a 
value profile for twenty three different types of land and timber cover. We use a Geographic Information 
System (GIS) to layer the various attributes (topography, land type, vegetation cover) over each parcel to 
identify each component and calculate its area. 

Waterfront Benefit is calculated by comparing sales of land with water frontage to non-waterfront land 
sales of parcels having similar types of timber cover. The Waterfront Benefit is the incremental value that 
accrues to a parcel as a result of it having water frontage. The Road Front benefit is calculated in a similar 
manner. We utilise the sales of non-waterfront land and our analysis of their component values to calculate 
the Basic Land Value. We also compare sales of waterfront parcels that share similar, but not identical 
components in terms of topography, land type and timber cover. 

- - - rn=mc=t i>=rd<c i i'd~mc~) Li:'i:>. - - ------- - ---- -------
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Discussion of Land Sales 

We have researched the sales, offers and listings (Indices) of comparable parcels of land in the locality. 
The data was collected from vendors, purchasers, brokers, appraisers, MLS®, public and other sources 
deemed to be reliable. The most relevant data has been detailed on the Land Sales Schedule on the 
following pages. We have adjusted the prices in this Land Sales Schedule to the date of valuation to reflect 
an annual compound increase of 3%. This is based on a general study of prices in the area. 

The Indices are described in greater detail below: 

Index #1 

The property has fair frontage to the ocean. A majority of the parcel comprises rock barren. Most of the 
timber cover comprises semi-mature softwood. Overall it is considered to be comparable to the Subject 
Property (quality]. This property was sold in July 2018, approximately one month before the effective date 
of valuation. Sales data indicates that prices were rising [time}. The property is situated in a rural area 
near Little Harbour. It has no road frontage and is accessed via right-of-way through the subject property. 
The location is considered to be comparable to the Subject Property [location}. The property was 
purchased as a 30% interest, with the price determined at public auction . The purchaser represented the 
second-highest bidder, but ultimately paid the highest bid price. The purchaser owned 60% of the 
remaining interest in the property. They were therefore motivated to pay more than market value, though 
the adjusted price is expected to reflect fair market value due to the bidding process [motivation}. The 
parcel was approximately 60% the size of the Subject Property: smaller parcels typically command higher 
prices per acre because they attract a wider pool of purchasers [size}. 

We consider this Index to be an average indicator of value on time adjusted unit basis for the Subject 
Property. 

Index #2 

The property has good water frontage to freshwater lake. A large portion of the parcel comprises mature 
softwood. Overall it is considered to be comparable lo the Subject Property (quality]. This property was 
sold in March 2018, approximately five months before the effective date of valuation. Sales data indicates 
that prices were rising [time]. The property is situated in a remote area near Lake Charlotte. It has no road 
frontage and is accessed via logging road or watercraft. The location is considered to be comparable to 
the Subject Property [location}. We are not aware of any factors that would give rise to an adjustment for 
motivation [motivation]. The parcel was approximately 31 % the size of the Subject Property: smaller 
similar parcels typically command higher prices per acre because they attract a wider pool of purchasers 
[size]. 

We consider this Index to be an average indicator of value on time adjusted unit basis for the Subject 
Property. 

Index #3 

This property includes two adjacent and one separate woodland parcel. The property has average frontage 
to a freshwater lake. A majority of the parcel comprises immature to mature softwood. Overall it is 
considered to be comparable to the Subject Property [quality]. This property was sold in April 2018, 
approximately four months before the effective date of valuation. Sales data indicates that prices were 
rising [time]. The property is situated in a remote area northwest of Ship Harbour. It has no road frontage 
and is accessed via logging roads or watercraft. The location is considered to be comparable to the Subject 
Property [location]. We are not aware of any factors that would give rise to an adjustment for motivation 
[motivation]. The parcel was approximately 1.8 times the size of the Subject Property: larger parcels 
typically command lower prices per acre because they attract a smaller pool of purchasers [size]. 

We consider this Index to be an average indicator of value on time adjusted unit basis for the Subject 
Property. 

-------------------- rn=mc=r i>=rd<i: £ ?u=rmc=r.~ Li'i>. ---
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Index #4 

The property has average frontage to a freshwater lake. A large portion of the parcel comprises mixed­
height softwood and rock barren. Overall it is considered to be comparable to the Subject Property 
[quality]. This property was sold in April 2017, approximately one year and four months before the effective 
date of valuation. Sales data indicates that prices were rising [time]. The property is situated in a remote 
area west of Halifax. It is accessed via single lane dirt road. The location is considered to be comparable 
to the Subject Property [location]. We are not aware of any factors that would give rise to an adjustment 
for motivation [motivation]. The parcel was approximately 80% the size of the Subject Property: smaller 
parcels typically command higher prices per acre because they attract a wider pool of purchasers [size]. 

We consider this Index to be an average indicator of value on time adjusted unit basis for the Subject 
Property. 

Index #5 

The property has average water frontage to the ocean. A majority of the parcel comprises semi-mature 
and mature softwood. Overall it is considered to be comparable to the Subject Property [quality]. This 
property was sold in June 2017, approximately one year and two months before the effective date of 
valuation . Sales data indicates that prices were rising [time]. The property is situated on a remote 
peninsula southeast of Tangier. It has no road frontage and is accessed via watercraft. The location is 
considered to be comparable to the Subject Property [location]. The property was purchased for 
conservation purposes. The purchaser, Nova Scotia Nature Trust, owns other shoreline properties in the 
area. It is possible that a non-market price was achieved due to the motivations of the seller to contribute 
to the Nature Trust's conservation efforts [motivation]. The parcel was approximately 7% the size of the 
Subject Property: smaller parcels typically command higher prices per acre because they attract a wider 
pool of purchasers [size]. 

We consider this Index to be an average indicator of value on time adjusted unit basis for the Subject 
Property's shoreline. 

Valuation 

The subject property represents a large parcel of oceanfront land with good road frontage and limited 
access due to complex terrain. Vegetation consists primarily of low-lying herbaceous species and sparse 
stands of softwood. Without improvements, the property's shoreline is accessible only by watercraft. 
Zoning restrictions preclude development of the property for uses other than recreation and conservation. 

The Indices represent large parcels of resource land in Halifax County. Each of the Indices have access 
restrictions due to a lack of public roads or complex topography. The Indices present a range of values for 
rock barren land with a low of $10/acre ( Index #4) and a high of $53/acre ( Index # 1 ). The high end of the 
range represents a large property in close proximity to the subject with a similar landscape (Index #1 ). The 
low end of the range represents a cluster of parcels where the bulk of the value was in the freshwater lake 
frontage and softwood stands (Index #4 ). The subject property's rock barren lands are expected to fall 
towards the high end of the range due to the good road access and similarity to Index #1 . 

The Indices present a range of values for semi-mature softwood stands with a low of $128/acre (Index #5) 
and a high of $922/acre (Index #1 ). The high end of the range represents a large, contiguous network of 
woodlands with access to an all-weather paved road (Index #1 ). The low end of the range represents 
sparse woodlands on a peninsula limited to water access, and which was purchased for conservation 
purposes (Index #5). The subject property's softwood stands are sporadic and difficult to access and are 
expected to be below that of Index #1 ($922/ac) and consistent with the median value presented by all of 
the Indices ($760/acre). 

The Indices present a range of Waterfront Benefit values with a low of $7.74/linear ft. (Index #5) and a high 
of $31 .12/linear ft. (Index #3 ). The high end of the range represents extensive frontage to a freshwater lake 
while the low end of the range represents rocky ocean frontage. The subject property's rocky ocean 
frontage is expected to achieve a value at the low end of the range presented by the indices, at $5.00/linear 
foot. 
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Having regard to the foregoing we are of the opinion that the value of the land is as follows: 

Component Value 
Component Type Component Size Unit Value Total Value 
Rock Barren 64 7. 99 acres $ 50/acre $ 32,400 
Swamp/Wetlands 9.61 acres $ 50/acre $ 481 
Brushwood & Alders 3.90 acres $ 50/acre $ 195 
Softwood - Semi-Mature 78.55 acres $ 760/acre $ 59,698 
Softwood - Mature 2.03 acres $ 900/acre $ 1,827 
Softwood -All Heiqhts 2.04 acres $ 850/acre $ 1,734 
Waterfront Benefit 30,615 linear ft. $5.00/lin. ft. $153,075 
Total Value 744.12 acres $ 335/acre $249,410 
Rounded to $250,000 

-------------------- rn=mc:i iHd{i: l ?d=li:nc~~ Li:i>. ---
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LAND SALES SCHEDULE 

Russell Rel Jul S 376,666 446 21 acres $ 844 s 846 Total 
Little Harb:iur 2018 s 6,607 125 77 acres $ 53 s 53 Rock Barren 

Halifax County, NS s 2,417 46 01 acres $ 53 s 53 Swamp or Muskeg 

s 4,848 92 28 acres $ 53 s 53 Brushwood & Alders 

PIDs #'s 0J605899, s 74,587 8113acres $ 919 s 922 Softwood - Semi-Mature 
40189631 s 32,988 29 48 acres $ 1,119 S 1 122 Softwood - Mature 

s 70,657 71 54 acres $ 988 s 990 Softwood - All Heights 

David Mac Neil, Sheriff S 184,562 21 100 ft $ 8 75 s 8 77 Water Frontage - Ocean 

Halifax County to Terry 
Jones Sales was for a 30% interest m two adjacent parcels 

Overall sale price has been adjusted, owner now 
controls 90% of property There are plans In place 
for an 18-hole golf course and resort community 
Access Is via nght-of-way to Little Harbour Road. 
Zoned MU Mixed Use 

r1 
C 
JJ 
::::, 2 Second Lake Unknown Mar S 250,000 233 00 acres $ 1,073 S 1,086 Total 
ni 
JJ Upper Lakeville 2018 s 422 9 79 acres $ 43 s 44 Swamp or Muskeg 
tJ Halifax County, NS s 6,895 9 15 acres $ 754 s 763 Softwood - Semi-Mature 
JJ 
t:,. PIO #005: 7553 s 62,060 67 66 acres s 917 s 929 Softwood - Mature 
"' "' Musquodcboit Lumber Ltd. s 23 0 03 acres $ 754 s 763 Softwood - Very Mature 
0-, 

to NS Dei:;artment of s 30,869 38 13 acres $ 810 s 820 Softwood - All Heights 
~ I\Jatural Resources s 4,440 6 92 acres $ 642 s 650 M1xedwood - Semi-Mature 
JJ 
r1 s 32,325 43 39 acres $ 745 s 754 M1xedwood - Mature 
::::, 
n1 s 46,649 57 93 acres $ 805 s 815 Hardwood - Mature 
JJ s 66,317 15,400 ft. $ 4 31 s 4 36 Water Frontage - Lake V 
r-
rl 

~ Frontage to a freshwater lake. Accessed via logg111g 
roads or boat Zoned as MU (Mixed Use) 
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LAND SALES SCHEDULE 
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3 :::, Lake Charlotte Unknown Apr $1 ,503,884 1,387 00 acres S 1,084 S 1,095 Total 
"' Upper Lakeville 2018 s 271 5 86 acres s 46 s 47 Rock Barren .JJ 
Cl Halifax County, NS s 1,279 27 67 acres s 46 s 47 Swamp or Muskeg 

f s 9,749 21 09 acres s 462 $ 467 Clear Cut ,.. 
PIO #'s 40190688, S 144,793 226 97 acres s 638 $ 644 Softwood - Immature "' ~ 40190928, 40216962 $ 315,348 389 81 acres s 809 s 81 7 Softwood - Semi-Mature 

"V $ 187,190 190 11 acres s 985 s 994 Softwood - Mature 
~ Nova Star Forestry Ltd. to $ 76,853 95 00 acres s 809 $ 817 Softwood - Very Mature ,., 

3312336 Nova Scotia s 72,064 82 92 acres s 869 s 878 Softwood - All Heights :::, 

"' Limited s 39,323 57 09 acres s 689 s 696 M1xedwood - Semi-Mature .JJ 
V $ 77,518 96 93 acres s 800 s 808 M1xedwood - Mature r- s 6,364 9 24 acres s 689 $ 696 M1xedwood - Very Mature ,., 
~ $ 13,383 18 44 acres s 726 s 733 M1xedwood - All Heights 

$ 31 ,451 52 74 acres s 596 s 602 Hardwood - Immature 
$ 5,807 7 95 acres s 730 s 738 Hardwood - Semi-Mature 
s 61,903 71 61 acres s 864 $ 873 Hardwood - Mature 
s 24,512 33 56 acres s 730 $ 738 Hardwood - Very Mature 
S 436 ,078 14,150 ft S 30 82 S 31 12 Water Frontage - Lake 

Three parcels including frontage to a freshwater 
lake Access via logging roads Zoned MU Mixed 
Use 

4 Hoop Pole Lake Apr S 200,000 594 00 acres s 337 s 350 Total 
Glen Margaret 2017 s 1,214 123 24 acres s 10 $ 10 Rock Barren 
Halifax County, NS $ 156 15 87 acres s 10 s 10 Swamp or Muskeg 

s 21 ,008 121 86 acres s 172 $ 179 Softwood - Semi-Mature 
Pl Os #'s 00601146, $ 15,364 73 22 acres s 210 s 218 Softwood - Mature 
00574905, 00654053, $ 31,588 170 56 acres s 185 s 193 Softwood - All Heights 
00654269 $ 8,748 59 60 acres s 147 s 153 M1xedwood - Semi-Mature 

s 2,901 18.76 acres s 155 s 161 M1xedwood - All Heights 
Frederick Joplingto Pure s 1,693 10.88 ac res s 156 s 162 Hardwood - Semi-Mature 
Nature $ 100,481 6 ,800 ft S 14 78 $ 15 37 Water Frontage - Lake 
Developments $ 16,845 3,800 ft s 4 43 $ 4 61 Water Frontage - River 

Four adjacent parcels with freshwater lake frontage 
Access via single lane dirt road Zoned MR-1 Mixed 
Resource Zone. 
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Popes Harbour 2017 s 22 1 60 acres $ 14 
Halifax County, NS $ 29 2 13 acres $ 14 

s 2,492 20.18 acres $ 124 
PIO #00554410 s 3,739 24 77 acres $ 151 

s 13.714 3 ,800 fl $ 3 61 
William F Thomson to 
Nova Scotra Nature Trust 
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FINAL ESTIMATE OF VALUE 

Final Estimate of Value $250,000 
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CERTIFICATION 

Re: Vacant Lands, Southwest Cove Road, Southwest Cove, Nova Scotia, PIDs #00489591, 
#40747578,#40751273,#41307992,#00555284 

I certify that, to the best of my knowledge and belief: 

the statements of fact contained in this report are true and correct; 

the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions; 

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with 
the property that is the subject of this report, other than this assignment; 

neither I, nor Turner Drake & Partners Ltd ., have received any fees, in connection with the purchase of the 
property the subject of this report, within twelve months preceding the date of valuation. Turner Drake & 
Partners Ltd. have not received, nor will they receive, an introductory, mortgage financing or any other fees 
in connection with such a purchase. They have not negotiated the purchase on behalf of the client; 

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with 
the customer, client, or any parties contemplated to be involved in any transaction resulting from this 
assignment other than previous valuation work performed for the intended users of the report; 

neither I, nor Turner Drake & Partners Ltd., share any fiduciary interest with the client. Turner Drake & 
Partners Ltd. has no prior relationship with the client; 

during the twelve months preceding the daie of valuation ihe ioial fees paid by the client to Turner Drake & 
Partners Ltd. represented a minimal(< 5%) proportion of Turner Drake & Partners Ltd.'s gross income; 

my compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favours the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this report; 

my analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Royal Institution of Chartered Surveyors' Valuation Standards (2017 Edition] (RICS Red Book), the 
International Valuation Standards (IVS), the Uniform Standards of Professional Appraisal Practice 
(USPAP), and the Canadian Uniform Standards of Professional Appraisal Practice; 

I have made a personal inspection of the property that is the subject of this report; 

no one provided significant professional assistance to the person signing this report; 

I have sufficient current local, national and international knowledge of the market, and the skills and 
understanding, to undertake this valuation in a competent manner; 

I certify that the use of this report is subject to the requirements of the professional institutes of which I am 
a member, relating to review by their duly authorised representatives; 

as of the date of this report, I have completed the requirements of the continuing education programs of the 
professional institutes of which I am a member; 
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that the Market Value of the Fee Simple Interest in the subject property, premised on the basis that it will be 
utilised for its Highest and Best Use as of the 21 st August 2018, subject to the Limiting Conditions and 
Assumptions contained herein and a Reasonable Exposure Time of 12 to 18 months, is the sum of 
$250,000. 

291h August 2018 
Date 

JAMES C. STEPHENS,. B.SC., AblP.GIS, DULE 
NSREAA #909477 

--- rn=mc=t iHd{i: l ?d=tmi:=t.) LtD. ---------------------
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REVIEW VALUER'S CERTIFICATION 

Re: Vacant Lands, Southwest Cove Road, Southwest Cove, Nova Scotia, PIDs #00489591, 
#40747578,#40751273,#41307992,#00555284 

I certify that I have reviewed this report and to the best of my knowledge and belief: 

the statements of fact contained in this report are true and correct; 

the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions; 

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with 
the property that is the subject of this report, other than this assignment; 

neither I, nor Turner Drake & Partners Ltd., have received any fees, in connection with the purchase of the 
property the subject of this report, within twelve months preceding the date of valuation. Turner Drake & 
Partners Ltd. have not received, nor will they receive, an introductory, mortgage financing or any other fees 
in connection with such a purchase. They have not negotiated the purchase on behalf of the client; 

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with 
the customer, client, or any parties contemplated to be involved in any transaction resulting from this 
assignment; 

neither I, nor Turner Drake & Partners Ltd., share any fiduciary interest with the client. Turner Drake & 
Partners Ltd. has no prior relationship with the client; 

during the twelve months preceding the date oi valuation the total iees paid by the client to Turner Drake & 
Partners Ltd. represented a minimal ( < 5%) proportion of Turner Drake & Partners Ltd.'s gross income; 

my compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favours the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this report; 

the analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Royal Institution of Chartered Surveyors' Valuation Standards [2017 Edition] (RICS Red Book), the 
International Valuation Standards (IVS), the Uniform Standards of Professional Appraisal Practice 
(USPAP), and the Canadian Uniform Standards of Professional Appraisal Practice; 

I have not made a personal inspection of the property that is the subject of this report; 

no one other than the undersigned provided significant professional assistance to the person signing 
this report; 

I have sufficient current local, national and international knowledge of the market, and the skills and 
understanding, to undertake this valuation in a competent manner; 

I certify that the use of this report is subject to the requirements of the professional institutes of which I am 
a member, relating to review by their duly authorised representatives; 
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as of the date of this report, I have completed the requirements of the continuing education programs of 
the professional institutes of which I am a member; 

291h August 2018 
Date 

NIGE . TURNER, B.Comm., DULE, BBRE, MRICS, AACI 
NSREAA #903910 

--- i'U=mc=t i>=ld(i: l r'd~i'ni:~.) Li'i>. ---------------------



TERMS OF ENGAGEMENT 

OurRef 1312119LNW JS 

TURN ER DRAKE & PARTIIERS UMrTE D 
TERMS OF ENGAGEMENT 

THIS AGREEl.!ENT made U1e 17 .Jay of Augcst. A. D 2018 

BETWEEN T· ,ITlQ! Drai..e e. Par1nPrs L•d 
hc,~inalt,,r rcfc11cJ t.:- :is 'TURNER DRA,<E OF THE FIRST P;.RT 

anj 

i:; LlghthouEc Link~ Dc· .. t.·1upn1eri t Ct,inpa:--.y 
hordnaftor referred lo as tt,e °Cl.iSTOMER" OF THE SE::CUNU PAR 

