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Floodways 
Background 

CBCL Limited submitted the final version of their Floodplain Mapping Study in early November, 2013. 

The report was commissioned by Council in 2012. At the time, Council and several property owners 

were concerned that the existing Floodplain Study and associated Floodplain Zones (HF and MF Zones) 

needed to be more accurate.  

 

 

Floodplain Mapping Study 

The CBCL Floodplain Mapping Study produced more 

accurate flood lines than the 1998 Floodplain Study 

which CBCL had also produced. CBCL produced more 

accurate flood lines by collecting more detailed 

elevations through airborne LiDAR contour mapping, 

using more accurate river flow information and using 

updated computer modelling. In addition, the new 

study included the Nine Mile River between Garden 

Rd. and Hwy. 102, which was not included in the 1998 

report.  

 

Climate change impacts are also predicted by the new 

study, and these impacts are reflected in the 

proposed moderate (1 in 100 year) and high risk (1 in 

20 year) floodlines. Climate change is expected to 

result in higher sea levels and additional extreme 

rainfall events. Higher sea levels will affect the tidal 

Shubenacadie River, and extreme rainfall events are 

predicted to impact flows in both the Nine Mile River 

and Shubenacadie River.  

 

Compared to the existing flood lines, the proposed flood lines are generally a bit narrower in upstream 

portions of the Shubenacadie River, and wider in downstream portions. The new flood lines are a more 

accurate prediction of where the Shubenacadie River will flood.  The flood lines on the Nine Mile River 

north of Hwy. 102 are entirely new.  

 

In order to help reduce flooding risks, counter the effects of climate change, and counter the effects of 

development in the watersheds, the following comments were made by CBCL in the study: 

 The Shubenacadie River has a vast watershed (approximately 400 km² only to Grand Lake, 800 

km² directly tributary to the study area), a third of which is in the Halifax Regional 

Municipality and cannot be regulated by the Municipality of East Hants; 

 Existing development is close to the river, especially in Enfield, Elmsdale and Lantz. The 

proximity of development to the river impacts peak flows resulting from short, intense rainfall 
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events, and also degrades water quality in the river.  Overall, however, there is little impact 

predicted from existing and proposed development; 

 In the Nine Mile River, the situation is different. This river has fewer lakes in its watershed to 

regulate peak flows, and it is therefore more directly impacted by development. Even though 

current development levels are low, there is already a fair amount of clearing that has 

occurred, which affects peak flows and peak water levels; and 

 Since development has the potential to further increase flooding risks in the Nine Mile River 

and at its confluence with the Shubenacadie River, it is recommended that development be 

very carefully regulated to ensure that development does not increase runoff peak flows, but 

also volumes (maintaining groundwater recharge).   

 

Following the submission of the Floodplain Mapping Study, planning staff presented the findings of the 

study to Planning Advisory Committee and Council.  In November 2013, Council passed motion 

C13(281). 

 

C13(281) On the motion of Deputy Warden John A. MacDonald and Councillor Hebb: 

  Moved that Council, through the upcoming Plan Review, direct Staff to; 

1) Amend the Municipal Planning Strategy and Land Use By-Law so that the extents 

of the High Risk Floodplain (HF) Zone and Moderate Risk Floodplain (MF) Zone 

correspond to the most recent flood lines from CBCL; 

2) Convert the MF Zone to an overlay zone.  Overlay zoning requirements apply to 

properties within the overlay Zone, in addition to the requirements of the 

underlying zoning; 

3) Recommend and carry out the most appropriate zoning amendments for the MF 

Zone; And 

4) Consider the implementation of best management practices for stormwater 

outlined in the Floodplain Mapping Study. 

 

MOTION CARRIED 

 

The first part of the motion is a relatively simple mapping change to the extents of the High Risk and 

Moderate Risk floodplains.  These mapping changes should follow the most up-to-date floodplain 

information provided by CBCL 

in the updated floodplain 

mapping study.  

 

The second part of the motion 

deals with the Moderate Risk 

floodplain area.  The motion 

directs staff to convert the 

Moderate Risk Floodplain Zone 

to an overlay zone.  Overlay 

zoning requirements should 

apply to properties within the 

overlay zone, in addition to 
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the requirements of the 

underlying zone.  Prior to 

motion C13(281) being passed 

by Council, Planning staff had 

provided research showing that 

from a jurisdictional scan of 

other Municipalities in Nova 

Scotia it would appear that the 

current land uses permitted in 

the Moderate Risk Floodplain 

area is less restrictive in other 

jurisdictions than the current 

East Hants regulations.  