WITNESSETH THAT lor considr.rat1u1. TURNER DRAKE agIres to pro,1dc. st.b,ecl to tho terms ;:u1.j 
c.:ind1ticns set fcr1h rn this Agrcomcr.t tho sor,ices described bclcw and any ndd•t onal services as may be 
rcq.1estr>d by tho CUSTOt.1ER and ar.cepted by TURI ,ER DRAKE ,n the course of lh s AJroc11°ent 

1 01 Tt,e CLIENT for fh1s assIgn,r,\)rt ,s L1gl!tt,ourn Links On,Plopm"nl Cmr;pany 

1 "2 TURNER DRAKE shall prepare u'ld rrov1dl' to thu CUSTOMER 2 h;:udboJnd cop,cs plus t 
electronic copy in pdf formal. of a summary valuat1cn rcpcr1 on the Fee Simple interns! In the 
following parcels PID's #00489591. ~407-17578 #40751273, ~-11307992, t0055528-I South\\est 
r.ovn Nova Scotia (horninatter referred to as the 0 PROPERTY') for lhn purpose ol establishing its 
value !or Purchase purposes Use of 1hc valualon re~or1 tor olhor purposes or ty other parties ma·1 
,nvahdato tho conclusions The RIGS Valualion Standards rcq11110 that we p C>pare a new repon 1f 
the CLIENT , intended user dale. or purpose or the assignment. 1s changed 

1 vJ Since tno purpose of a tlrnit va'.uutiu11 rt:pu,t lS fH,;que:r::) mis.nteiprc:cd b-, :he CUEMT {the pJ:1j' 
relying upon the fin11l valuation repor1 referred torn Paragraph 1 02l. lhe valuaticn r~port w ill not be 
prepared 1nrt1ally 111 "draf1" formal 

1 0,1 The effeclive date of the valualmn of lhfl PROPERTY Is lo be n,e date of inspection 2018 Th!' value 
w,11 be e,pressod in Canadian currency 

1 05 Tho PROPERTY comprises vacant resource land 

t 05 The basis o1 the valuation Is Market Value (Highest and Best Use) 

I 07 Tho reported analyses, opinions and conclusions will be developed in accordance with tho Royal 
lnst1tution of Chartered Surveyors' Valua!ion Standards (20f 7 Ed1t1on] iRICS Red Book). and tho 
lntemal1onal Valuation Standards (IVS) The valuation repor1 will conform w ith the Unlfcnn 
Standards of Professional Appraisal Practice (USPAP) The conducl of the assignment and the 
proparation c f the report will also comply with 1110 Canadian Un1lcrm Slandartls of Professional 
Appraisal Practice The report and assignment w,11 be s11b1ecl 10 the requuemcn1s of the Code ol 
Professional Ethics of the profess1cr.;il institutes of which the author of lhc report 1s a rn<:mber. which 
include provision fer peer rnvicw 

1 08 Tho Valunr responsible for the assIgnmcn1 will have suff1c1enI currer.t local. nallonal and mtomalional 
knowlcdgo of lhe mark cl , and tho skills and unclorstanding 10 unde!1ake the valuation In a compctcml 
manner. and will acl as an External Valuer 

t 09 TURNER DRAKE will undcr1af.e a delailed on site inspection of 111e PROPERTY and the 
neighbourhood 

2 

------------- ------ uROE~ ,Hu<E £ ?u~mE~) Lu>, ---
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Page 2 

1 1 D TURNER DRAKE will undertake such f,scal, phy!>,c3I and :egal Invcs1IgatIons as are reeessary and 
pudenl to arr;ve al !he salue of !he PROPERTY Th;s research ,vii! no1 include an in,es1,gat,on of 
t1lli?, a property survey engmeer,ng or en.,ronmental studies ol 11,e land and structures. or lests to 
determine whethor !here 1s a supply of potable warm or thal tne property has or will support. a full)' 
tun~boning sewage disposal s,sicm The PROPERTf .... m be valued en lhe assumption that it ,snot. 
and never has been subJect le, enwonm~ntal contajn,nalion. and lnat ii 1s not ,n such pro~un !y lo 
anoU•e1 conlam,nated property as to adversely 1mpac1 the value of the subject PROPERTY 

TURN!:R DRAKE ant,c,pa!il <.1'1 s •g tre D,rect Sales Cornpam;cn "-;i;,0cac~ lo ·,:iiue en this 
ass1gnmcn1 

1 11 TURNER DRAKE m ardor lo va 'ue the PROPERTY. ,·,111 un:krt.:ike SCJCh invest,gat10f'S as a1i, 
neccssar; am, p1udent to venty tr.at intorrnat,011 supplieo by tho CUSTO~1ER the CL ENT and other 
parties, is retiablo and 3Ccurale However these investigations may he limi!cd ty privacy legislation 
and the absence ot pulllicly ava ,lable verified sales ar>d rental cata II wI I be necessary, in part 10 
1ely upon hearsay data 

t t 2 TURNER DRAKE has no malenal involsement (past, curren~ er tuturu) with the PROPER TY other 
1han the ass1gnmenl ccntomplated by lhese TERMS OF ENG~GEMENT 

1 13 TURNER DRAKE has no material involvement (past, cunenl or tulure) with the CLIENT, lhc 
CUSTOMER. or any parties contemplated lo bo Im,clved in any transaclion resulting trorn these 
TERMS OF ENGAGEMENT 0U1er lhan previous valualion work tor the CUSTOMER 

2 01 The valuahon report will contain such confidential ,ntorrnation as is necessary to suppor1 u,e 
analyses. opinions and conclusions ccnlained lhare,n It may also be subject to E.:draord1nary 
Assumplions and1or Hypolhelical Conditions reference to the report in any pubilshod document 
without an adequate contemporaneous reference lo these Extraordinary Assumptions or 
Hypolhencal Cond1hons would be misleading and is proh1b1tod For these reasons. and to prot£-cl 
!he in1egrily of 1he report TURNER DRAKE will reta,n copyrighl 10 !he report; reproduction in whole 
or par1 will be proh1llIled w1thou1 their wrinen permission 

2 02 The saluation report has to be used 111 its entirety since parts taken out of context may be misleading 
Use of thu report will be subJCCI to the statements, hmit<"?d conditions, assumptions and other terms 
set fonh in the report The report, or any parts 1hcrcot may not be used for any purpose other than 
that tor which it Is undenaken and will be lumishcd for the e,clus1vc use of th& CLIENT All liability 
to any party other than the CLIENT will be denied. 

2 03 TURNER DRAKE is a profoss,onal f1nn regulated by Ille Royal lnst1tu11on of Chartered Surveyors 
(RIGS). compliance with tt1eir Standan:ls may be subject to monitoring under RICS conduct and 
disc,plinary procedures TURNER DRAKE's complaints handling procedure, available upon request 
is governed by a quality system registored lo the interna~onal ISO 9001 2015 standard In addition 
TURNER DRAKE Is subJec! to provincial flcencmg with respect to ,ts appraisal and brokerage 
services 

2 04 These TERMS OF ENGAGEMENT will be Includi?d In and term part of the valuatior, report 

3 01 The CUSTOMER. for the porlcrmance ot the services referred to In Anicle 1 shall pay to TURNER 
DRAKE 

(a) A fee of S3 000 This fen docs nol mcludo H.S T 
(b) Disbursements to be invoiced at aclual cost, are included in the above fee 
(c) A retainer in the amount of SNIL 
(d) All accounts are payable on receipt and interest is charged at 2°0 per month (2.:0 , per annum) 

on outstanding invoices 
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McPherson, Robyn 

From: 
Sent: 
To: 
Cc: 

Subject: 

Hi Joanne, 

Samson, M ichel (Halifax) <msamson@coxandpalmer.com> 
Wednesday, November 28, 2018 9:49 AM 
Bolger, Joanne E 
Hickman, Leslie C; Martin, Frances R; Fairclough, Andrea C; McPherson, Robyn; Parker, 
Matt S; Bragg, Peter D; Musgrave, Kevin J; jcoles@nsbi.ca; Porter, Jon M; Fanning, 
Walter; Murphy, Andrew (ENV); Stewart, Lynne; Muskaan, Atiyaah; Bennett, Trish 
RE: ASAP Please - Request for Meeting - Michel Samson (Lighthouse Links) 

2-3pm next Wednesday, December 5!11 would work for Sean Glover and I. 

Best wishes, 

Michel 

Hon. Michel P. Samson I Cox & Palmer I Counsel 

Direct 902 4916808 Fax 902 421 3130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower I, 1100-1959 Upper Water Street Halifax NS 

From: Bolger, Joanne E [mailto:Joanne.Bolger@novascotia.ca] 
Sent: November 27, 2018 11:28 AM 

To: Samson, Michel (Halifax) <msamson@coxandpalmer.com> 

Cc: Hickman, Leslie C <Leslie.Hickman@novascotia .ca>; Martin, Frances R <Frances.Martin@novascotia.ca>; Fairclough, 
Andrea C <Andrea.Fairclough@novascotia .ca>; McPherson, Robyn <Robyn.McPherson@novascotia.ca>; Parker, Matt S 
<Matt.Parker@novascotia.ca>; Bragg, Peter D <Peter.Bragg@novascotia.ca>; Musgrave, Kevin J 
<Kevin.Musgrave@novascotia.ca>; jcoles@nsbi.ca; Porter, Jon M <Jon.Porter@novascotia.ca>; Fanning, Walter 

<Walter.Fanning@novascotia.ca>; Murphy, Andrew (ENV) <Andrew.J.Murphy@novascotia.ca>; Stewart, Lynne 
<Lynne.Stewart@novascotia.ca>; Muskaan, Atiyaah <Atiyaah.Muskaan@novascotia.ca>; Bennett, Trish 
<Trish.Bennett@novascotia.ca> 

Subject: ASAP Please - Request for Meeting - Michel Samson (Lighthouse Links) 
Importance: High 

Good morning Mr. Samson, 

I am responding on behalf of OM Towers to your request for a meeting regarding Lighthouse Links. 

The Deputy has asked me to schedule this meeting within the next week or two, so the options will be limited 
as she is on holiday the week of Dec 10th , as well as Dec 17th & 18th. 

She has asked that the following people be included in the meeting: 

Nova Scotia Environment: 
Frances Martin, Deputy Minister 
Andrew Murphy, Executive Director, Sustainability and Applied Science with NS Environment 

Lands and Forestry 
Leslie Hickman, Executive Director, Land Services 
Robyn McPherson, Manager, Acquisitions and Disposals 

1 



Walter Fanning, Executive Director, Regional Services 
Matt Parker, Director, Parks, Outreach & Service Delivery 
Jon Porter, Executive Director, Renewable Resources 
Peter Bragg, Minister Rankin 's Executive Assistant 

Premier's Office 
Kevin Musgrave, Strategic Initiatives Analyst 

NSBI 
Jonathan Coles, Investment Attraction Executive 

The meeting will take place at our office, located at 1701 Hollis Street, 3rd Floor Founders Square. Please let 
me know who from your organization would be joining the meeting. 

Here are a few of dates where both Deputies are available. Please populate the chart with your availability at 
your earliest convenience and return to me. 

By copy to others included in this meeting. Please populate the chart below and return to me ASAP. 

Deputy Towers/Michel Samson/OM Frances Martin/Leslie Hickman/Jonathan Coles/R< 
McPherson/Kevin Musgrave/Peter Bragg/ Andrew Murphy/Matt Parker/Jon Porter re: 

Date 

Wed, Dec 5th 11:00 - 12:00pm (preferred), 1:00 
- 2:00pm, 2:00 - 3:00pm, 3:00 - 4 :00pm 

Thurs, Dec 6th 10:30 - 11:30am 

Wed, Dec 19th 11:00 - 12:00pm 

Thurs, Dec 20th 2:30 - 3:30pm 

Fri, Dec 21st 11:00 - 12:00pm 

Thank you, 

Joanne Bolger 
Executive Secretary to 
Deputy Minister, Julie Towers 
Department of Lands and Forestry 
1701 Hollis Street, 3rd Floor, Founders Square 
PO Box 698 
Halifax, Nova Scotia, Canada B3J 2T9 

Michel 
Samson 

OM Martin 
Leslie 

Hickman 

Andrea Atiyaah 
Fairclough Mu skaan 

YES· 11-12 
preferred 

Yes 

Yes 

Yes 

Yes 

Phone 902-424-4121/ Fax: 902-424-0594 I Joanne.bolger@novascotia.ca 

From: Samson, Michel (Halifax) <msamson@coxandpalmer.com> 
Sent: Monday, November 26, 2018 10:02 AM 
To: Towers, Julie K <Julie.Towers@novascotia .ca> 
Subject: Lighthouse Links 

Hi Deputy, 

Jonathan Robyn Kevin Peter 
Coles McPherson Musgrave Bragg 

It was great seeing you at the Marine Renewables Canada conference. During our discussion we talked about 
convening a meeting with senior officials from Lands & Forestry and Environment to work on a game plan and make 

2 
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sure we are all on the same page. As I mentioned, we would like to have this meeting take place as soon as 
possible. 

Let me know when we can meet. 

Best wishes, 

Michel 

Hon. Michel P. Samson I Cox & Palmer I Counsel 

Direct 902 491 6808 Fax 902 421 3130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower I, 1100-1959 Upper Water Street Hali fax NS 

3 
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McPherson, Robyn 

From: 
Sent: 
To: 

Cc: 
Subject: 

Bolger, Joanne E 
Wednesday, December 05, 2018 8:22 AM 
Martin, Frances R; Hickman, Leslie C; jcoles@nsbi.ca; McPherson, Robyn; Musgrave, 
Kevin J; Bragg, Peter D; Murphy, Andrew (ENV); Parker, Matt S; Porter, Jon M 
Fairclough, Andrea C; Bennett, Trish; Stewart, Lynne; Fanning, Walter; Muskaan, Atiyaah 
Meeting today re: Deputy Julie Towers/ Deputy Frances Martin/ Hon. Michel 
Samson/Sean Glover re: Lighthouse Links 

Forwarding this e-mail to you in preparation of today's meeting: Deputy Julie Towers/Deputy Frances 
Martin/Hon. Michel Samson/Sean Glover re: Lighthouse Links. 

Regards, 
Joanne 

From: Samson, Michel (Halifax) <msamson@coxandpalmer.com> 
Sent: Tuesday, December 04, 2018 5:00 PM 
To: Towers, Julie K <Julie.Towers@novascotia .ca> 
Cc: Bolger, Joanne E <Joanne.Bolger@novascotia.ca>; Glover, Sean (Halifax) <sglover@coxandpalmer.com> 
Subject: RE: Lighthouse Links 

Hi Deputy, 

I apologize for the short notice but thought I would send some of t11e items we wish to discuss during the meeting 
tomorrow. 

1. Owl's Head Lighthouse 
2. Has the Crown land in question been removed from the list of proposed protected properties 
3. Appraisal - what is the status? 
4. Purchase of Crown lands - procedure and timeframe - is an MOU required? 
5. Authority to construct roads to access property for engineers and golf course designers 
6. Establish a government working group in light of the significance of this project 

Thanks again and I look forward to the discussion. 

Best wishes, 

Michel 

Hon. Michel P. Samson I Cox & Palmer I Counsel 

Direct 902 491 6808 Fax 902 421 3130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower I, 1100-1959 Upper Water Street Halifax NS 

From: Towers, Julie K [mailto:Julie.Towers@novascotia.ca] 
Sent: November 27, 2018 10:50 AM 
To: Samson, Michel (Halifax) <msamson@coxandpalmer.com> 



Cc: Bolger, Joanne E <Joanne.Bolger@novascotia.ca> 
Subject: RE: Lighthouse Links 

Hello. My Executive Assistant, Joanne Bolger, will arrange the meeting logistics. Please let her know who will join you. 
Thanks. Julie 

Julie Towers 
Deputy Minister 
Lands and Forestry 
1701 Hol lis Street 
Halifax NS B3J 3M8 
902-424-4121 

From: Samson, Michel (Halifax) <msamson@coxandpalmer.com> 
Sent: Monday, November 26, 2018 10:02 AM 
To: Towers, Julie K <Julie.Towers@novascotia.ca> 
Subject: Lighthouse Links 

Hi Deputy, 

It was great seeing you at the Marine Renewables Canada conference. During our discussion we tal ked about 
convening a meeting with senior officials from Lands & Forestry and Environment to work on a game plan and make 
sure we are all on the same page. As I mentioned, we would like to have this meeting take place as soon as 
possible. 

Let me know when we can meet. 

Best wishes, 

Michel 

Hon. Michel P. Samson I Cox & Palmer I Counsel 

Direct 902 4916808 Fax 902 4213130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower I, 1100-1959 Upper Water Street Halifax NS 
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Printer Friendly Version -1 istry of Joint Stock Companies Page I of 2 

Profile 

d;h ► Printer Version 

► Profile Info ► People Info .. Activites Info ► Related Reg's Info 

PROFILE - LIGHTHOUSE LINKS DEVELOPMENT COMPANY - as of : 20 18- 12-05 12: 14 PM 

Business/Organization Name: LIGHTHOUSE LINKS DEVELOPMENT COMPANY 

Registry ID: 3301517 

Type: N.S. Unlimited Liability 

Nature of Business: 

Status: Active 

Jurisdiction: Nova Scotia 

Registered Office: 1100- 1959 UPPER WATER STREET 
HALIFAX NS Canada B3J 3N2 

Mailing Address: 
PO BOX 2380 
HALIFAX NS CANADA B3J 3E5 

PEOPLE 

Name Position Civic Address Mailing Address 

G.S. BECKWITH 
Director 

35 VISTA DRIVE 
GILBERT GREENWICH CT 06830 

1100- 1959 UPPER WATER 
SEAN GLOVER SECRETARY STREET 

HALIFAX NS B3J 3N2 

KATHARINE VICE 35 VISTA DRIVE 
STODDERT PRESIDENT GREENWICH CT 06830 

G.S. BECKWITH 
PRESIDENT 

35 VISTA DRIVE 
GILBERT GREENWICH CT 06830 

Recognized 
1100-1959 UPPER WATER PO BOX 2380 

SEAN GLOVER STREET HALIFAX NS B3J 
Agent 

HALIFAX NS B3J 3N2 3ES 

ACTIVITIES 

https:/l1jsc.gov.ns.caJi:jsc/search/\'ic\\ Profile.do 



Printer Friend!} Version-' istry of .Jo int Stock Companies Page 2 of 2 

Activity Date 

Annual Statement Filed 2018-11-02 

Annual Renewal 2018-10-30 

Annual Statement Filed 2017-11-02 

Annual Renewal 2017-10-23 

Special Resolution 2016-09-26 

Change of Directors 2016-09-26 

Appoint an Agent 2016-09-26 

Address Change 2016-09-22 

Incorporated and Registered 2016-09-21 

Show All Collapse 

RELATED REGISTRATIONS 

There are no related registrations on file for this company. 

https://ijsc.gov.ns.ca/ijsc/scarch/vic\\ Profile.do 1215 20 I 8 
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[Advice to Executive Council) 

Memorandum 
to the Executive Council 

Number: 

Dept.: 

Date: 

Title: Decision on whether to withdraw Crown lands at Owls Head identified for 
protection in the Parks and Protected Areas Plan 

Submitted By: Honourable lain Rankin, Minister of Lands and Forestry 
Honourable Margaret Miller, Minister of Environment 

Prepared By: Matt Parker, Director, Parks, Outreach and Service Delivery 

Reviewed By: Walter Fanning, Executive Director, Regional Services, L&F 
Leslie Hickman, Land Services, L&F 
Peter Geddes, Executive Director, Policy, Planning and Support Services, L&F 
Andrew Murphy, Executive Director, Sustainability and Applied Sciences, NSE 
Weldon Myers, Director, Finance Corporate Service Unit 

Deputy Minister: Julie Towers, Department of Lands and Forestry 
Frances Martin, Department of Environment 

SUMMARY: 
A decision is sought whether to withdraw Crown lands identified for potential protection as "Owls Head 
Provincial Park" under the 2013 Parks and Protected Areas Plan. The Crown lands at Owls Head have never 
been legally designated as a "park reserve" or a "provincial park". Owls Head has not been identified as a 
priority site for designation and are there are no plans to develop park infrastructure at this site. The 
Department of Lands and Forestry received an application to sell the Crown lands for a development project. If 
Executive Council decides to withdraw these lands from protection consideration under the Parks and Protected 
Areas Plan, the required review processes would be conducted to assess the request, including consultation 
with the Mi'kmaq of Nova Scotia, and a subsequent approval to sell the Crown lands would need to be I submitted to Cabinet. 

CURRENT SITUATION AND PURPOSE FOR THIS REQUEST 
Lighthouse Links Development Corporation (the Company) submitted an application requesting to acquire 
approximately 662 acres of Crown lands at Little Harbour, Halifax County to build a golf course complex. 
The Crown lands requested by the Company are currently identified on Property Online as PIDs 00489591 
(approx. 605 acres), 40747578 (approx. 20 acres), 40751273 (approx. 35 acres), and 41307992 (approx. 2 
acres island in Long Cove) and are shown shaded in grey on the map attached as Schedule "A". If the Crown 
lands are conveyed for the development project, the following PIDs, also shown in grey on the Schedule "A", 
would be included in the review for the proposed sale to the Company to ensure that the Department of Lands 
and Forestry (L&F) is not left with remnant parcels: PIDs 41308008 (approx. 0.12 acre); 41308016 (approx. 0.1 
acre) and 40747586 (approx. 1 acre). 

The 2013 Parks and Protected Areas (PAPA) Plan includes potential provincial park lands identified as Owls 
Head Provincial Park (Owls Head), site number 694. The related map on the website for Nova Scotia 
Environment (NSE) shows Owls Head as the lands shown in grey and outlined in bold on the attached 
Schedule "A" (PIDs: 00489591 , 40747578, 40751273, and 40747586). The NSE map does not include three 
islands in Long Cove currently identified as PIDs 41307992, 41308008 and 41308016. 

The Crown lands at Owls Head have not been designated as either a "park reserve" or a "provincial park" under 
the Provincial Parks Act. They were thought to be legally designated as a "park reserve" when they were 
included in the PAPA Plan . Although not formally designated, the Crown lands are managed as a park reserve 
under the provincial parks program. Owls Head has not been identified as a priority site for designation as a 
"provincial park" through the PAPA Plan implementation process and there are no plans to develop park 
infrastructure at this site given the proximity of other parks, that the area is currently underutilized, and due to 
operational constraints to run a new park. 

An adjacent parcel of land currently identified as PIO 00555284 (approx. 40 acres) is owned by Transport 
Canada 



L&F h~s ~at assessed the high-level development proposal provldel by the Company: An evaluation of the ,~ 
proposal would be conducted as a next step. In addition, any Crown lands transactions related to the 
Company's development proposal and the Federal surplus lands will follow the usual processes for the 
disposal, sale and/or acquisition of Crown Lands under the Crown Lands Act, Including consultation with the 
Ml'kmaq, and would be submitted as separate submissions to Executive Council. This request Is solely focused 
on seeking direction on whether to withdraw Crown lands at Owls Head from consideration for protection as 
outlined In the PAPA Plan. 

Withdrawal of Owls Head for consideration fa~ protection as outlined In the PAPA Plan, does not Inhibit 
Government from maintaining its land protection goals under Environmental Goals and Sustainable Prosperity 
Act (2007) (EGSPA) and commitment to move towards 13% protected land across the province made In the 
2017 Mandate Latter for the Minister of Environment, working with the Minister of Lands and Forestry. 

BACKGROUND 
Co:;,pany's Proposal 
The Company is proposing to build two or three world-class oceanfront links public golf courses, a clubhouse, 
inn and other related facilities. The balance of the land will be used to develop a destination residential or resort 
community and provide public access to environmental/recreational features on the lands, with the intent of 
encouraging more tourists to visit and people to live in the Eastern Shore. 

G.S. Beckwith Gilbert, President of the Company, and his wife, own approx. 304 acres abutting Owls Head, 
Including lands currently identified as PIDs 40692683, 40710725, 00555854 and 40630733 shown in hatching 
on the attached Schedule "A". Thay also own lands shown outlined in bold on the attached Schedule "B". The 
Company requested to acquire the Crown lands and the Transport Canada lands to consolidate with its private 
lands to use for the proposed development project. The combined property would have over 12.6 kilometers of 
oceanfront land and is approximately 50-75 minutes from Dartmouth, Halifax, and Stanfield Airport. The 
Company's proposal claims that acquisition of the Crown lands Is essential for the project to be economically 
feasible. The Company indicates that a successful real estate development project Is expected to be necessary 
to offset the high costs of the golf course construction. 

The Company states that the proposal would have economic benefits for the area by enhancing tourism and 
increasing employment on the Eastern Shore. The Company projects that the golf courses could attract industry 
and provide additional jobs for 150-209 people on an ongoing basis. The Company anticipates spin-off 
businesses and the development of a bedroom community to result in the creation of additional jobs to 
~onstruct the residential and commercial buildings, and further economic benefits for th~ area. 

Parks and Protected Areas (PAPA} Plan 
Prepared jointly by NSE and L&F and approved by Executive Council in 2013, the PAPA Plan was developed to 

, support government in meeting and maintaining the EGSPA goal to legally protect at least 12% of the total land 
mass of the !)rovinca by 2015. The PAPA Plan Includes enough lands to also achieve government's more 
recent mandate to rnove towards 13% protected land across the province while ensuring a balance so there are 
no negative recreational or economic effects. The PAPA Plan further supports government In achieving 
commitments for provincial patks that are Included In The Path We Share: A Natural Resources Strategy for 
Nova Scotia 2011-2020 (released Aug 2011 ). 

The development of the PAPA Plan took Into account scientific research, consultations involving members of 
the public and Nova Scotia's Mi'kmaq, and work with key stakeholders. NSE and L&F sought feedback on a 
proposed PAPA Pian (February 2013) to determine how well the plan reflected what was heard.in the past and 
to find out what changes various groups and individuals wanted for a final parks and protected areas plan for 
Nova Scotia. ' 

The PAPA Plan is being implemented in a phased approach working towards the Province's protected lands 
commitment. Government indicated to the public that ail provincially owned lands included in the PAPA Pian 
will be managed under interim guidelines until they are legally protected or released from further protection 
consideration. As sites coma forward for designation, NSE and L&F undertake additional planning, legal, and 
survey work prior to the final legal designation of the lands under protection legislation. The Provincial Parks Act 
sets out the process required to obtain legal status as a "park reserve" through Governor in Council approval. 

In the approved PAPA Plan, Owls Head was proposed for designation as a provincial park. The protection 
values for Owls Head identified in the PAPA Plan include a variety of coastal barrens and wetlands; exceptional 
bedrock-ridged topography; coastal access; and, occurrences of nesting Piping Plovers. L&F biologists have 
Identified two occurrences of Species at Risk - the Piping Plover (listed endangered provincially and nationally) 
and the Barn Swallow (listed as provincially endangered; nationally threatened). Part of Owls Head was 
confirmed as significant habitat for nesting Piping Plovers. Occurrences of other species of conservation 
concern (nclude Ruby-crowned Kinglet and Common Eider. Owls Head includes one of nine sites in the 
province for the globally rare Coastal Broom Crowberry Heathland Ecosystem. Broader ecological values of the 
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area are sfmllar lo other coaslal areas or Novu Scotia, offering roraging, breeding and mlgralory habitat ror birds 
nnd other fauna! species, as well as unique boreal and temperate plnnts and lichens. 

There are local lnlerasls In land conservation and communily-bo.sed economic development associnled with the 
natural and cultural assets along Iha Eastern Shara, including those or Iha Wild lslnnds Tourism Ad\/ancement 
Partnerahlp (WITAP). 

_ KEY ISSUE._~-~--=--.,.-,,,-----,......,,,~--,----..,......,....,...--.,_---~--.---....-......,..,....,.... 

JURISDICTIONAL REVIEW 
NIA 

ASSESSMENT OF ALTERNATIVES/ RISK ASSESSMENT/MITIGATION 

I Probability • 1 lmpacl 
(H!M/L) (H/M/L) !

Risk Level Mitigation 
(H/M/L) 

P.igoJ cf7 



;..,. ~::::::::::=~======~======::::::;~~=====:::;::::::::::;.::::'.::::::::::'.:::::::::::~"•J 
Risk Probability lmpnct Risk Leval 

··-....-.--..-.----,,_,J~..,.._.,_ jll_lMI_L~)~-•~!:L..._,_. ___ --,,.-.,...,.._,...........,~•--,, 

I £ption 3: 

Risk 

- C ___________....., 

Probability 
(H/M/L) 

Impact 
{H/MIL) 

Risk Level Mltlgatlon 
(HIM/L) 

...,J:_R_9POSED ACTION AND TIMING 

---'------~-.........:~~............_~ 
FINANCIAL IMPACT 

1. Does this submission require either of Iha following approvals under the Flnance Acn 

Section 77 requires a report from the Minister of Finance and Treasury Board before entering into a net debt 

~~•t:oo (lo~"~::~ ~ r ProolnOa/ Flnanc, A,O 
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;:::]"''" T«,su,y •nd Polloy Boa<d "'"'""' bolom undort,kl"!I aa ope<ai1"1 o•lgailoa. 

2. Is lhls an In-Year Funding request (Is there a current year Impact whlch cannot be absorbed in lhe existing 
- ""nnrnnrl11llnn\?,__ ___ ...,.... ________________ _ 

·-_.._-------------~ 
3. Brleny describe lhe financial request by completing the following table: 

4. 1, """'""""""l .... fu..,.n,...d,..ln-g_r_,e,_q..,,ul.-re,.,d"'?"'''".---,---,---,,--..,..,_...,.....,....,._.._..,,.,.,----,-.-...,.,,-'"'"'_..,_,....,._..,.,..., 

5. Is new capital lundlng required? 

,. 

6. Is thera third party funding associated wllh this request? 

-------,,--·-----------r--:-:--,,,..-..---..... .,.-..-,,-(---,-,-..;,i;--J 

7. Will this proposal Impact a Revenue stream of lhe Province? 
"" . 

.J 
B. Are additional FTEs required? 

-- - ---------------- ----- _......_ ___ _ 
9. Provide any further comments on lhe financial Impact that have not been covered above. 
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INFORMATION TECHNOLOGY 
ls there a technology component lo thls request? 

~ ·: ' 1 
GOVERNMENT-WIDE IMPLICATIONS 
N/A 

Indicate what consultations, If any, that were undertaken with 

::I 
If yes to eilher of the above, has lhe Department of Intergovernmental Affairs been consulted? 

EFFICIENCY/PRODUCTIVITY 
N/A 

J 

_ LEGAL JMPLICAlJONS. __________ _ 

POLICY LENSES 

> 
• I 
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__ RECOMMEND~IJO~-~ ....... -,-----:---:--..,.-.,-,-,,,_.. ...... ......,..,..,,.-,-----,-,-,-,.,-r~----.-----,.---, 

Halifax, Nova Scotia 

Halifax, Nova Scotia 

Date Minister of Environment 
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Communicntlons Pinn Advice to Executive Council 

TiUo: 

Dcpnrtment 
Accompnnying: 
Date: 
Prepared by: 

~-="· • _:_=_·__ . ~:J Crawn land:i nt Owls Head ~:J 
,.....__...._ ______ -·_-_-"] 

Lands and Forestry/Environment 
Memorandum to the Executive Council 
Fcbru.iry 15, 2019 
Steven Stewart. Communications Officer, Lands and Forestry 

~~ckground/Context: -

-~---· -1 --·-- -, 
_ .. _.__.__ ... _~ 
~'f -- - ---

- .. A ._. =::;::=::::- -- __,._j - • --- - I 
___ _:) While Owls Head has been managed by Lands and Forestry as a park reserve, 

it is not legally de!ligmited as a provincial park or reserve. L.inds and Forestry has not 
prioritized designation or these lands and has no plans to develop parks Infrastructure at this 
site. 

Protection values associated with the Owls Head lands include both typical and unique 
coastal habitat, and several species of conservation concern. The potential park has also been 
highlighted as supporting the goals of the community based Wild Islands Tourf!lm 
Advancement Partnership (WITAP) that is focused on expanding regional economic 
opportunities through experiential tourism development associated with the natural and 
cultural assets of the coastal islands, headlands, and related tourist offerings. 

The Park!! and Protected Areas plan was approved by government with the support of the 
Assembly of Nova Scotia Mi'kmaq Chiefs · - • ---- ~•----7'------. 

The Parks and Protected Areas plan Is being implemented in a phased approach. Government 
has indicated that all provincially owned lands included in lhe plan will be managed under 
interim guidelines until they are legally protected or released from further protection 
consideration. 

--..,.L,;,,;. ... - -- -----
-~·- --~ ..... f 

---~-_,,.--..,....,,..,.....,...... ___ _,,_.........,,,.,...,~...-.-----..,,...--_-,--_-_- J 
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Issues: 

Roll-out: 

Links to Government Priorities, Departmentll, and/or Agencies: ---~-.:-~.J ""'~ --r.-~- ·-, 
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Objectives & Evafuatio~ 

Sent to Executive Assistant: 
Approved by Managing Director. Michelle Lucas, February 1 5, 2019 
Approved by Deputy: .-rr.:'ta..,"'J~ J.l/a/(9 \\..J\ 
Approved by Minir,f'.r--.. . ' \ 
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Hickman, Leslie C 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

Glover, Sean (Halifax) <sglover@coxandpalmer.com> 
August 26, 2019 1 o·ss AM 
Steele, Cynthia 
Hickman, Leslie C; Samson, Michel (Halifax) 
FW: Update to Southwest Cove Report 
1913398 TOE.pdf 

Good morning Cynthia. please see attached. Can you confirm that the terms in the attached engagement letter 
meet the criteria being required by the Province: 

• PIO listing (00489591. 407 4 7578, 40751273, 41307992. 407 47586. 401408008, and 41308016)? 
• Basis of Valuation being Market Value {Highest and best use), using direct sales comparison approach 
• To include a per acreage break down. 

Thank you. 

Sean M. Glover I Cox & Palmer I Partner I Lawyer 
Direct 902 491-4236 Cell 902 449-4352 Fax 902 4213130 Web coxandpalmerlaw.com 
Address Purdy's W11arf Tower I. 1100-1959 Upper Water Street Halifax NS B3J 3N2 

From: James Stephens [mailto:JStephens@turnerdrake.com] 
Sent: August 26, 2019 10:46 AM 
To: Glover, Sean (Halifax) <sglover@coxandpalmer.com> 
Subject: Update to Southwest Cove Report 

Good morning Sean, 

I have the updated report ready for you - just doing a final review this morning. If you could send back a signed copy of 
the Terms of Engagement I' ll flip the report to you and get things wrapped up. 

Do you want hard copies? If so let me know how many you would like. 

James Stephens, P.Ag. 
Consultant 
Turner Drake & Partners ltd. 

6182 North Street 
Halifax NS 83K 1 PS 
Tel: 902-429-1811 Ext. 346 

. • . ·u:ina-1 i>=tA.\c-. '- a a 
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Our Ref: 1913398:LNW/JS 

TURNER DRAKE & PARTNERS LIMITED 
TERMS OF ENGAGEMENT 

THIS AGREEMENT made the 26th day of August, A.O. 2019. 

BETWEEN Turner Drake & Partners Ltd. 
hereinafter referred to as "TURNER DRAKE" OF THE FIRST PART 

and 

is Lighthouse Links Development Company. 
hereinatter referred to as lhe "CUSTOMER" OF THE SECOND PART 

WITNESSETH THAT for consideration, TURNER DRAKE agrees to provide, subject to the terms and 
conditions set forth in this Agreement, the services described below and any additional services as may be 
requested by the CUSTOMER and accepted by TURNER DRAKE In the course of this Agreement. 

1.01 The CLIENT for this assignment is Lighthouse Links Development Company. 

1.02 TURNER DRAKE shall prepare and provide to the CUSTOMER 2 hardbound copies, plus 1 
electronic copy in pdf format, of a summary valuation report on the Fee Simple interest in the 
following parcels: PID's #00489591 , #40747578, #40751273, #41307992, #40747586, #41308008, 
#41308016 Southwest Cove, Nova Scotia (hereinafter referred to as the "PROPERTY") for the 
purpose of establishing its value for Purchase purposes. Use of the valuation report for other 
purposes or by other parties may invalidate the conclusions. The RIGS Valuation Standards require 
that we prepare a new report if the CLIENT, intended user, date, or purpose of the assignment, is 
changed. 

1.03 Since the purpose of a draft valuation repo11 is frequently misinterpreted by the CLIENT (the party 
relying upon the final valuation report referred to In Paragraph 1.02), the valuation report will not be 
prepared initially in "draft" format. 

1.04 The effective date of the valuation of the PROPERTY is to be the date of inspection 2018. The value 
will be expressed in Canadian currency. 

1.05 The PROPERTY comprises vacant resource land. 

1.06 The basis of the valuation is Markel Value (Highest and Best Use). 

1.07 The reported analyses, opinions and conclusions will be developed in accordance with the Royal 
Institution of Chartered Surveyors' Valuation Standards (2017 Edition) (RIGS Red Book). and the 
International Valuation Standards (IVS). The valuallon report will conform with the Uniform 
Standards of Professional Appraisal Practice (USPAP). The conduct of the assignment and the 
preparation of the report will also comply with the Canadian Uniform Standards of Professional 
Appraisal Practice. The report and assignment will be subject to the requirements of the Code of 
Professional Ethics of the professional institutes of which the author of the report is a member, which 
include provision for peer review. 

1.08 The Valuer responsible for the assignment will have sufficient current local, national and international 
knowledge of the market, and the skills and understanding, to undertake the valuation in a competent 
manner. and will act as an External Valuer. 

1.09 TURNER DRAKE will undertake a detailed on site inspection of the PROPERTY and the 
neighbourhood. 

. .2 



Page 2 

1.1 O TURNER DRAKE will undertake such fiscal, physical and legal investigations as are necessary and 
prudent to arrive at the value of the PROPERTY. This research will not include an investigation of 
title, a property survey, engineering or environmental studies of the land and structures, or tests to 
determine whether there is a supply of potable water or that the property has, or will support, a fully 
functioning sewage disposal system. The PROPERTY will be valued on the assumption that it is not, 
and never has been, subject to environmental contamination, and that it is not in such proximity to 
another contaminated property as to adversely impact the value of the subject PROPERTY. 

TURNER DRAKE anticipate utilising the Direct Sales Comparison Approach to value, on this 
assignment. 

1.11 TURNER DRAKE, in order lo value the PROPERTY, will undertake such investigations as are 
necessary and prudent to verily that information supplied by the CUSTOMER, the CLIENT and other 
parties, is reliable and accurate. However these investigations may be limited by privacy legislation 
and the absence of publicly available, verified, sales and rental data. It will be necessary, in part, to 
rely upon hearsay data. 

1.12 TURNER DRAKE has no material involvement (past, current, or future) with the PROPERTY other 
than the assignment contemplated by these TERMS OF ENGAGEMENT. 

1.13 TURNER DRAKE has no material involvement (past, current, or future) with the CLIENT, the 
CUSTOMER, or any parties contemplated to be involved in any transaction resulting from these 
TERMS OF ENGAGEMENT other than previous valuation work for the CUSTOMER. 

2.01 The valuation report will contain such confidential information as is necessary to support the 
analyses, opinions and conclusions contained therein. It may also be subject to Extraordinary 
Assumptions and/or Hypothetical Conditions: reference to the report in any published document 
without an adequate contemporaneous reference to these Extraordinary Assumptions or 
Hypothetical Conditions would be misleading and is prohibited. For these reasons, and to protect 
the integrity of the report, TURNER DRAKE will retain copyright to the report: reproduction in whole 
or part will be prohibited without their written permission. 

2.02 The valuation report has to be used In its entirety since parts taken out of context may be misleading. 
Use of the report will be subject to the statements, limited conditions, assumptions and other terms 
set forth in the report. The report, or any parts thereof, may not be used for any purpose other lhan 
that for which it is undertaken and will be furnished for the exclusive use of the CLIENT. All liability 
to any party other than the CLIENT will be denied. 