Different measures are used by 

the other municipalities, including overlay zones; a separate Environmental Conditions map; and 

floodproofing.  Uses specifically mentioned as being restricted in the Moderate Risk Floodplain areas 

are hospitals, senior citizen housing, homes for special care and similar types of uses; and other uses 

such as the warehousing or production of hazardous materials. 

 

The overlay zone approach has the underlying zoning setting out the permitted land uses with the 

overlay zone setting out any additional regulations including uses not permitted, floodproofing and the 

altering of land levels.  An approach similar to the Town of Truro is suggested, whereby uses are 

permitted based on the underlying zone with the following exceptions (a) Residential institutions such 

as hospitals, senior citizen homes, homes for special care and similar facilities where flooding could 

pose a significant threat to the safety of residents if evacuation became necessary; and (b) Any use 

associated with the warehousing or the production of hazardous materials. This approach would be 

consistent with the Statement of Provincial Interest Regarding Flood Risk Areas.   

 

Regulations regarding floodproofing and the altering of land levels is also suggested for the overlay 

zone.  The current Land Use Bylaw has existing regulations regarding floodproofing and altering land 

levels.  Currently floodproofing is required, with the exception of Public Works structures, for 

reconstruction or additions to existing main buildings or construction of permitted main buildings.  

Placing fill or the significant alteration of topography is currently not permitted in the MF Zone, unless 

an environmental study is completed and that the study shows that there will be no increase in flood 

elevation affecting other lands or areas, and no impairment of flood flows, flood water or ice passage, 

and no constriction is likely to cause ice jamming that will deleteriously affect development on 

adjacent properties. 

 

It is suggested that the floodproofing and altering land levels requirements in the Land Use By-law be 

reviewed and amended where appropriate.  For example, currently the height of the foundation wall 

for a building is linked to the centerline point of the public road that the lot fronts onto, or the nearest 

public road or private road.  It makes more logical sense to link the floodproofing requirements to the 

1:100 year flood elevation.  Truro requires the minimum opening elevation of any main building shall 

be 0.09m (3.5inches) above the established 1:100 year flood elevation. It would also be reasonable for 
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East Hants’ Land Use By-law requirements to require a slab at grade, and not permit basements below 

the 1:100 flood elevation. 

 

The third part of the motion deals with the underlying zoning.  If an overlay zone is added to the 

Moderate Risk floodplain then the underlying zoning will need to be zoned appropriately.  It is 

suggested that the appropriate adjacent zone will be used to identify the underlying zone.  The maps 

below give an example of a suggested zoning change to the underlying zone.  These suggested changes 

are likely to affect a significant number of properties and property owners will be notified in writing of 

any proposed zoning changes on their property.  

 

 

Existing Zoning      Proposed use of overlay area 

  

 

Stormwater Management 

The fourth part of the motion deals with management practices for stormwater as outlined in the 

floodplain study.  Urban and suburban areas generate more stormwater runoff than undeveloped land. 

Impervious surfaces - hard surfaces like concrete, asphalt and roofs - do not allow water to soak into 

the ground. Removing trees and other vegetation also increases stormwater runoff. Past approaches to 

stormwater management have generally been to collect this increased runoff and move it off-site as 

quickly as possible, using ditches or buried pipes. This approach creates many problems. Higher water 
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levels can cause localized flooding and erosion, and stormwater typically carries silt and other 

pollutants into watersheds.  

 

A newer approach to dealing with stormwater is using stormwater best management practices and low 

impact development principles. Low impact developments are designed to minimize the disruption to 

natural areas and natural vegetation, and to reduce the amount of hard surfaces. In addition, best 

management practices are used to collect and treat much stormwater on site. There are many benefits 

to this approach, including: 

 Reduced flood risks; 

 Lower peak stormwater flows, which can reduce infrastructure costs; 

 Acquifer recharge, which reduces the strain on groundwater sources; 

 Reduced pollution of drinking water supplies, natural habitat, wetlands and recreation areas; 

 Protecting water quality and fish habitat 
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Stormwater management and low impact development are established approaches in municipalities 

across North America. Effective stormwater management combines land use planning regulations and 

infrastructure standards. CBCL has included a chapter in their report on stormwater management in 

urban areas. The table above notes the stormwater management practices suggested by CBCL.  The 

floodplain study includes a more detailed description of each of these suggestions. 