2.03 TURNER DRAKE is a professional firm regulated by the Royal Institution of Chartered Surveyors 
(RIGS): compliance with their Standards may be subject to monitoring under RIGS' conduct and 
disciplinary procedures. TURNER DRAKE's complaints handling procedure, available upon request, 
is governed by a quality system registered to the international ISO 9001 :2015 standard. In addition 
TURNER DRAKE is subject to provincial licencing with respect to its appraisal and brokerage 
services. 

2.04 These TERMS OF ENGAGEMENT will be included in and form part of the valuation report. 

3.01 The CUSTOMER, for the performance of the services referred to in Article 1 shall pay to TURNER 
DRAKE: 

(a) A fee of $500. This fee does not include H.S.T. 
(b) Disbursements, to be invoiced at actual cost, are Included in the above fee. 
(c) A retainer in the amount of $NIL. 
(d) Ali accounts are payable on receipt and interest is charged at 2% per month (24% per annum) 

on outstanding invoices. 



Accepted by:-
TURNER DRAKE & PARTNERS LTD. 
Per: 

Title: __________ _ 

Date: _________ _ 

Page3 

The above is agreed to by the CUSTOMER. 

Per: 
Authorised Signing Officer 

Title: ___________ _ 

Date: ___________ _ 
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Hickman, Leslie C 

From: 
Sent: 
To: 
Cc: 
Subject: 

Glover, Sean (Halifax) <sglover@coxandpalmer.com> 
August 26, 2019 11 :37 AM 
Steele, Cynthia 
Hickman, Leslie C; Samson, Michel (Halifax) 
RE: Update to Southwest Cove Report 

Will do. I mentioned it to him verbally. but will make sure he remembers. 

Sean M. Glover I Cox & Palmer I Partner I Lawyer 
Direct 902 491-4236 Cell 902 449-4352 Fax 902 4213130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower I, 1100-1959 Upper Water Street Halifax NS 83J 3N2 

From: Steele, Cynthia (mailto:Cynthia.Steele@novascotia.ca] 
Sent: August 26, 2019 11:07 AM 
To: Glover, Sean (Halifax) <sglover@coxandpalmer.com> 
Cc: Hickman, Leslie C <Leslie.Hickman@novascotia.ca>; Samson, Michel (Halifax) <msamson@coxandpalmer.com> 
Subject: RE: Update to Southwest Cove Report 

looks good Sean but I don't see a per acre value list in the engagement letter. You may want to clarify that with the 
appraiser. 

Cindy 

From: Glover, Sean (Halifax) <sglover@coxandpalmer.com> 
Sent: August 26, 2019 10:55 AM 
To: Steele, Cynthia <Cynthia.Steele@novascotia.ca> 
Cc: Hickman, Leslie C <l eslie.Hickman@novascotia.ca>; Samson, Michel (Halifax) <msamson@coxandpalmer.com> 
Subject: FW: Update to Southwest Cove Report 

Good morning Cynthia. please see attached. Can you confirm that the terms in the attached engagement letter 
meet the criteria being required by the Province: 

• PIO listing (00489591, 40747578, 40751273, 41307992. 40747586. 401408008, and 41308016)? 
• Basis of Valuation being Market Value (Highest .:ind best use). using direct sales comparison approach 
• To include a per acreage break down. 

Thank you, 

Scan M. Glover Cox & Palmer Partner I Lawyer 
Direct 902 491 4236 Cell 902 449-4352 Fax 902 4213130 W eb <;QJ<andpalmerliJW.@ffi 
Address Purdy's Wharf Tower I. 1100-1959 Upper Water Street Halifax NS 83J 3N2 

From: James Stephens lmailto:JStephens@turnerdrake.com] 
Sent: August 26, 2019 10:46 AM 
To: Glover, Sean (Halifax) <.sglover@coxandpalmer.com> 
Subject: Update to Southwest Cove Report 

Good morning Sean, 



I have the updated report ready for you - just doing a final review this morning. If you could send back a signed copy of 
the Terms of Engagement I'll flip the report to you and get things wrapped up. 

Do you want hard copies? If so let me know how many you would like. 

James Stephens, P.Ag. 
Consultant 
Turner Drake & Partners Ltd. 

6182 North Street 
Halifax NS B3K 1 P5 
Tel: 902-429-1811 Ext. 346 
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~ i:U=rnc=r i>=r.i<c 
~ ! 1.i=rtnc=r1 Li:i>. 
Real Estate Counsellors, Brokers and Valuers 

6182 North St. Halifax, N.S 83K 1P5 
Tel.: (902) 429-181 1 

St. John's N.L. 
Tel (709) 722-1811 

Charlo11elown, P E 
Tel (902)36a-1811 

Saint John, N.8. 
Tel. (506) 634- 1811 

Toronto, ON 
Tel (-11 6) 504-1811 

Fax. 1-902-429-1891 
Internet, www.turnerdrake com 
E-Mail tdp@turnerdrake.com 



VALUATION REPORT 
(Summary Report) 

VALUATION OF 

PIDs #00489591, #40747578, #40751273, 
#41307992, #40747586,#41308008, #41308016 

SOUTHWEST COVE ROAD 
SOUTHWEST COVE 

NOVA SCOTIA 

OWNED BY 

HER MAJESTY THE QUEEN IN RIGHT OF THE 
PROVINCE OF NOVA SCOTIA, IN CARE OF: 

NS DEPARTMENT OF NATURAL RESOURCES 

PREPARED FOR 

LIGHTHOUSE LINKS DEVELOPMENT COMPANY 
AND 

HER MAJESTY THE QUEEN IN RIGHT OF THE 
PROVINCE OF NOVA SCOTIA, IN CARE OF: 

NS DEPARTMENT OF NATURAL RESOURCES 

ASOF 

21 sr AUGUST 2018 

BY 

JAMES C. STEPHENS 

TURNER DRAKE & PARTNERS LTD. 
HALIFAX· NOVA SCOTIA 
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Regulated by RICS 

Our Ref: 1913398:NB/JS 

26 August 2019 

Mr. Sean Glover 
Lighthouse Links Development Company 
% Cox & Palmer 
1100-1959 Upper Water Street 
Halifax NS 83J 3N2 

Dear Mr. Glover: 

Re: Vacant Lands, Southwest Cove Road, Southwest Cove, Nova Scotia, 
PIDs #00489591, #40747578, #40751273, #41307992, #40747586, 
#4130B008,#4130B016 

In accordance with your request of the 3rd August 2018 and a follow up request on 
the 26th August 2019, we have completed a valualion of the above property on the 
basis of its Market Value (Highest & Best Use). This report is intended only to be 
used for Purchase purposes and for no other purpose; and only by Lighthouse 
Links Development Company our client for this assignment, Her Majesty the 
Queen in Right of the Province of Nova Scotia, and the Nova Scotia Department 
of Natural Resources. Use of the report for other purposes or by other parties may 
invalidate the conclusions. The RIGS Valuation Standards require that we prepare 
a new report if the client, intended user, date, or purpose of the assignment, is 
changed. 

Type of Property 

The property comprises seven parcels of adjacent vacant land and is held as 
resource land. 

Scope of Work 

(i) Property identification - we took as our source the Provincial on-line 
mapping service. We utilised the foregoing, together with aerial and 
satellite imagery, to identify the property boundaries, easements, and 
right-of-ways during our on-site inspection. 

(ii) 

(iii) 

Property inspection - we undertook a detailed inspection of the property. 
Our findings are described in the body of this report. 

Data research - we obtained the assessment, zoning, planning and other 
pertinent data from the appropriate sources. Some sales infonnatlon is 
now available from government sources and was utilised for this 
assignment. However it was incomplete and sketchy and required 
processing by our CompuVal® lnfonnation Platform to render it usable. 
Further sales information was compiled from vendors, purchasers, 
brokers, appraisers, Multiple Listing Services® and other sources we 
deemed reliable. It was analysed and utilised to compute the Land Value 
using the Direct Comparison Approach. 

... 2 
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(iv) Analyses applied - there are three methods traditionally used to arrive at the value of real estate: 
the Direct Comparison, Cost and Income Approaches. We utilised the Direct Comparison 
Approach since this was necessary to properly value the property. 

Quality Standards 

Turner Drake's quality assurance system, which covers the conduct of all of our operations, is registered 
to the ISO 9001 :2015 standard. This assignment has been conducted in accordance with our quality 
assurance system, the Code of Professional Ethics and the Royal Institution of Chartered Surveyors' 
Valuation Standards {2017 Edition] (RICS Red Book), the International Valuation Standards (IVS), the 
Uniform Standards of Professional Appraisal Practice (USPAP), '[Summary Report] and the Canadian 
Uniform Standards of Professional Appraisal Practice. 

Environmental 

No hazardous materials or environmental concerns were observed or brought to our attention during our 
inspection of the property 

The property has been valued on the assumption that it is environmentally "clean". 

Zoning 

We have reviewed the uses permitted under the current Zoning By-Law. More complete details are 
included in the Zoning section of this report. 

Sales & Marketing History 

To the best of our knowledge the property has not been actively marketed for sale during the past three 
years and no offers to purchase have been received. 

Most Probable Purchaser 

In our experience the most probable purchaser for this property would be an owner-occupier or adjacent 
owner. 

Market Value 

In our opinion, the Market Value of the Fee Simple Interest in the Subject Property, premised on the basis 
that it will be utilised for its Highest and Best Use as of the 21" August 2018, subject to the Limiting 
Conditions and Assumptions contained herein and a Reasonable Exposure Time of 12 to 18 months, is the 
sum of $216,000 ($306 per acre). 

Yours truly, 

TWO HUNDRED SIXTEEN THOUSAND DOLLARS 
(THREE HUNDRED SIX DOLLARS PER ACRE) 

TURNER DRAKE & PARTNERS LTD. 

_/¾~~ 
I 

JAMES C. STEPHENS 
Consultant 
Valuation Division 

A Summary Report summanses all of the Information significant to the solution of the appraisal problem 
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SUBJECT PROPERTY 

LITTLE HARBOUR ROAD FRONTAGE 

--

SOUTHWEST COVE ROAD ACCESS AND FRONTAGE 



Page vi 

SUBJECT PROPERTY 

MURPHY'S LAKE FRONT AGE 

SOUTHWEST COVE FRONTAGE 
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SUBJECT PROPERTY 

LITTLE HARBOUR FRONTAGE 

TYPICAL LANDSCAPE & VEGETATION COVER 
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LIMITING CONDITIONS AND ASSUMPTIONS 

(1) No responsibility is assumed for matters of a legal nature, nor do we render any opinion as to the 
title which is assumed to be good. Unless otherwise noted in this report, existing mortgages, liens, 
encumbrances and special assessments, if any, have been disregarded and the property has been 
valued as though free and clear. 

(2) We have not undertaken a survey of the property, and no responsibility can be accepted for the 
accuracy of the Site Plan and sketches. They are only included to assist the reader in better 
visualising the property. 

(3) Market conditions can, and do, change rapidly because of economic, social and political reasons. 
The market value expressed in this report pertains only to the date of the valuation. It must not be 
relied on to estimate the market value as of any other date. HST, GST and other tax or expenses 
due on acquisition or disposition, have not been deducted from, or added to the market value. If 
the market value is based upon the prospect of future growth in rental and/or capital values, the 
reader is cautioned that these projections may not occur and values can fall as well as rise. 

(4) It is assumed that there are no hidden or non-apparent conditions of the property, subsoil or 
structures that would render it more or less valuable. No responsibility is assumed for such 
conditions or for engineering studies that might be required to discover these factors. 

(5) This report must be used in its entirety since parts taken out of context may be misleading The 
report, or any parts thereof, may not be used for any purpose other than that for which it was 
undertaken and Is furnished for the exclusive use of the client. All liability to any party other 
than the client Is hereby denied. 

(6) Information in this report furnished by others is believed to be reliable, although no responsibility is 
assumed for its accuracy. 

(7) Where there are structures on the property, we have not inspected woodwork or other parts of the 
structure which are covered, unexposed or inaccessible and we are therefore unable to report that 
such parts of the property are free of rot, beetle or other defects. 

(8) Turner Drake & Partners Ltd. retain the copyright to this report. Reproduction In whole or 
In part, or any reference thereto, or to the valuation figures contained therein, or to the name 
and professional affiliation of the author of the report, is prohibited without their written 
permission and Is a contravention of the Copyright Act. The report may be subject to 
Extraordinary Assumptions and/or Hypothetical Conditions: reference to the report In any 
published document without an adequate contemporaneous reference to these 
Extraordinary Assumptions or Hypothetical Conditions would be misleading and is 
prohibited. 

(9) Unless otherwise noted in this report, the existence of hazardous substances, including without 
limitation asbestos, polychlorinated biphenyls, petroleum leakage, agricultural chemicals, radon 
gas, urea-formaldehyde foam insulation, or other potentially hazardous substances, which may or 
may not be present on the property, or molds, mildews and other environmental conditions, were 
not called to our attention nor did we become aware of them during our inspection. We are not 
qualified to detect such substances or conditions and the client is urged to retain an expert in this 
field, if desired. The presence of such hazardous substances or environmental conditions on, or 
in the proximity to the property, may affect the value of the property. Whilst we have valued the 
property on the assumption that it does not, and never has, contained such hazardous substances 
or environmental conditions, and is not in such proximity to another contaminated property as lo 
cause a loss in value to the property the subject of this report, we do not warrant that this is the 
case and accept no liability in this regard. 
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( 10) Unless otherwise expressly staled in this report, ii has been assumed that all oil or other storage 
tanks, whether above or below ground, are in good condition, free of leaks and other defects, have 
been registered with the Department of the Environment, are legally permissible and meet all 
environmental standards. We have not undertaken any investigation, do not warrant that this is 
the case and accept no liability In this regard. 

---------------------- rn=mc=1 D=la<c c. ?a,mi:,) Lw. ----
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PURPOSE OF VALUATION 

The purpose of this valuation is to estimate the Market Value (Highest & Best Use) of the Subject 
Property. 

INTENDED USE 

This report is intended only to be used for Purchase purposes. The report is not intended to be 
utilised for any other purpose. 

In view of the purpose and Intended use of the valuation, this report conforms to the Royal Institution 
of Chartered Surveyors· Valuation Standards (2017 Edition) (RICS Red Book), the International 
Valuation Standards (IVS}, the Uniform Standards of Professional Appraisal Practice (USPAP} 
2[Summary Report), and the Canadian Uniform Standards of Professional Appraisal Practice 
(CUSP AP). 

INTENDED USERS 

This report is intended for use only by Lighthouse Links Development Company our client for this 
assignment, Her Majesty the Queen in Right of the Province of Nova Scotia, and the Nova Scotia 
Department of Natural Resources. This report is not intended to be utilised by any other party. 

PROPERTY RIGHTS VALUED 

Fee Simple Interest. 

DEFINITION OF VALUE 

Market Value is defined in CUSPAP as· 

"the most probable price which a property should bring in a competitive and open market 
under all conditions requisite lo a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue stimulus Implicit in this 
definition is the consummation of a sale as of a specified date and the passing of title from 
seller to buyer whereby: 

( 1 ) buyer and seller are typically motivated; 
(2) both parties are well informed or well advised, and acting in what they consider 

their best interests; 
(3) a reasonable time is allowed for exposure in the open market, 
(4) payment is made in terms of cash in Canadian dollars or in terms of financial 

arrangements comparable thereto; and 
(5) the price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated 
with the sale." 

Market Value is premised on the basis that the Subject Property will be utilised to its 
Highest and Best Use. 

A Summary Report summarises all of the 1nformat,on significant lo the solution or !he appraisal problem 



Page 2 

~ 
-., . Mncf~bal 

m I 
,+, 

'

• IA11$q:.:ldcba,l 
'hl'll:y 

2'2 
,.. Or.Lv l N r, .... .,. "1 P1t ... 

.. 

T 1:,1 

lllough!lri. 
.era,,,, 

Musquodobdl 
HafbouT 

• > 

""111n,qt.a l!exlt 
.... Prc,.nc:al PPlll 

.E.ial ChenelllOdl 

L.i·.,,er,ce~ ll;!a:rt 
P<lNlllCob Paik 

LOCATION MAP 

\ 

\ 
NOVA SCOTIA 

f 

Cbm ll..,tO<lf + 
CJamBay 

" 

' .. Tf!Rqle'" 
SUltlEO PROPS!TY 
s:llmfWEST COVE 
IIAUFAX CO., NOYA SCOTtA 

• 

A r /anti c 

0 C & ii n 

0 km 10 

\ 

\ 

• St-NI 
,Ha-txu PM O•llon'I. 

' SlteeJ a.-
H:itb,tir HIWtl0ur 



Page 3 

EXPOSURE TIME 

A Reasonable Exposure Time is defined as: 

"the estimated length of lime the property would have been exposed on the open market 
prior to the effective date of the valuation in order to achieve a sale at Market Value. 
Implicit in this definition are the following characteristics: 

( 1) The property would have been actively exposed and aggressively marketed to 
potential purchasers through marketing channels commonly used by buyers and 
sellers of similar type properties. 

(2) The property would have been offered at a price reflecting the most probable mark­
up over market value used by sellers of similar type properties. 

(3) A sale would have consummated under terms and conditions of the definition of 
market value as outlined in this report." 

EFFECTIVE DATE OF VALUATION 

The effective date of valuation is the 21st August 2018. 

DATE OF INSPECTION 

The property was inspected on the 21" August 2018. 

TIMEFRAME 

This is a Retrospective Value Opinion. 

IDENTIFICATION OF PROPERTY 

The property is located on and south of little Harbour Road and Southwest Cove Road, Southwest 
Cove, Hali fax County, Nova Scotia and is identified on the Location Map on the opposite page. 

AREA DATA 

The Greater Halifax Area encompasses the three former municipalities of Bedford, Dartmouth and 
Halifax, and all of the former County of Halifax. It is the urban heart of the Halifax Regional 
Municipality (HRM) which was spawned by the amalgamation of the four municipalities in 1996. 
The 2016 census recorded a total population for HRM of 403,390 primarily located in an urban area 
covering 235 square kilometres. Halifax is the provincial capital and the largest city in Atlantic 
Canada. It is the Atlantic Region's financial and business centre, the Canadian Navy's East Coast 
base, and the location of many federal government offices and other facilities. HRM hosts six 
universities and as a result is home to a large concentration of educational, medical and research 
facilities. 

HRM benefits from excellent air, rail, road and water linkages. Halifax International Airport links 
the region with the remainder or Canada, and the world. The airport is the busiest airport in Atlantic 
Canada, handling in excess of four million passengers and 84,000 flights per year. In December 
2004, the airport was granted United States "pre-clearance" status, allowing travellers to clear US 
customs in Halifax. A $28-million project to lengthen the main runway was completed in the fall of 
2013. HRM is also well served by its highway network, which connects the area with the remainder 
of Atlantic Canada and the Northeastern U S. Rail services to HRM provide a linkage with Central 
Canada and the Midwest U.S. 

-------------------- ru=miR o:rucE £ i"A:rmc:r) Lm. ---
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The Port of Halifax is the focal point of the region's transportation network, handling 5.0 million 
metric tonnes of cargo in 2017. In 2017, 292,722 passengers on 173 cruise ships visited HRM 
through the Port of Halifax, a 22.9% increase in passengers from 2016. As part of a master 
planning exercise, the main objective of which is to ensure the port is capable of berthing and 
servicing two Ultra-Class vessels concurrently, a consultant has been asked to explore the option 
of relocating one or both of the terminals from the Halifax Peninsula to Dartmouth. In the meantime, 
the Port is undergoing major infrastructure projects in an effort to position Halifax as the Atlantic 
Gateway for cargo coming to North America across the Atlantic Ocean, including a $10-million 
investment in new equipment to extend its container and reefer handling capabilities at Halterm. In 
October 2011, HRM's Irving Shipbuilding was selected for a potential $25-billion worth of contracts 
from the federal government to build 21 arctic/offshore patrol ships. To accommodate this project, 
Halifax Shipyard underwent a significant modernisation. Construction of lhe first Arctic Offshore 
Patrol Ship commenced in September 2015, after a deal was signed in January 2015 for six of the 
vessels to be built at the yard. Its launch is anticipated in the summer of 2018. 

The breakdown of employment in HRM by sector is as follows: 

Management 9% 
Business, Finance & Administration 16% 
Natural & Applied Sciences & Related 11 % 
Health 8% 
Social Sciences, Education, Government Services & Religion 15% 
Arts, Culture, Recreation & Sport 3% 
Sales & Service 24% 
Trades, Transport & Equipment Operations 12% 
Primary Industries 1% 
Processing, Manufacturing & Utilities 2% 

Overall Construction Activity 

The following figures on construction activity, as evidenced by the number and value of building 
pennits, were provided to us by Halifax Regional Municipality: 

2013 2014 2015 2016 2017 
(a) Total Construction 

Values (in$ millions) 
- Residential $ 409.307 $ 440.982 S 493.879 $447,119 $659,610 
- Commercial/Industrial $ 241 .069 $ 239.559 $178.211 $130,023 $229,652 
- Institutional $ 53.465 $ 20.040 $ 31.450 S 78,591 $ 65,005 

Total $ 703.841 $ 700.581 S 703.541 $655,733 $954,268 
(b) Building Pennits by 

Type 
- Residential 2,366 2,711 2,168 2,395 2,402 
- Commercial/Industrial 664 969 655 685 596 
- Institutional 41 58 55 ~9 60 
Total 3,051 3,779 2,878 3,119 3,058 

With an estimated population of 426,793 (2017), the Halifax CMA has experienced an average 
annual growth rate of 0.98% during the years 2011-2017. The unemployment rate (April 2018) is 
5.6% compared to a provincial average of 7.3% and a national rate of 5.8%. The average 
household income of $89,174 (2017) is above that of other major centres in the Marillmes: 
Fredericton ($85,920), Moncion ($81,906), Saint John ($86,054), Charlottetown ($75,240); and 
below that of St. John's ($103,157). 
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NEIGHBOURHOOD DATA 

The neighbourhood is bordered on the north by Clam Harbour Road, and the east, south, and west 
by a number of coves and islands comprising the Atlantic Coast. It is rural in nature. In terms of 
its life cycle, it is static. It has not been infiltrated by alien uses. There is substantial vacant land 
available and consequently there is low pressure on land values. 

--------------------- w=mc=f D=fd<c £ ru~mc~:, Lti>. ---
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SITE DATA 

The land is shown edged red on the Site Plan (opposite page). It is irregular in shape and has the 
following dimensions: 

Northern Boundary ± 12,040 ft. 
Eastern Boundary (Ocean Frontage) ± 7,100 ft. 
Southern Boundary ± 16,550 ft. 
Western Boundary ± 5,355 fl. 

Little Harbour Road Frontage ± 2,495 ft. 
Southwest Cove Road Frontage ± 370 ft. 

Little Harbour Frontage ± 850 ft. 
Southwest Cove Frontage ± 7,100 ft. 
Long Cove Frontage ± 12,335 ft. 
Murphy's Lake Frontage ± 4,635 ft. 

Total Ocean Frontage ± 20,285 ft. 
Total Lake Frontage ± 4,635 fl. 

Area 705.21 ac (285.39 ha.) 

Right-of-Way 

PID #00489591 is burdened with a Right-of-Way in favour of adjacent parcel PIO #00605899 located 
on the portion of the lands east of Little Harbour Road and west of Little Harbour. The Right-of-Way 
is shown in green on the Site Plan (opposite page) and has the following dimensions: 

Length 
Width 

Area 

Reference 

744.7 ft. 
67.3 ft. 

46,886.5 ft.2 (1.1 acres) 

We have taken as our source, lhe legal description from the deed conveying the property to the 
present owner together with the Provincial Online Mapping Service. The dimensions have been 
plotted onto a Map, Scale ±1 :24, 180, prepared from aerial photographs. 

Site Improvements 

We noted no site improvements during our inspection of the property. 

Services Available to the Site 

Electrical services are available to the site. 

ASSESSED VALUE AND ANNUAL TAXES (2018) 

Assessment: 

Taxes (2018): 

5 Nif•. 

$ Nil•. 

·Parcels are owned by the provincial entity NS Department of Natural Resources and do not have 
an assessment account number (AAN) assigned. 



Page8 

ZONING 

The property is zoned "RPK Regional Park Zone" and "MU Mixed Use Zone". The types of uses 
allowed under this zoning can be summarised as follows: 

RPK (Regional Park) Zone 

No development permit shall be issued in any RPK (Regional Park) Zone except for the following: 

Park Uses: 
Recreation uses; 
Conservation uses; 
Uses accessory to the foregoing uses. 

Other Uses: 
Existing dwellings and recreational uses; 
Home business uses in conjunction with permitted dwellings; 
Uses accessory lo permitted dwellings and recreational uses. 

MU (Mixed Use) Zone 

No development permit shall be issued in any MU (Mixed Use) Zone except for lhe following· 

Residential Uses: 
Single unit dwellings; 
Two unit dwellings; 
Senior citizen housing, 
Existing multiple unit dwellings: 
Mobile dwellings on individual lots; 
Garden suites in conjunction with permitted single unit dwellings; 
Daycare facilities; 
Home business uses in conjunction with permitted dwellings; 
Boat sheds. 

Commercial Uses: 
Antique shops: 
Craft shops; 
Commercial entertainment uses: 
Convenience stores; 
Bed and breakfasts; 
Personal service shops; 
Service shops; 
Commercial schools; 
Theatres and cinemas; 
Trade contracting services and shops; 
Medical clinics; 
Restaurants including full-service, drive-in and lake-out: 
Service stations and aulomobile repair outlels; 
Bakeries: 
Banks and financial institutions: 
Offices; 
Funeral parlours and undertaking establishments including crematoriums; 
Garden centers: 
Outdoor display court; 
Photographic studios: 
Retail stores; 
Grocery stores; 

---- -.:u=m~ u~u<E c r>a=rmc=u L-Ci>. ----------------------



Variety stores; 
Research facilities; 
Printing establishments; 
Taxi and bus stations; 
Veterinary clinics; 
Warehousing and wholesaling; 
Manufacturing and assembly uses; 
Service indus_try uses; 
Utility and communication buildings or structures; 
Shlpways, wharves and boathouses; 
Marinas and charter boat services; 
Wilderness and recreation outfitters; 
Composting operations; 
Existing kennels; 
Commercial Accommodation Uses. 

Resource and Traditional Uses: 
Agricultural uses; 
Forestry uses: 
Fishery support uses; 
Fish sheds and boat sheds; 
Existing fishery support uses larger than 3,000 ft' (278.7 m' ): 
Existing fishery uses, 
Extractive facilities; 
Hunting and fishing camps; 
Traditional uses. 

Community Uses: 
lnstitulional uses; 
Open space uses: 
Recreation uses; 
Private clubs and lodges. 

PLANNING CONSIDERATIONS 
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We have reviewed current planning issues and policies as they relate to the Subject Property. The 
following points are relevant: 

( 1) The Subject Property has long been identified and regulated as park and open space uses. 

(2) It is currently zoned RPK (Regional Park) under the Land Use Bylaw. This zoning was 
introduced in 2014 in order to bring land use regulation into compliance with the municipality's 
updated Regional Plan. The Regional Plan is a master planning document for the entire 
municipality, and supersedes local planning policy. 

(3) The Regional Plan identifies the Subject Property as part of an existing Regional Park, it is 
similarly recognised as a park in the recently adopted (August 2018) Green Network Plan. 

(4) The use of the Subject Property for anything other than what is currently enabled under its 
zoning would require significant policy changes at the highest levels of municipal planning 
authority. Requests for amendments to policy at this level carry no guarantee that they will 
even be considered by Council, and no opportunity for appeal to the UARB if denied. Such 
changes would be highly unlikely. 
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ENVIRONMENTAL CONTAMINATION 

No hazardous materials or environmental concerns were observed or brought to our attention 
during our inspection of the property. 

The property has been valued on the assumption that it is environmentally "clean". 
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VALUATION METHODOLOGY 

Scope 

The objective of this assignment is lo render an opinion as lo the Market Value (Highest and Best Use) of 
lhe fee simple interest in the property for Purchase purposes. 

We inspected the site. We obtained and reviewed the assessment, zoning information and other pertinent 
municipal data. We undertook a full background analysis and valuation of the property. Our findings, 
analysis and conclusions are set out in this narrative report. 

Methodology 

II was necessary to proceed through a number of steps in order to achieve the foregoing objective. 
Valuation is by nature often experiential, in which the output of one stage results in re-computing the input 
to a prior stage so that the final figure is arrived at by an iterative process: rather than by rigidly proceeding 
in a mechanical fashion through a series of steps in fixed order. Thus, whilst we have described the steps 
below in ordinal sequence, the reader should bear in mind that this has been done purely for administrative 
convenience and readability. 

(i) Highest and Best Use - this is the use for the property which will produce the greatest net return 
for the foreseeable future. The use must be ( 1) physically possible, (2) legally permissible, (3) 
financially feasible, and (4) maximally productive. It is determined by considering the various 
alternate purposes for which the property can legally be used, having regard not only to existing 
zoning and other legal constraints, but also to any probable modification of them. The use which 
generates the highest value is, ipso facto the Highest and Best Use. 

As at the effective date of the valuation, the Highest and Best Use of the property as a cleared site 
was for recreational or conservation purposes. We have computed the land value on this basis. 

(ii) Land Value - this is the value of the site, cleared of all buildings and site improvements, available 
for development for its Highest and Best Use. We utilised the following approach for measuring 
the value of the land: 

Direct Comparison Approach - land sales were analysed and their sales prices reduced to a unit 
basis. Adjustments are then made to these unit figures to eliminate the differential between them 
and the Subject Property for the Date of Sale [Time variable], if applicable. These time adjusted 
unit prices were then utilised to value the Subject Property. Other factors which influence value 
[Location, Motivation, Size] were then used to determine the weight to be assigned to each 
comparable sale as an indicator of the Subject Property's value. 

(iii) Reconciliation and Final Estimate of Value 

This is a reconciliation of the values indicated by the various approaches, in which the alternate 
value indications are considered, the relative significance of each is carefully weighed, and a final 
estimate or value is then computed. Although reconciliation necessarily involves judgement, the 
latter results from a careful logical analysis of the procedures leading to each indication of value. 
The analysis is based on several criteria, (appropriateness, accuracy and quantity of evidence) 
which result in the formation of a meaningful and defensible conclusion about the final value 
estimate. 

Since only a single valuation approach was applicable in this instance however, ii was not 
necessary to undertake a reconciliation. 

-------------------- rn=m~ i:Hu<i: £ ?u=n::nR} Li:i>. ---
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HIGHEST AND BEST USE 

The "Highest and Best Use" can be defined as ''that use which will produce the greatest net return for the 
foreseeable future". 

We have considered the Highest and Best Use of the site. The Subject Property consists of seven adjacent 
parcels on a peninsula between the communities of Little Harbour (west) and Shouthwest Cove (east). 
Collectively the property is large at 705.21 acres (285.39 ha.). The Subject Property lands are dominated 
by a landscape of rocky outcroppings, dense low-lying vegetation, and sparse stands of softwood tree 
species. The property has an extensive, rocky coastline. The property encompasses a freshwater lake 
(Murphy's Lake) which is undeveloped with the exception of a single dwelling on the eastern shore. 

The property fronts Little Harbour Road and Southwest Cove Road. There is no driveway, trail, or other 
access to the property. A small clearing off of Southwest Cove Road may be used to enter the property on 
foot through dense vegetation and rocky terrain. 

The majority of the property is zoned as regional parkland which precludes most development. Any 
development would require alteration of the municipal planning strategy and zoning. The majority of the 
property is identified as part of an existing Regional Park, it is similarly recognised as a park in the recently 
adopted (August 2018) Green Network Plan. The use of the Subject Property for anything other than what is 
currently enabled under its zoning would require significant policy changes at the highest levels of municipal 
planning authority. Requests for amendments to policy at this level carry no guarantee that they will even be 
considered by Council, and no opportunity for appeal to the UARB if denied Such changes would be highly 
unlikely. 

Having regard to the foregoing, we are of the opinion that the Highest and Best Use of the Subject Property 
is for recreational or conservation purposes. 
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MARKET ANALYSIS AND EXPOSURE TIME 

Exposure time is the estimated length of time the property interest being valued would have been offered 
on the market prior to the hypothetical consummation of a sale at market value on the effective date of the 
valuation. Since it is a retrospective opinion based upon an analysis of past events, assuming a competitive 
and open market, it can only be estimated after an analysis of the market. 

Market Analysis 

Prior to, and at the effective date of the valuation, the supply and demand for the Subject and competing 
properties can be summarised as follows: 

(a) Supply: Prior to, and at the effective date of the valuation the supply of this category of property in 
the area was strong. 

(b) Demand: Prior to, and at the effective date of the valuation demand for this category of property in 
the area was weak. 

Exposure Time 

Our estimate of Exposure Time is 12 to 18 months. This is based on the foregoing Markel Analysis and 
the data summarised below: 

(1) Properties similar to the Subject Property have been listed for sale for between 1 month and 4.5 
years Parcels in excess of 50 acres regularly require 18 months on the open market before selling. 

(2) Based on our research when we were gathering information on comparable sales it became 
apparent that larger parcels or land are subject to a more limited pool of potential purchasers than 
smaller parcels. We also note that parcels with good access to roadways and waterfrontage 
experience fewer days on market. 

--------------------- ;:u=m~ iHu<c c r'u:imc:i~ Li:i>. ---
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LAND VALUE 

Methodology 

The land has been valued by the Direct Comparison Approach. Essentially this approach is a systematic 
procedure for carrying out comparative shopping in which the Subject Property is "priced" by comparing it 
with other, similar parcels of land (Indices) that have sold, been subject to offer or are listed for sale. Based 
on our experience working with forest and recreational land sales data, we have determined that the most 
significant independent variables inOuencing value are Time (Date of Sale), Quality (land type, timber 
cover). Waterfront Benefit, Location, Motivation, Size. When Quality has a significant impact on value 
we have decomposed the transaction price into its component (land type, timber cover) unit price per acre. 
Where applicable we have analysed the Waterfront Benefit on a price per foot of water frontage. The unit 
price of each Index (comparable transaction) has then been adjusted, where applicable, for the Time 
variable. These time adjusted unil prices have then been utilised to value the Subject Property. The weight 
placed on each Index as a predictor for the Subject Property value, is a function of its comparability in terms 
of Location, Motivation and Size. 

Water frontage Is generally the independent variable which has the greatest impact on value. and hence 
the selling price, of land. As a result, sale prices of land with water frontage do not respond to conventional 
analysis, whereby the total selling price is divided by the land area (acres), or by the length of water frontage 
(linear ft.), to yield a composite unitised rate. The total price paid is a function of both variables. In order 
to conduct a meaningful analysis it is necessary to isolate the waterfront value. We achieve this by 
allocating a Basic Land Value to each index and then divide the balance of the sale price by the length of 
the water frontage to produce a residual Waterfront Benefit figure. 

"Basic Land Value" can be defined as "the value of the land, having regard to its location, topography, 
road frontage, accessibility, and vegetation cover together with all of its other attributes excluding only the 
fact that it has water frontage". 

"Waterfront Benefit" may be defined as "the additional amount over and above ·Basic Land Value' that a 
purchaser would pay for the property because it has water frontage, expressed in tenms of dollars per linear 
foot". In our analysis this is the residual figure after deducting the Basic Land Value from the total selling 
price. 

The Basic Land Value is most easily calculated for the sale of any land parcel that does not have water 
frontage. The unit components that create its value are primarily the land type (e.g. swamp, rock barren, 
suitability for supporting timber or agriculture, etc.), the type of timber cover (hardwood, mixed wood, 
softwood) and its maturity (immature, semi-mature, mature, very mature). While the parcel's topography, 
accessibility, type and length of road frontage, also impact its value, they are captured by the per acre value 
of its unit components. In order to break the sale prices into their unit components we compare sales of 
parcels that share similar, but not identical, components in terms of topography, land type and timber cover. 
By comparing these sales we are able to identify the value attributable to the differentiating components. 
Using CompuVal®, our proprietary software which utilises an iterative algorithm, we are able to build a 
value profile for twenty three different types of land and timber cover. We use a Geographic Information 
System (GIS) to layer the various attributes (topography, land type, vegetation cover) over each parcel to 
identify each component and calculate its area. 

Waterfront Benefit is calculated by comparing sales of land with water frontage to non-waterfront land 
sales of parcels having similar types of timber cover. The Waterfront Benefit is the incremental value that 
accrues to a parcel as a result of it having water frontage. The Road Front benefit is calculated in a similar 
manner. We utilise the sales of non-waterfront land and our analysis of their component values to calculate 
the Basic Land Value. We also compare sales of waterfront parcels that share similar, but not identical 
components in terms of topography, land type and timber cover. 
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Discussion of Land Sales 

We have researched the sales, offers and listings (Indices) of comparable parcels of land in the locality. 
The data was collected from vendors, purchasers, brokers, appraisers, MLS®, public and other sources 
deemed to be reliable. The most relevant data has been detailed on the Land Sales Schedule on the 
following pages. We have adjusted the prices in this Land Sales Schedule to the date of valuation to renect 
an annual compound increase of 3%. This Is based on a general study of prices in the area. 

The Indices are described in greater detail below: 

Index #1 

The property has fair frontage to the ocean. A majority of the parcel comprises rock barren. Most of the 
timber cover comprises semi-mature softwood. Overall it is considered to be comparable to the Subject 
Property [quality]. This property was sold in July 2018, approximately one month before the effective date 
of valuation. Sales data indicates that prices were rising [time]. The property is situated in a rural area 
near Little Harbour. It has no road frontage and is accessed via right-of-way through the Subject Property. 
The location is considered to be comparable to the Subject Property [location]. The property was 
purchased as a 30% interest, with the price determined at public auction. The purchaser represented the 
second-highest bidder, but ultimately paid the highest bid price. The purchaser owned 60% of the 
remaining interest in the property. They were therefore motivated to pay more than market value, though 
the adjusted price is expected to renect fair market value due to the bidding process [motivation). The 
parcel was approximately 63% the size of the Subject Property. smaller parcels typically command higher 
prices per acre because they attract a wider pool of purchasers [size). 

We consider this Index to be an average indicator of value on time adjusted unit basis for the Subject 
Property. 

Index #2 

The property has good waler frontage to a freshwater lake. A large portion of the parcel compnses mature 
softwood. Overall it is considered to be comparable lo the Subject Property [quality). This property was 
sold in March 2018, approximately five months before the effective date of valuation. Sales data indicates 
that prices were rising [time]. The property is situated in a remote area near Lake Charlotte. It has no road 
frontage and is accessed via logging road or watercraft. The location is considered to be comparable to 
the Subject Property [location). We are not aware of any factors that would give rise to an adjustment for 
motivation [motivation]. The parcel was approximately 33% the size of the Subject Property: smaller 
similar parcels typically command higher prices per acre because they attract a wider pool of purchasers 
[size). 

We consider this Index lo be an average indicator of value on time adjusted unit basis for the Subject 
Property. 

Index #3 

This property includes two adjacent and one separate woodland parcel. The property has average frontage 
to a freshwater lake. A majority of the parcel comprises immature lo mature softwood. Overall it is 
considered to be comparable to the Subject Property [quality]. This property was sold in April 2018, 
approximately four months before the effective date of valuation. Sales data indicates that prices were 
rising [time]. The property is situated in a remote area northwest of Ship Harbour. It has no road frontage 
and is accessed via logging roads or watercraft. The location is considered to be comparable to the Subject 
Property [location). We are not aware of any factors that would give rise to an adjustment for motivation 
[motivation]. The parcel was approximately 2.0 times the size of the Subject Property: larger parcels 
typically command lower prices per acre because they attract a smaller pool of purchasers [size]. 