 

An effective stormwater management program would protect valuable water resources, and reduce 

flood risk and erosion in the Municipality.  Currently in Growth Management and Growth Reserve Areas, 

through the Subdivision By-law and through some development agreements, developers are required to 

submit a stormwater management plan to the Municipality.  The stormwater management plan shall 

include a drainage plan to address all drainage patterns within the Subdivision area and shall prescribe 

a method for the proper drainage and collection of stormwater based on the full development of the 

site.  The plan shall also include a grading plan to address the conveyance of all surface runoff from 

the developed subdivision area to a stable outlet or established drainage area in accordance with 

Municipal standards.   

 

It is suggested that a policy be added to the Municipal Planning Strategy that requires consideration be 

given to the use of stormwater best management practices, where appropriate, on sites developed by 

development agreement. 

 

One of the issues addressed by the floodplain study related to the Nine Mile River.  CBCL states in their 

document that this river has fewer lakes in its watershed to regulate peak flows, and it is therefore 

more directly impacted by development.  Even though current development levels are low, there is 

already a fair amount of clearing that has occurred, which affects peak flows and peak water levels.  

Since development has the potential to further increase flooding risks in the Nine Mile River and at its 

confluence with the Shubenacadie River, it is recommend that development be very carefully regulated 

to ensure that development does not increase runoff peak flows, but also volumes. 

 

It is suggested that a regulation be developed to require that any subdivisions alongside the Nine Mile 

River be required to submit a Stormwater Management Plan which demonstrates that the development 

will not increase runoff peak flows.  This is considered a reasonable approach to dealing with the issues 

identified by CBCL noted above.  

 

Flood Risk Areas Not Covered by the CBCL floodplain study 

Policy P8-38 of the Municipal Planning Strategy states that: 

 

“In reference to lands abutting the Sackville, Shubenacadie, and Nine Mile Rivers zoned as 

either Single Unit Dwelling (R1) or Rural Use (R4), and where there is no detailed floodplain 

mapping, Council shall require a separate distance of 100 feet between the nearest normal 

river bank and any permanent structural development for the purpose of floodway and water 

quality protection and stormwater drainage” 

 

This hasn’t been undertaken individually for the R1 or R4 zones but watercourses which are not 

covered by the Floodplain Mapping Study which includes, amongst others, the Sackville River and 

sections of the Nine Mile River and Shubenacadie River, are protected with the Watercourse Greenbelt 
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(WG) Zone.  The WG zone is generally established within 100 feet of the river.  The policy goal of the 

WG zone is “Council recognizes the beneficial nature of maintaining vegetated riparian buffers around 

watercourses.  Council is committed to establishing greenbelts to protect and enhance water quality, 

to control sedimentation and erosion, and to maintain East Hants’ rural character.”   The additional 

benefit of the WG zone is that it provides the floodway protection and stormwater drainage as 

suggested by policy P8-38 (noted above).  Moving forward it is suggested that a similar approach be 

taken in the new MPS and LUB.  This would provide some level of protection for properties adjacent to 

rivers in areas which have not been included in the floodplain mapping study.    

 

Proposed Policy Approach 

Much of the proposed policy approach has been previously considered by Council.  For the sake of 

clarity all of the proposed changes, including those already discussed by Council, are listed below: 

 Amend the extents of the High Risk Floodplain and the Moderate Risk Floodplain so that they 

correspond to the most recent floodlines as provided by CBCL in 2013; and 

 

 Convert the Moderate Risk Floodplain (MF) Zone to an overlay zone; and   

 

 Develop overlay zoning requirements to apply to properties within the overlay Zone, in addition 

to the requirements of the underlying zoning.  Overlay zoning requirements are suggested to 

include regulations regarding floodproofing and altering land levels; and  

 

 Carry out the most appropriate zoning amendments for the Moderate Risk Floodplain area to 

apply to the underlying zones, in accordance with this report; and 

 

 Policy be added to the Municipal Planning Strategy that requires consideration be given to the 

use of stormwater best management practices, where appropriate, on sites developed by 

development agreement;  

 

 regulation be developed to require that any subdivisions alongside the Nine Mile River be 

required to submit a Stormwater Management Plan which demonstrates that the development 

will not increase runoff peak flows; and   

 

 Develop a zone similar to the Watercourse Greenbelt (WG) Zone. 

 

 

 