We consider this Index to be an average indicator of value on time adjusted unit basis for lhe Subject 
Property. 

-------------------- t:u=m~ 01.u<c t. i'.u=im~ Lw. ---
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Index #4 

The property has average frontage to a freshwater lake. A large portion of the parcel comprises mixed­
height softwood and rock barren. Overall it is considered to be comparable to the Subject Property 
(quality]. This property was sold in April 2017, approximately one year and four months before the effective 
date of valuation. Sales data indicates that prices were rising [time]. The property is situated in a remote 
area west of Halifax. It is accessed via a single lane dirt road. The location is considered to be comparable 
to the Subject Property [location]. We are not aware of any factors that would give rise to an adjustment 
for motivation [motivation]. The parcel was approximately 84% the size of the Subject Property: smaller 
parcels typically command higher prices per acre because they attract a wider pool of purchasers [size]. 

We consider this Index to be an average indicator of value on time adjusted unit basis for the Subject 
Property. 

Index #5 

The property has average water frontage to the ocean. A majority of the parcel comprises semi-mature 
and mature softwood. Overall it is considered to be comparable to the Subject Property [quality]. This 
property was sold in June 2017, approximately one year and two months before the effective date of 
valuation. Sales data indicates that prices were rising [time]. The property is situated on a remote 
peninsula southeast of Tangier. It has no road frontage and is accessed via watercraft. The location is 
considered to be comparable to the Subject Property [location] The property was purchased for 
conservation purposes. The purchaser, Nova Scotia Nature Trust, owns other shoreline properties in the 
area. It is possible that a non-market price was achieved due to the motivations of the seller to contribute 
to the Nature Trust's conservation efforts [motivation] . The parcel was approximately 12% the size of the 
Subject Property: smaller parcels typically command higher prices per acre because they attract a wider 
pool of purchasers [size]. 

We consider this Index to be an average indicator of value on time adjusted unit basis for the Subject 
Property's shoreline. 

Valuation 

The Subject Property represents a large assembly of oceanfront land with good road frontage and limited 
access due to complex terrain. Vegetation consists primarily of low-lying herbaceous species and sparse 
stands of softwood. Without improvements, the property's shoreline is accessible only by watercraft. 
Zoning restrictions preclude development of the property for uses other than recreation and conservation. 

The Indices represent large parcels of resource land in Halifax County. Each of the Indices have access 
restrictions due to a lack of public roads or complex topography. The Indices present a range of values for 
rock barren land with a low of $10/acre (Index #4) and a high of $53/acre (Index #1 ). The high end of the 
range represents a large property in close proximity to the Subject with a similar landscape (Index #1 ). The 
low end of the range represents a cluster of parcels where the bulk of the value was in the freshwater lake 
frontage and softwood stands (Index #4). The Subject Property's rock barren lands are expected to fall 
towards the high end of the range due to the good road access and similarity to Index# 1. 

The Indices present a range of values for semi-mature softwood stands with a low of $128/acre (Index #5) 
and a high of S922/acre (Index #1 ). The high end of the range represents a large, contiguous network of 
woodlands with access to an all-weather paved road (Index #1 ). The low end of the range represents 
sparse woodlands on a peninsula limited to water access, and which was purchased for conservation 
purposes ( Index #5). The Subject Property's softwood stands are sporadic and difficult lo access and are 
expected to be below that of Index #1 ($922/acre) and consistent with the median value presented by all of 
the Indices (S760/acre). 

The Indices present a range of Waterfront Benefit values with a low of $7. 7 4/linear ft. (Index #5) and a high 
of $31 .12/linear ft. (Index #3). The high end of the range represents extensive frontage to a freshwater lake 
while the low end of the range represents rocky ocean frontage. The Subject Property's rocky ocean 
frontage is expected to achieve a value at the low end of the range presented by the indices, at $5.00/linear 
foot. 
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Having regard to the foregoing we are of the opinion that the value of the land is as follows: 

Comoonent Value 
Comoonent Tvoe Comoonent Size Unit Value Total Value 
Rock Barren 614.13 acres $ 50/acre $ 30,707 
Swamp/Wetlands 9.10 acres $ 50/acre $ 455 
Brushwood & Alders 3.69 acres $ 50/acre $ 185 
Softwood - Semi-Mature 74.43 acres $ 760/acre $ 56,567 
Softwood - Mature 1.93 acres $ 900/acre s 1,737 
Softwood - All Heiqhts 1.93 acres $ 850/acre $ 1,641 
Waterfront Benefit 24,920 linear ft. $5.00/ lin. ft. $124,600 
Total Value 705.21 acres $ 306/acre $215,892 
Rounded to $216,000 
Per Acre ($306/ac.) 

-------------------- rn:mc=i i:HdCc 1. ?d=imc:u Lti>. ---
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Halifax County, NS s 2,417 46 01 acres s 53 s 53 Swamp or Muskeg 

s •1,848 92.28 acres $ 53 s 53 Brushwood & Alders 
PIDs #'s 00605899, s 74,587 81 13 acres s 919 s 922 Softwood - Semi-Mature 
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s 70,657 71 54 acres s 988 s 990 Softwood • All Heights 
David MacNe1l Sheriff S 184,562 21 ,100 It s 8 75 s B 77 Water Frontage - Ocean 
Halifax County to Terry 
Jones Sales was for a 30% interest m two ad1acent parcels 

Overall sale price has been adjusted, owner now 
controls 90% or property There are plans in place 
for an 18-hole golf course and resort community 
Access 1s via nght-of-way to Little Harbour Road 
Zoned MU Mixed Use 
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n l s 46 649 57 93 acres s 805 s 815 Hardwood• Mature 
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~ Frontage to a freshwater lake Accessed via logging 
roads or boat. Zoned as MU (Mixed Use) 
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::, J Lake Charlotte Unknown Apr $1,503,884 1 387 00 acres S 1,084 S 1 095 Total 
~ Upper Lakeville 2018 s 271 5 86 acres s 46 s 47 Rock Barren 
CJ Halifax County, NS s 1,279 27 67 acres s 46 s 47 swamp or Muskeg 
.IJ s 9 749 21 09 acres s 462 s 467 Clear Cut t:-,.., 

PIO #'s 40190688 S 144,793 226 97 acres s 6J8 s 644 Softwood - Immature 

"' ~ 40190928 40216962 $ 315,348 389 81 acres s 809 s 817 Softwood - Semi-Mature 

~ S 187 190 19011 acres s 985 s 994 Softwood - Mature 
.IJ Nova Star Forestry Ltd to s 76 853 95 00 acres s 809 s 81 7 Softwood• Very Mature 
r1 3312336 Nova Scotia s 72,064 82 92 acres s 869 s 878 Softwood - All Heights ::, 

~ L1m1ted s 39,323 57 09 acres s 6B9 s 696 M1xedwood - Semi-Mature 
$ 77 51B 96 93 acres s 800 s 808 M1xedwood - Mature ,.. 
s 6 364 9 24 acres s 689 s 696 M1xedwood - Very Mature r1 

p s 13 383 18 44 acres s 726 s 733 M1xedwood - All Heights 
s 31 451 52 74 acres s 596 s 602 Hardwood - Immature 
s 5 807 7 95 acres s 7JO $ 738 HarctNood - Semi-Mature 
$ 61 903 71 61 acres s 864 s 873 Hard.vood - Mature 
s 24,512 33 56 acres s 730 s 738 Harewood - Very Mature 
$ 436,078 1-1 150 ft S 30 82 S 3112 Water Frontage - Lake 

Three parcels including fronl3ge to a freshwater 
lake Access via logging roads Zoned MU Mixed 
Use 

4 Hoop Pole Lake Ap< $ 200,000 594 00 acres s 337 s 350 Total 
Glen Margaret 2017 $ 1,214 123 24 acres s 10 s 10 Rock Barren 
Halifax County NS s 156 15 87 acres s 10 s 10 Swamp or Muskeg 

s 21,008 121 86 acres s 172 s 179 Softwood - Semi-Mature 
PIDs q's 00601146. s 15,364 73 22 acres s 210 s 218 Softwood - Mature 
00574905, 00654053 s 31 ,588 170 56 acres s 185 s 193 Softwood • All Heights 
00654269 s 8,748 59 60 acres s 147 s 15J M1xedwood - Semi-Mature 

$ 2 ,901 18 76 acres s 155 s 161 Mixedwood - All Heights 
Fredenck Joptingto Pure $ 1,693 10 88 acres s 156 s 162 Hardwood - Semi-Mature 
Nature S 100,481 6 800 ft S 14 78 $ 15 37 Waler Frontage - Lake 
Developments s 16,845 3 600ft s 4 43 $ 4 61 Water Frontage • River 

Four adJacent parcels with freshwater lake frontage 
Access via single lane dirt road Zoned MR-1 Mixed 
Resource Zone. 
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Final Estimate of Value 

FINAL ESTIMATE OF VALUE 

$216,000 
($306 per acre) 

--- i:U:tn~ i>!:t.clG: l. i'.&\!:ti:nc=l~ Li:i>. --------------------
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CERTIFICATION 

Re: Vacant Lands, Southwest Cove Road, Southwest Cove, Nova Scotia, PIDs #00489591, 
#40747578,#40751273,#41307992,#40747586,#41308008,#41308016 

I certify that, to the best of my knowledge and belief: 

the statements of fact contained in this report are true and correct; 

the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions: 

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with 
the property that is the subject of this report, other than this assignment and an original valuation dated 29 
August 2018 • this report excludes federally owned lands and includes three new provincial parcels; 

neither I, nor Turner Drake & Partners Ltd., have received any fees, in connection with the purchase of the 
property that is the subject of this report, within twelve months preceding the date of valuation. Turner 
Drake & Partners Ltd. have not received, nor will they receive, an introductory, mortgage financing or any 
other fees in connection with such a purchase. They have not negotiated the purchase on behalf of the 
client; 

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with 
the customer, client, or any parties contemplated to be involved in any transaction resulting from this 
assignment other than previous valuation work performed for the intended users of the report; 

neither I, nor Turner Drake & Partners Ltd., share any fiduciary interest with the client. Turner Drake & 
Partners Ltd. has no prior relationship with the client; 

during the twelve months preceding the date of valuation the total fees paid by the client to Turner Drake & 
Partners Ltd. represented a minimal(< 5%) proportion of Turner Drake & Partners Ltd.'s gross income; 

my compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favours the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this report; 

my analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Royal Institution of Chartered Surveyors' Valuation Standards (2017 Edition] (RICS Red Book). the 
International Valuation Standards (IVS), the Uniform Standards of Professional Appraisal Practice 
(USPAP), and the Canadian Uniform Standards of Professional Appraisal Practice; 

I have made a personal inspection of the property that is the subject of this report; 

no one provided significant professional assistance to the person signing this report; 

I have sufficient current local, national and international knowledge of the market, and the skills and 
understanding, to undertake this valuation in a competent manner; 

I certify that the use of this report is subject to the requirements of the professional institutes of which I am 
a member, relating to review by their duly authorised representatives; 

as of the date of this report, I have completed the requirements of the continuing education programs of the 
professional institutes of which I am a member; 

--------------------- rn=mc=t iHu<i: 1. ?d~mc:u Lm. ----
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that the Market Value of the Fee Simple Interest in the Subject Property, premised on the basis that it will be 
utilised for its Highest and Best Use as of the 21" August 2018, subject to the Limiting Conditions and 
Assumptions contained herein and a Reasonable Exposure Time of 12 to 18 months, is the sum or 
$216,000 ($306 per acre). 

26th August 2019 
Date 

,JAMES C. STEPHENS, S'.sc .. A.DIP.GIS, DULE 
NSREAA #909477 
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REVIEW VALUER'S CERTIFICATION 

Re: Vacant Lands, Southwest Cove Road, Southwest Cove, Nova Scotia, PIDs #00489591, 
#40747578,#40751273,#41307992,#40747586,#41308008,#41308016 

I certify that I have reviewed this report and to the best of my knowledge and belief: 

the statements of fact contained in this report are true and correct; 

the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions; 

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with 
the property that is the subject of this report, other than this assignment and an original valuation dated 29 
August 2018 - this report excludes federally owned lands and includes three new provincial parcels; 

neither I, nor Turner Drake & Partners Ltd., have received any fees, in connection with the purchase of the 
property the subject of this report, within twelve months preceding the date of valuation. Turner Drake & 
Partners Ltd. have not received, nor will they receive, an introductory, mortgage financing or any other fees 
in connection with such a purchase. They have not negotiated the purchase on behalf of the client; 

neither I, nor Turner Drake & Partners Ltd., have any past, present or prospective material involvement with 
the customer, client, or any parties contemplated to be involved in any transaction resulting from this 
assignment; 

neither I, nor Turner Drake & Partners Ltd., share any fiduciary interest with the client. Turner Drake & 
Partners Ltd. has no prior relationship with the client; 

during the twelve months preceding the date of valuation the total fees paid by the client to Turner Drake & 
Partners Lid. represented a minimal(< 5%) proportion of Turner Drake & Partners Ltd.'s gross income; 

my compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favours the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result. or the occurrence of a subsequent event directly related to the 
intended use of this report; 

the analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Royal Institution of Chartered Surveyors' Valuation Standards (2017 Edition] (RICS Red Book), the 
International Valuation Standards (IVS), the Uniform Standards of Professional Appraisal Practice 
(USPAP), and the Canadian Uniform Standards of Professional Appraisal Practice; 

I have not made a personal inspection of the property that is the subject of this report; 

no one other than the undersigned provided significant professional assistance to the person signing 
this report; 

I have sufficient current local, national and international knowledge of the market, and the skills and 
understanding, to undertake this valuation in a competent manner; 

I certify that the use of this report is subject to the requirements of the professional institutes of which I am 
a member, relating to review by their duly authorised representatives: 

-------------------- i:U=mE::r u=r.d<c l ?u=rmE::u Li:u. ---
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as of the date of this report, I have completed the requirements of the continuing education programs of 
the professional institutes of which I am a member. 

26111 August 2019 
Date 

NIGE G. TURNER, 8.Comm., DULE, BBRE, MRICS, AACI 
NSREAA #903910 
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ren~ed by ll'le CUSTOMER and ac:cepted by 1 URI-IER OAAXE lri thtl course of thi$ Agl~ment 

1 01 foe Cl 'HU !Of tt11s assquneot lS lll!hlh=o lin.lls De,;eiopn·er.1 Comp.iny 

1 02 TURNER OAAl<E shall ptl'paie and providiJ :o the Ct.STOMER 2 t\n•dbo,mo copes. p:us 1 
etec:icnoc copy ln pcll lo1mat. ol a SJllUTW'f v.wa!IOn rep?l1 on In~ Fee Simple interost in tho 
lol!Owlng pa,ce~ PID's 10048:)591, t40747578 1-10751273, 141307992. #407475$, #41 308008, 
141306016 Sou:t.wesl Cove, Nava Scohil (here-J\i\llel r!!lerred 10 as lhe ·PROPERTY"} IO< IN:! 
puii;ose of establis.'l1ng 11s valu~ for Purchase purposes Use ol the valu:ition repon lot ocher 
p1.:rposes or by oll'.ar parties may 111vaJidale the conclusons. The RICS V;wa~on Standalds require 
1h.!1 \l\O prepare n new report it lho CUEN r. lnlendcd ~er, date. or purpo&e ot tho assignment, tS 

cha~ed 

1 OJ Since IJ\C pv•po~ of D droh vnluatK>n repo•1 ,s lrcqoenlly m,sioterp,Ollld by Ille CLIENT (lhe pany 
rcly1r.g upon the final valuebon ropo1t rcler:"C(J 10 in Paragril!)h I 02). the valuatlOn repo,t \?ill oot be 
Pfe1)aled i~,a:ly in ·a,nn· IOIIT\oll. 

1 04 The ctt~lll/e d &IO of the v11luaI10n ol 1hc PROPERTY IS lo bo Iha dale ol n:;pccf,on 2018. Thovalle 
WIii be C~Pfl?S$1.'U Ill CM,XMR cu11ency 

1 05 The PROPERTY comp11$1?ll vacant rcsou1cc land 

1 06 The bDStS or the 11at11nlion 15 Markel Value (lhghcsl and Bet.I USO) 

1 07 The reported illlalr.ms opinions and conclur.ioc,s will be developed in accortlarice ~111t1 the Royal 
l'lSIJIUtOll o1 ChmlelL'<I SUNoyors· Vatunuon Standards [2017 Edition) (RICS Red Dool<), and Ille 
l,i:em:1;10nal V:iluauon St~ndard~ (IVS) lho vah.at!On report Wll conl()(l11 -.,th tho Un.form 
Standards of Proressionill Appialsal Practico (USPAPI The conduct ol the nssagnmcnl and 1he 
proparaIion ol t'le rtpon .. ,ill also comely \Yi1h the Canad illl Urntorm Standards of PrclcSSIOOal 
Appraisal Pracuce The rcpo,1 ilnd assignmonl will be s:;b,ecl to the roqu,rcmenls ol the: Coco al 
Prolc,s10na1 Ethics ol lho protosslooal Institutes ct which lhO aulhct or the report is n mnrntor, wtueh 
1'ltlude provision tor peer review 

I 08 Too Vah,ot responsible tor lhe nssigMiont w1ft tlavo suthcu:int Cl.lfre11I local national and mtemational 
~nowtedge ot tho mmkct. und 100 ,kills and understand no 10 undc11ake the ll'Jluallon ,n a tOrtlP'altent 
rnaMor, nnd .,.,n acl as an External Vah.,ur 

I 09 TURNER DRAKE w,n undor1ako u doliltlea on i;1te 111::.poclion ol 1h11 PROPERTY arid lho 

nclQl,bourhood 

. 2 
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1 10 Tl..P..';11:R DRAKE"'" ' Undt<tlli<o- SllCh fl!.C.ll, µr.r-,011.t-,cl ~111 rlV~1,g.l!JOI\S as illC l'lCCCSHry 111-d 

~ 10 amvc 01 lhe \~ ol Cle PROPERTY. 1l:ls 111"Se.n:h ...i 001 n:\Jde an nvcstigu-.:,r, GI 
tnle, a prcpe1tr SJtYe'f, Cf1Qnecm1g 01 crrncnmcrtal s,.,:f,cs cl ltic liYld .IJld i:.1rucn.r-es. or tests to 
de:.errr.ne w«>elhct #"-c111: ~ a ~ of pcc.il:fe wu11:, o, ch.II t"C property~- or,...,,. s~ a luff 
funcl,r.,nmg sev,age CISpO"..al system lhe PROPERTY wll be vaued 0n lh! assu'11i:t,00 Iha! II IS nol 
i1l1d never tas been. :sl:bjcd kl er,vrormenlllJ a)rtam,na;JOI\ nncl thal tl is net in sud, p-oumity a> 
ancthet contiminalcd pl0p(,1y OS to ad'.-rn~ct, impad L'\c va>.ic ol lhe stbjlxl PROPERTY 

TURNER DRAKE .iniq:,ate ut>~ng Im Dll'C1 S,Jcs ~IISOl'I ~ to ~ue. on lhls 
ilS!->grVl!cnL 

1 11 1URNEA DRAKE, n ordcf lo value lhe PR()PEflTY, ... ,, undertake such invo:\l,g.'tlions as are 
nccm.sary and prudtlnt 10 vcnly Iha! Wormallon St.q)5cd by Ilia CUSTCUER, lhe CLIENT and Olhet 
p.-w,lei. is rciahlo and accurall! •~ these mcs!X;iabon!. may be lmiled by p-iv.lcy leij.sla.tioo 
and the absence ol publocly available, \"On rlCd. salos wld ref't.lf d:J'.a h will be necessary. in µart, lo 
1cly upon he;usay d:lla. 

I 12 TURNER DRAKE MS no malOfial lrr."1)/\'0111enl {pasl, C:U'lllOI, or lulurc) wc:h Ille PROPERlY 0:l'>l't 
than lh& clS$1gnrrcnl comcmplaled br :hcse TER'.4S OF ENG.AGO.-ENT 

1 13 TURNER DRAKE has no m.>lorlal 'mch·cn,on (p;I.Sl, o.m:111, or lut1.t1!) 11tllh tlM! CLIE.IH. lhe 
CUSTOMER. or any parllcs cc111~la:cd 10 bEt invohlcd 111 any lransacllcn resulting horn those 
TERMS OF ENGAGEMENT Olher lhan p,e-,;aus v.wahon W1'A1r. lor the CUSTO"ER. 

2 o 1 Tho Ya'ualion repo<t ml contari such conllc!enlial lnlorn;;dM as Is necessar, to suppor1 lhc 
;inalysos. opn.ons 1)1,:j conc!us10M ccmained therein It may also bo subjoct 10 Extracrtf,na,y 
A-.sumplions and/or Hypot~cnl Cordtlons: reterenc1 to lhe ,epo,t in MTf published d:>t::.Jment 
1'.;!llO\Jt an adequate r.on1ernporanco1.15 relererx;a to lliese Ertraardinnry Assump'Jons ci 
Hypo1he1ical Conditions woud be m!sleadlnr;i and is prttl!tjled For 1hoso reason&, and 10 pro1ce1 
the ln!agnty o1 the repon, TURNER DRAKE 'Ml retain copyrlglt lo Ille rOl)Oft, rcp,oduclicn In ,..tio11, 
or par1 wil bo prohbiled without lheu wnneo penrisslon 

;, 02 The valuation report has 10 be used inns er,c,r~y since pans taken rut of conlcxl may be mlSloacling 
\Jso ol 1ho ropor1 wil be ~ 10 tho stnlem&ntS. irn'tcd condoons. assumptions and olhcr terms 
sel lorlh in tno report. Tho rapo,1, or eny pans thereof, may nol be used lor any puposo othor 1han 
1nn1 fur wtu:h k 1s uru.leltal<en and v.,11 be furnished for lho exckJsive use ol tho CLIEN1 All llablllty 
10 any pnrly other lhan lhe CLIENT will be denl&d. 

2 03 lURNER DRAKE IS a prolesSIOC\31 firm regl.i."lted by lhe Royal ltlsl!IU11on ol Chartered Survcyo,s 
(RICSJ. compliarlCC wilh tho" SrandardS may be sub)ed to monlloring under AICS' condvcl and 
disdpf.-,ary procedu,cs. TURNER DRAKE's ccrnplaaru handing procedure. BVB !able upon rCQUl?f.1, 
1s governed by a quar~y system roglSlered lo the 1nlemational ISO 9001:201551llr'datd. In nddihon 
TURNER DRAKE is wb)ecl 10 p,ovincial r11:encng with rcspecl to ils appraisal and brokerage 
services 

2.04 Tht1&0 TERMS OF ENGAGEMEm wn bo lncludeu n and l01m part ol lhc vnluauon report 

3 01 l ne CUSTOMER. IOI lhe p-..rlormance ol lhc scrvic:cs rcll!lred IO n Miele 1 shall pay IO 1URNER 
DRAKE 

(a) A lee ol $500 T hl:s lee does not include H S T 
(b) OisbU13C!Tlent:s. to be invoiced Ill Ddual C051, .Ye includl!d in lhe above hie 
(c) A relelner In 1h11 amounl ol $111L 
(d) All acccuns we payable on recelp1 and 1n1ereS1 s tha'Qed al 2% per momh (24% per ano.Jm) 

on oulstandng 1m"0lces 

-------------------- .:U~llc""'t iHal(i: I. i'4~uli:'t) Lr.>. ---
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.I('\ 'ecrlc:...\ Co ere. ~QOC'ik.n e.Q,,-, 

From: "Glover, Sean (Halifax)" <Sglover@coxandpalmer.com> 
To: "Rooney, Sean P" <Sean.Rooney@novascotia.ca> 
Cc: "Samson, Michel (Halifax)" <msamson@coxandpalmer.com> 
Subject: Lighthouse Links (37766-4) 

•• EXTERNAL EMAIL / COURRIEL EXTERNE •• 
Exercise caution when opening attachments or clicking on links/ Faites preuve de prudence si vous 
ouvrez une piece jointe ou cliquez sur un lien 

Good afternoon Sean, attached please find the fully executed letter of offer for your records. We look 
forward to beginning the next phase of the process with you. On tharnote, are you able to advise on 
the status of the draft option to repurchase as well as the following from my December 4t11 email: 

An outline of the steps required to be taken between execution of the offer, and conveyance of the 
lands, and when these steps can, or are anticipated to occur/ begin? In specific, I would think the 
following: 

1. Approval of the Minister (if applicable) 
2. Approval of Cabinet (if applicable} 
3. First Nationals Consultation 
4. Public Engagement (if applicable) 
5. Integrated Resource Management Review 
6. Issuance of Letters of Authority to my client to begin diligence investigations 
7. Negotiation of the Option to Re-Purchase 

Can you also connect me with whoever is responsible for issuing letters of authority with respect to 
investigations at the property? 

Thank you, 

l 



Sean M. Glover I Cox & Palmer I Partner I Lawyer 
Direct 902 491-4236 Cell 902 449-4352 Fax 902 4213130 Web coxandpalmerlaw.com 
Address Purdy's Wharf Tower l. 1100-1959 Upper Water Street Halifax NS B3J 3N2 

2 
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,llOl'lllCIJm 

lands and Forestry 
Office of 1hr Minister 

PO flar ~f-1.ifd;i;ii. l«mi~Qinada 8lJ 2T9 • Tritl)hcne902-m .ioJ7 F .. 902-42.:.{)51l4 • 110',-as::cl/a.t:a 

December lb. 2019 

Lighthouse Links Development Company 
c/o Sean Glover 
1959 Upper Water Street 
Hafifax. NS B3J 3N2 
sglover@coxandpalmer.com 

Dear Mr. Glover. 

Transaction ID: 3323536 

Re: Letter of Offer - Proposed Sale of Crown Lands to Lighthouse Links Development 
Company, at Littla Harbour, Halifax County 

A request to purchase approximately 705.2 acres (285.3 hectares) of Crown lands located at, LitUe 
Harbour, Halifax County currently identified on Property Online as PI Os 407 47578, 407 47586, 00489591, 
41307992, 41308008, 41308016, 40751273 and shown outlined in bold on the attached Schedule ·A~ 
(the Property} was submitted by Lighthouse Links Development Company (the Purchaser) for the 
purpose of a proposed development project as defined below. The Letter of Offer (the Offer) shall remain 
open for acceptance for 2 weeks upon a signed copy being delivered by the Department of Lands and 
Forestry {1he Department} to the Purchaser. 

Definitions: 

Project - Means the proposed development of a recreational and residential community, which is 
expected to include one to three world class golf courses, club house, single family homes, and short 
term accommodations, enhanced seasonal and recreational activities (including hiking, kayaking, and 
boating), as more particularly set out in the Updated Draft Proposal dated October 29, 2019, and attached 
as Schedule ·s·. 

Terms and Conditions: 

1. This Offer is subject to 1he approval of Cabinet and/or the Minister of the Departmenl 

2. The Property is Crown lands free from encumbrances with the exception of an easement 
agreement for access and utilities over a portion of lands presently identified by PIO 00489591 
in favour of lands presently identified by PIO 00605899 which is recorded at the Land Registry 
Office in Halifax County on October 24, 2006 as document number 86440089; however, this 
does not guarantee title to the Property. The Purchaser acknowledges that it must satisfy 
itself as to the adequacy and sufficiency of the Crown's title. The Department makes no 
representations or warranties as to suitability or fitness of the Property for the intended use 
by the Purchaser. 

3. The Department and the Purchaser agree that the purchase price, as determined pursuant to 
paragraph 6 below, does not include HST which will be in addition to the purchase price. The 
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Purchaser certifies that the Purchaser is, or will be, at the time of closing registered as an 
HST Registrant under and pursuant to the Excise Tax Act {Canada) {the Act) and will continue 
to be so registered on the closing date. The Purchaser acknowledges that the Department 
shall not be liable or responsible for the collection of HST at the time of closing and that the 
Purchaser shall deal with any applicable HST In accordance with the Act. Based on the 
foregoing undertakings and representations by the Purchaser, the Department will not collect 
and will not be liable or responsible to collect any HST applicable to this transaction and the 
Purchaser, at the time of closing, will deliver to the Department, an appropriate standard 
Statutory Declaration in this regard satisfactory to the Department's solicitor, acting 
reasonably, which shall include an indemnity saving the Department harmless from liability 
for the payment of any of such truces In connection with the closing. 

4. The sale of the Property is subject to the Department completing an Integrated Resource 
Management Review. 

5. The conveyance will be by Crown granl The conveyance of tiUe will be issued in the following 
name: Lighthouse Links Development Company, a body corporate with a registered 
office at Halifax. 

6. The Property will be sold for $306 per acre, as determined by the report prepared by an 
Accredited Appraiser canada Institute (AACI) qualified appraiser, dated August 26, 2019. 
The final purchase price to be determined when the approved survey plan has been 
completed. 

7. It Is the Purchaser's responsibility to obtain all applicable permits, authorizations or approvals 
required from the applicable level of government required for the Purchaser's intended use 
of the Property. By signing the Offer, the Purchaser Indemnifies and holds harmless Her 
Majesty the Queen in right of the Province of Nova Scotia and its employees from any and 
all llabllity arising from the failure to obtain such permits, authorizations and approvals. The 
Department does not, by the act of issuing this Offer, covenant or provide any assurance that 
any other required permits, authorizations or approvals will be issued by the Province of Nova 
Scotia, any other level of government or any other body. 

8. Prior to closing, the Purchaser must apply to the Department and obtain authorization before 
entering the Property indudlng, but not limited to, accessing the Property to conduct any 
investigations, inspections, tests or building roads. 

Option to Repurchase 

9. The Property shall be conveyed subject to an option to repurchase the Property {the Option) 
in favour of the Department, whereby the Department shall have the right. exercisable by 
giving thirty {30) days' notice in writing, following an event of default by the Purchaser under 
the Option, to the Purchaser or any mortgage lender (the Lender) to require the re conveyance 
of the Property, free and clear of any mortgages, Judgments, liens, taxes, charges or other 
encumbrances, subject to the other terms and conditions within the Option. This Offer Is 
conditional upon the parties entering into an option agreement on or before closing date on 
terms satisfactory to both parties. 

The Purchaser's Obligations, Acknowledgements and Warranties: 

1 O. The Purchaser represents and warrants lo the Department that the Purchaser's Intentions for 
future use of the Property including with respect to the Project have been fully disclosed to 
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the Department, including any information it has or obtains Including any project report 
detailing the Project that could affect the Province's approval to proceed with the proposed 
sale of the Property as all such information Is needed in order to complete the Department's 
reviews and consultations and before cabinet approval can be soughl 

11. The Purchaser represents and warrants to the Department that the Purchaser has the 
authority to enter Into the Offer and to be bound by the representations, warranties, terms and 
conditions contained herein. 

12. The Purchaser acknowledges that the Purchaser has had the opportunity to obtain 
independent legal advice about the terms and meaning of the Offer, prior to signing the Offer. 

13. The Purchaser is required to ensure that the information provided In the Offer is accurate and 
kept up to date. 

14. Within six months of the signing of the Offer, the Purchaser is required to arrange and pay 
the costs associated with having the Property surveyed by a Nova Scotia Land Surveyor. The 
Purchaser's surveyor must contact the Manager of Surveys, Department of Lands and 
Forestry, PO Box 698, Halifax, NS, B3J 2T9, phone number (902) 424-6789, prior to 
commencing work to obtain an Order of Survey and further instructions regarding surveying 
of the Property. 

15. The Purchaser is solely responsible for all legal fees and other costs associated with migration 
of the Property into the land registration system pursuant to the Land Registration Act and for 
any costs associated with the transfer of title, Including municipal deed transfer tax and the 
fees for recording the conveyance document at the land registration office. 

16. The Purchaser agrees to release Her Majesty the Queen in Right of the Province of Nova 
Scotia including Her Ministers, agents, employees, heirs, successors and assigns from all 
manner of actions, causes of actions, suits, debts, duties, accounts, covenants, contractor's 
claims and demands relating to any title defect. 

17. The sale of the Property Is subject to the Province being satisfied that It has fulfilled its duty 
to consult with the Nova Scotia Mi'kmaq Chiefs under the August 31, 2010 Mi'kmaq-Nova 
Scotia-Canada Consultation Terms of Reference (TOR) regarding the proposed sale of 
Crown lands. Any costs for reports, studies, archaeological assessments or similar work 
associated with completing any necessary aboriginal consultation regarding the proposed 
sale are the responsibility of the Purchaser. 

18. The sale of the Property is subject to public engagement being concluded to the satisfaction 
of the Department. 

General Terms: 

19. The Department is permitted to register a notice of option in the land registry office for Halifax 
County upon the closing date of the sale to the Purchaser. 

20. In the event the sale does not receive approval of Cabinet or the Minister, the Purchaser will 
be notified by the Department that the sale of the Property cannot' proceed, and the Offer shall 
immediately terminate. The Department shall not be liable for any costs incurred or losses 
suffered by the Purchaser if the transaction does not proceed. 
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21. The Offer is governed by, and will be construed and interpreted in accordance with. the laws 
of Nova Scotia and Canada, as appricable. All disputes arising between the parties in respect 
of the Offer shall attom to the courts of Nova Scotia. 

22. Any provision of the Offer that is held to be void, illegal or unenforceable shall be separate 
and severable from the remaining provisions of the Offer. which shall remain in fuD force and 
effect 

23. The Offer shaU constitute the entire Offer for the purchase and sale of the Property and 
supersedes all other contracts or understandings, whether oral or in writing. Any amendments 
lo the Offer must be in writing and signed by the parties hereto or their agents and shall 
include the exchange of confirming emails between the parties hereto or their agents. 

24. The Offer is lo be read with an changes of gender or number required of the context. 

25. The Offer and any document or instrument to be executed and delivered by Purchaser or the 
Department may be executed and delivered in separate counterparts and delivered by one 
party to the other by-facsimile or other form of electronic communicalion, each of which when 
so executed and delivered shall be deemed to be an original. All such counterparts shall 
together constitute one and the same Offer. Production of an originally executed (or a copy 
of a transmittal facsimile or other form of electronic communication) copy of each counterpart 
execution page hereof shall be sufficient for purposes of proof of the execution and delivery 
of the Offer or such document or instrumenl 

26. The Agreement shall be binding upon the parties hereto. shall be binding upon their respective 
successors and pennitled assigns and shall enure to the benefit of and be enforceable only 
by such successors and pennitted assigns which have succeeded, or which have received 
such assignment in the manner permitted herein. 

27. The covenants, agreements, representations and warranties of the Purchaser contained in 
paragraphs 3, 7, 10-11,16, 20-21 and 26 specifically, and all other covenants, agreements, 
representations and warranties made generally by the Purchaser 1o the Department shall not 
merge on the closing of this transaction, but shall survive the same and shall continue in full 
force and effect for the benefit of the party to whom they were given. 

To indica1e acceptance of the terms and conditions ouUined herein, please countersign the attached 
Offer, and return to my attention at the address fisted at the top of the Offer. 

Sincerely, 

1~7~ 
Minister, Lands and Forestry 

Attachment 

c Cynthia Steele, Acquisitions and Disposals, Lands and Forestry 
Darrell Comeau, Area Manager, Lands and Forestry 
Wayne Stillman, Manager Surveys, Lands and Forestry 
Pat Lynch, Land Admin Coordlnalor, Lands and Forestry 



Purchaser's Acceptance 

We. Lighthouse Links Development Company, accept the Oller and agree to the above terms and 
conditions: 

Dale 

evelopment Company 
Officer/Individual) 

Lighthouse Links Development Company 
(Authorized Signing Officer/Individual) 
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lJG.IJillOUSE !LI\"KS 

l:'.PDA"JiED DR.l\Fif PROPOSAL FOR POtOl.ASE OF L.~J(DS 
ffi l.JlTI..E llARBOl:R, Jll01, ~o\•A SCO'fi\. 

OCTOBER?.9, 2019 

Prepared by 
Lighthouse Links Development Corpor:ition 

CONFIDENTIAL 

1 I r. ~ 



ExECUTIVE SUMMARY 

Lightho115C Links Development Coiporation (the "Conipnny") wishes Lo construct Lighthouse 

Links, two or three world-class public 18-holc links golf courses in Little Jlnrbour, BRM, Nova 
Scotia, comparable to Cabot Links and Cabot Oiffs, by combining npproximotcly 745 ncrcs of 
land which il proposes to buy from tl1c Pro\'ince nnd the Federal Crown Y.ith 340 ncrcs of 
occ:mfront laruf mmcd by affilintes of the Company, who have owned property in Little Harbour 
for over 16 years. Thc combined property would have over J 2 kilometers of occ.nnfront land which 
would permit almost every hole lo be either on l11c occ.in or to have il spectacular ocean view. 

111c balance ofU1c Jund would be used lo develop n destination rcsidcntfol or resort community. 
with the intent of encouraging more tourists, visitors, nmJ others to visit nod live on the Eastc.-m 
Shore. 

Since Lighthouse Links would be onJy about 75 minutes from downtown flalifux and Stnnficld 
airport. and less thnn an hour from Dnrtmouth. we phm to crcnte n "bcdroom"/rcsidcntial 
a,mmunity in the Little Harbour/Owls Head an:a, appealing to :year-round nnd seasonal 
homeowners who commute lo Hnlifax .ind D.:u1.Jnoulh nnd would sec the arm ilS providing ciilicr 

21 



tthcttr~ nr5Cll!ICUUil li!:Sidcnac:s mlil zv vrtrJJatail i>• &::an:a b.rtthl: ~110 ~ 
_ytlf'!X!~rihelNJ::Dn.midii:tsbc:du:smclodingOamBmhMu-Baal:lb..!J1las:ntxlOIS111t~'1!'.ts. 
:i!S~:trS~ ~-~ 

~o~friy; the C-abal tmtcldl, lliloaiamil bcm:!fas -amwl come diam U!ll111lS :uo:n a1hcr ~m:s 
:nnd-mas'illeCmm& ~ in i¢:ilin_g¢ m t'bc JOts·mm:scs, ilWifm:!: ~ ll;t'J.'c:,ur: and 
~ -.tllc btm!n Sima:. H.i!iin,..mid ~S'Cdfin. 

AnC1\"Ccill O~'Cislomm: 'NO\-a Sm:izlapc:ma-lOUl:im,drstirurtiond:,:r_pfasnntcR:sla'l m 
~fin!; mu.lti,plc ,mrlik:bss !llJllf DCmSCS. ~ t1al: new l.i:!;1dhotise I.mJ.:,s Q'iJQISCS, nmsc Bl 

Cabot. mid cwtbcG ~ m ihc .P.mvim:c. The prmimit_y of Li~ !linb to Stmfidd 
.Aupwt ~ be an .id&:d ina::aln~ to Tisiti:z,g g:if.ecs and .sbtnild poride futtlx:r camomic 
betie:firs 'tl) tbe Prorincc. 

A dcfinitiu:. dc:.ailcd ~ fi:oau:iail, ao,1 b•sin-~ plan 'lliD h:Jvc to be prq...ucd. it is 
cq,ec:tal 1h11 the project m11 proridc cm-going emplO}mc:nt for at lc:ut 150-200 people for the 
mnstmaian aDd oper:ni011 of the goli cm.uses :md n:sidcalinl l!ousi:og. SOOlC of .-bicb \\"Oald be 
seasonal 

Ligbtbouse Linb pn:scnts .i rare opportunity to enjoy and shtm-C3SC some of the most scenic 
co.sline in tbc ProTince ";ua its pristine,~ n:ituml bcmty. while CTl!iltingjobs, improving 
them-cs of many in this region ofhigb unemploymen4 mm building the economy ofNova Scotia 
in a way con.sisk:nt wnb lliercamuneod.ltioos oflbc lvany Con:mission. 

This project m11 m.ikc fiicndly use of the rclativcly undiscovered topography. \'lStilS, and terrain 
which is fortunately little more than an hour from H.alifn.'t and pn:scnts a wonderful opportmity to 
cncour.lgc economically important tourism. 

E•;cry effort will be m.ide to cnhnncc the site"s natural beauty mid we look forward to worlcing 
with cnvironmcntnlly fiicndly groups 10 ensure that objective. The golfindustry Ii.is a history of 
being lll'I cnrironmcntally mendly business, often cmbling remote. often lmgdy unseen, and 
untouched iJf'C3S 10 be exposed sensitively to more people who will enjoy them, treat than 
n:spcctfully, and work to maintain theirnnturaJ bc:iuty. 

Our current phm is to fuWtee the dL-velopmL'llt by n combinntion ofpri\lnle equity, and dcbL We 
nrc looldng for a p;utncr, or partn~. experienced in golf cowsc construction nod monagcment, os 
well os renl estate development, who cnn pruticipate in the project after the onsite c\·aluntion 
described above is completed. We also intend to puisue such other funding opportunities os may 
prcscnt thL-msclvcs over the course of the dcvelopmL-nt 

In light of the proposed purchnse of fodernl nnd provincial Crown hmds, LighUmusc Links will 
work with the Office of Aboriginal Affilir.; and the Department of Lands & Forestry to ensure that 
consultation is undertaken with the neighboring First Nation communities nod their rcprcsentntive 
organizations. · 



:B:.!tCKGROl.Ji1'.'"D 

T.hs ll"D_Pllrt "'iiil rupdul:: &; prqpaszil fm:nism:d u, ll1lc P.miinocltlll.!lrily 2!, :!OJ 11 :&Did p:t,ridc 
ullffitiotml iinfmrntirm •ta1 ,r:mrmxizi iIUIJilS for llhc :ms .ncrzs w.e :nn: ipu1p:15ily; llO hl1j' tfi:nm the 
,P.roninoc, :ns'Wcll z l'bc ~ -IO .ucn:s of.Fcdcra'Dy tffl'llCd <.n,im !lmu1s 'WC;i:ilsei 'hqpe lln 
DajUir.c. • 

P.rutn:s.zissociuled 1'ttih the Coc:gmyhm: oa'DCd piq,alJ' in LMc lbrbrrar s::ucc: :;!003. onr 
mtcc:n {B6) y.cm:s ~ =d ann::atfy ov:u appmrima1cly 20 p.xn:dsoflaod, ~ .ubottl 
3-maOl"Ci 0f mnti~occ::rn.inm1 J>lup::itj. 

The 340 .:icrcs ofbld and the 705 ~ we lbopc to acquire fra.n the rro,ma: :.hon1d be more 
t1m adcgn:n-e ltl inclak &1:C puhEc golf CXJCJ:SCS. A lypical ~lf arnsc am::rs ilf\jXUWlwd}' 
J 60 zcns.. The cambmcd pmpcrtics, ~n,g on:r 1000 ac:ns, l\·Otild ihzm:;ilimj 12 
lilomck:rs of occ:ua ~ m:ibling a high pcrccnl.l_ge oflht: boles 10 be an the oa::ia. or 1ri!h 
ocean ,iews. 

'''bile mmyofthc ~itic:s arcs-cmonal. we are co~ othcryrar-rouod actnitics 
i:JC!uding pmti::illy c:odosed amipu:criz.::d gotftcocmng slicds wmdi ilIC becwJing inacasingly 
commoo in the us_ 

Parts of the property include high gr.mite outcroppings which .1J'C not idecl for golf; but would be 
great for n:sidmtial ronstrudion. including ~-ondominiwns .ind single-fmnily homes. The Yic\\'s 
from ihcsc high outcroppings on: spectacular. 

Our current preliminary pl:in prepan:d by Gil Honse. n highly regarded golf course archirea 
introduced to us by Mike Keiser, has identified n site for n golf clubhouse with cccess to all three 
proposed 18--bolc links golf courses.. TilC clubhouse would include a pro shop, restmnnt. and 
lodging which could be an inn undlor adjacent condominiums. 

Subject to the prior opprovnl of the Province in respect of any use of submerged Crown lands. we 
plan to provide wntcr nca:ss for kayaks and could possibly build n mnrinn ofTsomc of the land 
0\\1tcd by affilforcs of the Company on the Little Hrubour wnrcrfronL Murphy·s Lnkc. n lll'f&C 
deep, freshwater lake. is included in the Provincinl lnnd nnd is close to Lillle Harbour Road. It 
could be dc\'Clopcd for other water sports. including bonling unJ fishing. 

The coastline has mwty W1ique nntural features. including beautiful benches and wonderful 
kayaking. which ore now difficult to access because of the lack of public ncccsslfoctlitics which 
we propose to provide. 

Affiliates of the Company currently own 4 houses in the nrcn. 1ltrce arc in the town of Little 
l lnrbour, arc furnished, and set up ns guest houses for the use of visitors, including people 
working on the project. Thero is nlso n motel nt Webber's, nbout 15 minutes nwny, on Highway 
7. 1l1c fourtl1 house is the Gilberts' home near Long Cove and the southern facing ocean 
be.aches, ncccssL'll by n long driveway off of Little Harbour Roud. Beck Gilbert is an nffilintc of 



fi!t'Cmiz;cmyanillbemid lha,i&.IIC~Ol\'Jl('//l,'l:r30111an:saflbmiliia~l1asulafll.iili1clllm'b::tur 

-.lm!la 'lllauliJ k:Ymlllble .fnr1ihe~on 1tif :nddifu11ml lbtwses. 

A tilcli.n.itnic, &!lnileo ~ ~ mul bnsituss jfihm -.,fil! lhn-e no h. t?il:lJmul. hut fit ls 
apedcCI iCl:uU ~p:ajcct ttriilpsoijclc~ l:IDJllD)-mcnt ifarai ka!ll 1l5D~m~ iarttbe 
~ md ~ of tlhe ,gdlf G:J:11:SCS and .nsidciltial altUISln~ scm,c of~ 'lliOU!iJ ti: 
5iCl50nnl. 

J1~s IOllf ~ tMt (be~ w.cdk:f dlCOUIJll,'C :s.pilH>jJ" md atbf"" busiJW'S9t:S mucli ,,'Omd 
pmride~jchs:mm bctidfits io ltDC Easlc:m Shim: mid NO\.iSa>fiz. w~estil'O'.'lfc almt i1 
.-ordd t.:ikc~ ih:n:el(3) yratS frac ~ ground ioampktcllle fiist GJmSC. 

5j f rl i]t 



THE GOl.iF COlfflSES 

1llc C'OlllPllll}· "l\~ lo :cmtmrDlll hvD « :fiulce 'P.'ndd-du.!is IJl1ih1ic 0$.l.lrtilt Em !!¥ilf CtlUt'lll:S ii-a 
ILlnlc Harlimtc. HRJM. ~mtll &otm. rn::npar.a'iilc tlD •Crlbdt 11.itiks ancl ewo, Utm. 11he IDiligw: 
llamiin ;v.if.b tm:rlt1nihic ~lll)fmkundlm:saf ICltlC31l'fr.ou lml:ild ip:clilmil :rumQSI ~• lbllilc!1D tbettiifhtlr 
ran uhea:menn ar u:, ibmie ;a~ec:1JJ01dnrt1CCJ:D -ii~•-

Jlhe Campifll.Y iis 'llvd.in_s l\fuh Ga B.tinst;. .:i "'~11 ~ camsc arcw!l:Ol, ,ibo Oms &si_gned 
or~ -a n:mibar of ~lass C0ID1SCS aroand !the globr-,. mdnifm~ ibeO!ympit: G,lf(b1, 
in Rio, the Bison Gcilf Citib. Sttwmswg l3tlacl; m fl:onm,. '1he Las • .\n~ Cmmtry C'tuh, -and 
!the V"UlCJ.Rl C.1ab, among(!l'fhms_ Gil was~ lby h'lib: Xciscr. one offtlcdririn,g-fon::cs. 
along 11.im Ben Can-:ml-Dm-nr. lbc:binm Cribat .l..mh.. Mm: is also a piocipa1 O'limC!r afc:abilt 

A !J)lclian.muJI tibn derelopal by Gil Haase fur lhJ"CC c:au:scs is SJOa'IQ in £nn'oits A-1
7 

A-2, ·and 
A-3, and on tbe111ctt p:i&"C. 

Lmd shown in peen is owned by ci.thtr the Province or the Fcrlcral Crown. L.md sbm.m in white 
is owned by the pro.ponent.. The n:m:aining p3It of Ct:id:old Jsbnd (cm &he lower right in the 
proposed course plna below) is to the Easlfrighl of proponeot~s laml, is owned primely, and is 
mso sbomt in while. 

There are two potential sites for the first course to be ootlt, one on either side of Long Co\·e which 
is partially bctw1..-en the two sides oftl1e Provincial lnnd. Both would ullimatcly become courses, 
bot ifs not clear which courst: should be built first. 

This development should t..'Tlcourage more nutivc Novo Scotians, along witl1 tourists, visitors, and 
olhc.-rs, to come to the East.cm Shore. in expectation of creating n bedroom community for families 
worldng in the HaJifox/Dartmouth urea, could attract industry, and provide additional jobs for up 
lo 150-200 people for the golf courses nlonc on nn ongoing basis. Spin-off businesses should 
provide other <.-conomic benefits lo the Enstem Shore. This project would tic in wc.•11 lo U1c current 
housing nnd lourhm boom being experienced in nnd around Hnlifnx ond elsewhere in Nova Scotia. 

Additional jobs would be <.-rented to construct the residential and commercial buildings. 

6f P,gu 



Uce cstitoute -that iit ~ ttmz: ~ ~ {3ll yc.,rs 1fm:n lbtx:w5n_g igr.ouu-a ll.tl au:u,pl& 
~br: tflrst mua;e.. illbeiJlllnto lbcl:N· slJt:r4l5 mc1Df:ihe ~am ,qnt!k :nnasmap~us'l'.iliidb 
•l\illltbcoomewniguz:,:scgnm:tuil~lha'lcs,~i:nGillHws:"s!fEWmmuty,aomscibryo111. 



C<llSil llsniMAT.ES 

\"\"le fum,z: c,1ituirula lll.Ctil ~ far !fhe&'LlltJ.P1llCDl af lfue l11UWS frm:n ~ lihe ~ 
,comse ;tm10i%JlC(Jltlt1l llllu;:g:nm_y ~e !fur ia :mmibc:r1df intm1ille J!_l01f ~ ttllCiJmTl:ng :thoon: lltl 
&ob Dmu:s. .Mib: ~is~lsoa pinci-Jml ou:ru:r..af1Bnnblllmusn:i ilZ~ loaasl- Jiwr 
rift.be an-c cnms;cs at Bmldon :ire llis1£.-d in lb?: ltl? MlO amrscs iin 'Q(arz1i ,.,\:uu:rica by Ga'lfl)j~ 

~~ 'b ~'lil.--e Kci~ tms ~ 'aiII eii:itY he: ,ild-i!e if :m ilerutt t1ro 'R.ll'ld-das:s §Jlf mmscs 
rn b: ~ed. 'K:anpaSpmds~ prc!iroiomycsl:mm!r:ICl'flhe iaost 1o CX1llS!rot:t th: fu!it COtllS'e­

lri"lm:itlml'iog ~ ibc si:k; but.after axasalti:og'ffllh om-:tO'}f cma:sc .u:dhjJce1, Gi'J Haosc. u-J:o 
hzs Ti.mm n-is sm 2..fj million. This mrmber ~-clntlcs ll:Je CQ5il 0~ •lie ~!be 
c1rib bcrasc. &oo,gmg_..., mmRrnmlcc shed,~ cte. 

l'bc 'ilbo\'fe,casts.m: cm:fJ bi,!'lx:r lb.:in the typia1 a:iarse bccnuseit-u-ould b.n-eto be bailt oo I~ 
and s.md is :nol asly .rraibh!c. Tile Jlll!;CSt ioampoomi:i amists of SS➔'OOll,OOO for C31h 
m<J'\i.:r_gftcd,gt removal and co'l'ering {be area with sand, uin'"dl must be tmc:b:d omo the site. We 
bclia-e that si_gnific:mt Sll\'m_3, not acco:mtcd for in KcmpcrSports' csfunatc; can be adtic:n:d by 
bailding a sand phB'.lt to convert the ledge th:lt is n:mo\ic:d dming go)f ~ c:oaslJ1Jdioa to sand. 

Refining our a>st estimates J&:qlllles nn onsitc C'\"clu:ition of the terrain OTI:r \'lhich the a,wscs 
would be built- which cwrcotly can•, be aca:sscd by construction equipment bc:ciluse there me oo 
roods. We anticipate finding additional savings after an onsite evalmtion. 

ID order to refine the cost cstwadcs, two roads capable of handling construdion vehicles from the 
existing road in Southwest Cove. would be rcquircd, one on eitlu:r side of Long Core. W c estimate 
tlmt .ibou1 2..5 miles of roads will be needed at a cost of approximately S3 70,000. 

A successful real cstntc development program is expected to be necessruy to hdp offset the high 
a>sts of the golf course co::istruction. We nre cunently evmuating whether the land used for the 
proposed third courst: would be bcU.er utilized for residential ronstruction. 

Our current plan is to finance the devdopmcnt by a combination of private equity, amJ dcl:>L We 
nre looking for a partner, or partners, experienced in golf course constnJct.ion mid mrumgcmcnt. as 
wcll ns rea1 estate development, who cnn participate in me projC(.1 after the onsite cvcluation 
described above is completed. We also intend to pursue such other funding opportwtitics ns m11y 
present tht.'tllsclvcs o,·1..-r the course of Ute development 

a1 11gt. 



:RlE~llilliED ~ 

S:ibicdl IL-ands 

1he Sulgcct l.mu1s ~ tCOmJXl90il <-4' Faity «~ iaal:s oa-.w:d bJ' en,"~ T~ C'imda -mid 
iclP.JllW:i:nmcly &-,~ 18.undn:s!I .mid Fin: fiJb, a:rn::s omacd by tk IProlina:: ~ Sa:itin. 

1Ibc r6.11C1"CSJ1tt:"m0rc~· :set out as fo'Iloas: 

• Jiar.tJ (4G) il&:rcs""1raltrl byCnrn--n T~ af PID; 0CooS?M. 

• 7ffi mores o&rned by the PM\ina: in SC\1Clll {n p:ua::li 
• 650 ams OD bol.b sides of l..a:lg Ccx-,e, ao ~ C,cn--c, mid on ~ Westm1 

sbon: ofS!D:p }mbour- PID ~ oom591, oa bolb sides oflmlc: Hmboar Rmd 
• 20 acres including Mt:JJ]hy•s Lakr - PID i 4014157&. on bot1i SDdcs oflittk 

H.amc,ur Road 
• 32::cresOD the Easaan.sbon:ofLo.igCove- PID#40751:!73 
• 2 ncrc:s- a smnll island in Long Cm·e- PID i 41307991 
• A Slll3II isbod in Long Cove - PID it 41308016 
• A snwl isl:md in Long Cove- PI0~4J308008 
• A small island in Mmphy's Lntc- PID # 40747586 

Attm:hcd as Exhibit A is a ump furnished by the Province showing the location of the SC\'cn (7) 
properties owned by the Province 
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Shcm:n ~ z Exmbit Bis a ffl1Jjl m.-fu:m.in.!; the foc:atiz:m ofme Pamincilil and J",cr:lo;al L:zmds 
a?S ,n::Il zs ~c:;propt:rtics Ol\u:>rxl iby:pattics affiliated uiih Ug':ltbouse Urlts. The hMo smail 

isb:ms m u:-q; Can: as wdl as the.smzill ishmd in M~""s ut:cfflUlCd by 'the Pirmina:arc 
not :sbosn1 in Emili1 B. 

Properties <mmd by lhc: Company or id.aled p-;irties me in ydlow. '1111: Fedd and Prorincin1 
popau:s me ia ..-hi1c. The c:as.1aill portion of C:admSd lslm:d {oa the mPcni~ uftlu: map) is 
mr.ncd JXfflJklly Jmd is also sbomi in white. 
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G. S. Bed"'•wjfh l("ille.tik""lJ GIDmr:L Bed: is ibe ~ slmmltrutlar lci.f ili,yluhanse l..mls 
De:rilaJXOOOl C.rlt;pt~n. '.l!e :nnil 'bis •iik.. llGtty. km: as '.bomt: in lLli:Mik: lllruifamr iaii:fu 
:apjllIJmtilllr.:l 3!t.1 ~IO:filamil,mul ixm:!llni:cd popony u li:tk !llatbour lfur1cw.orsm1a:D (Jo) 

Jc.us. They !Jlm"'fOUSIJ lmd a home m G1aa Imm. Ilk cajoys .s_ptneliqg lime m Nm.i StlDOl1 and 
~.gin lnn,g Cm'-C. They~ llmrea ~in~ O:maettia.tL 

lkd: bns lbcc:o cbmrrmm -of the 1board of 'PASSUR A.c:tmjpacc. a hesmcss ~ma~ mmpmiy 
5C:l'\iag 1hr mia'film iiodusny, since 19511. la :v1tlmam, lbe is~ and 1.i:ijcf" cCICl:ll:iR: offialr of 
fic3d Point ~1.Mma~ C'ampa:1y,a private equity fum, a positioo he bas held since ~9SS .. 

He is the ftmnty dmirmm1 of the ~nit' MC'l'!IJUtll,J? of DIMCON Sy~ems ns wcfl ;.:,s the fmc.er 
chaimtan, CEO, and majorliJ' ~1c1cr of Pm!t:1:b Coq,amion mad CEO ofils wholly owned 
suhsidiary. Q0 Cbcmic:ds. Heu-as also lhe-,J,,i,, aw, and majority sh:Jn:ho1derofU.nitczsl C.mmb, 
Inc. in Sherbrooh, Quebec.. Pre\iously,lrln'IS lbechicffimmciat officer of American Standani's 
wodd-widc Plumbing end Hcz1ing Group and ilic genernJ opcr.llions manngcr of its Pl:istic 
Divisioa 

Beet is chainnaa cmcrirus of the Bo:u-d or Fellows ofH.i:rvanl Mcdicnl Sdloot a director of the 
Yak Cancer Ccmcr, and n member of the Coum:it on Foreign Relations. 

He has n1so sem:d as a trustee oflbe R.oc:tcfclk:r University, tn:asun:r and a director oftbe Lasker 
Foundation, a dm.'t:tor of the Cana:r Rcsc:irch Institute, founding chairman of the American L)ine 
Disease FOlllldatioo. and fonncr cltninnan of the Lyme Disc:lse Ad\isory Bo.ud at New York 
Medical College. 

Beck graduated mngna cum laude from Princeton's Woodrow Wilson School of Public and 
International Affairs in 1963. He received a MBA from New York University's evening program 
in 1967 and received o MS in Immunology. with o focus on ama:r, from The Rockefeller University 
in 2006. Bed is nn Honorary Member of the Gradroting Class of2004 nt Weill Cornell Medical 
College. 

Katharine (Kitty) Stoddcrt Gilbert. KiUy is Beck's wife, and a mngna cum Jaudc grndunte of 
Bryn Mawr College with a major in Art History, :ind spent her entire working cnrccr at TI1e 
Metropolitnn Muscum of Art as the Editor of the Bulk-tin am) the Editor of the catalogue of the 
Tutankhnmun c:thibition. 

Anthony Turner. Anthony, n well-known businessman on the Eastern Shore, runs Gerald Turner 
& Son Trucking in Moscr River, is n community leader in Sheet Harbour, and hns mnnagt.'tl our 
properties ns well as providing road building services and other construction services since we 
bought our first property in Lillie Harbour ovt.-r 16 years ago. He is very involved in the project 
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EXHIBIT A-3 
Right Inset o[ OeTclopmcnl 01'"cnicu 
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