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Summary 
The Municipality has received an application from Armco Capital Inc. to amend the Municipal Planning Strategy 
and Land Use Bylaw and to enter into a development agreement for a mixed use master planned development, 
including a mixture of low, medium and high density residential development; a mixed use centre; and open 
space.  Between 1,925 and 2,205 residential units are proposed. There are seven (7) properties under 
consideration through this application.   

A public information for the application was held on April 9, 2019. Notes from the meeting have been attached 
as Appendix B.  

As the next step in the process, staff are recommending first reading is given to the MPS and LUB mapping 
amendments so that questionnaires may be mailed to residents within 500 m of the subject lands.   

 

Financial Impact Statement 
Discussion of the financial impacts resulting from the development of this site is a complex issue as it would 
involve costs for the municipality in terms of long term infrastructure maintenance but there are also revenue 
considerations from property taxes. Staff will comment further in the final report.  
 
There is no immediate financial impact from the recommendations in this report.  
 

Recommendation 
That Planning Advisory Committee recommend that Council give first reading to an application from Armco 
Capital Inc. to amend the MPS and LUB by changing the designation and zone of PIDs 45089158, 45089760, 
45089778, 45089711, PID 45402260 and a portion of PID 45294592 to Walkable Comprehensive Development 
District (WCDD), to permit Council to consider entering into a development agreement with Armco Capital Inc. 
for the aforementioned PIDs and PID 45239969 to permit a mixed use master planned development.  
 

Alternative Recommendation 
That Planning Advisory Committee recommend that Council authorize staff to mail property owners within 500 
m of the Armco Capital Inc. application site a questionnaire requesting feedback on the application.  
 

Recommended Motion 
Planning Advisory Committee recommend that Council:  

• a give first reading to an application from Armco Capital Inc. to amend the MPS and LUB by 
changing the designation and zone of PIDs 45089158, 45089760, 45089778, 45089711, PID 
45402260 and a portion of PID 45294592 to Walkable Comprehensive Development District 
(WCDD), to permit Council to consider entering into a development agreement with Armco Capital 



Inc. for the aforementioned PIDs and PID 45239969 to permit a mixed use master planned 
development.                                                                                           

 

Background 
Planning staff received an application from Armco Capital Inc. in December of 2018. The application proposes 
to change the Generalized Future Land Use Designation of lands identified as PID 45089158, 45089760, 
45089778, 45089711, 45402260 and a portion of PID 45294592 from Established Residential Neighbourhood (ER) 
Designation to the Walkable Comprehensive Development District (WCDD) and to rezone the same from Two 
Dwelling Unit Residential (R2) Zone to the Walkable Comprehensive Development District (WCDD) Zone. The 
WCDD Zone would enable Municipal Council to consider entering into a development agreement for PID 
45239969 and the properties identified above, to allow for a mixed use master planned development (Wickwire 
Station) including residential, commercial and open space. Between 1,925 and 2,205 residential units are 
proposed.  

An open house and a public information meeting for this application was held on April 9, 2019. Staff are now 
seeking authorization from Council to complete the 500 m questionnaire mail out.   

 

Subject Site 
The subject properties are shown on the map 
to the right and are identified as PID 
45089158, 45239969, 45294592, 45089778, 
45089760, 45089711 and PID 45402260 Highway 
2, Lantz. The total area of the subject 
properties is approximately 212 ha (523 acres).  

Property identified as PID 45239969 is 
currently zoned Walkable Comprehensive 
Development District (WCDD) Zone. Property 
identified as PID 45294592 is split zoned, with 
the majority of the property being zoned 
Walkable Comprehensive Development District 
(WCDD) Zone and a small portion of the 
property zoned Two Dwelling Unit Residential 
(R2) Zone. The remaining PIDs 45089158, 
45089760, 45089778, 45089711 and PID 
45402260 are zoned Two Dwelling Unit 
Residential (R2) Zone.  

Adjacent property uses and zones include the 
Lantz Recreation Society lands zoned Open 
Space (OS), Carolyn’s Way zoned Multiple Unit 
Residential (R3), undeveloped lands zoned 
Townhouse (R2-T), and single and two unit 
dwelling homes zoned Two Dwelling Unit 
Residential (R2) Zone.        

 

 

 



 
 

Development Proposal  
The purpose of this application is to amend the Municipal Planning Strategy and Land Use Bylaw and to enter 
into a development agreement for a mixed use master planned development including a mixture of low, 
medium and high density residential development; a mixed use centre; and open space.  Between 1,925 and 
2,205 residential units are proposed. A concept plan of the proposed development is below and attached as 
Appendix A.  
 

 
 
The concept plan shows a mixture of residential uses including 715 units or 25% of the development low density 
residential (yellow), 700 units or 17% of the development medium density residential development (blue), 450-
700 units or 13% of the development high density residential (pink), 60-90 units or 3% of the development 
mixed use (red: commercial on bottom floor of the apartment buildings), parks and open space (green) to 
account for 29% of the development and roadways to account for 13% of the development. The concept plan 
above is only a concept, changes to the overall plan may occur as the planning application process moves 
forward.  
 



Housing types to be considered as part of 
the application include single unit 
dwellings, two unit dwellings, townhomes, 
garden homes suites, and a maximum of six 
(6) storey apartment buildings. The 
applicant also proposes community 
commercial uses for the ground floor of the 
multiple unit buildings in the mixed-use 
centre area. The East Hants LUB does not define a garden home, therefore, the applicant has provided a 
description of a garden home as per their use in this application. Armco Capital Inc. is envisioning 4-6 unit 
townhouse condo blocks on private driveways as the garden home areas.  

 

Policy Analysis 
Staff have received or are in the process of receiving comments from internal departments and external 
agencies, including but not limited to: Nova Scotia Transportation and Infrastructure Renewal; Chignecto 
Regional Centre for Education; and Nova Scotia Environment.  

A Traffic Impact Study for Wickwire Station has been completed by the developer and has been submitted to 
NSTIR for their review. Comments from NSTIR staff, once available, will be included in future staff reports.  

The Chignecto Regional Centre for Education has decided not to comment on the application. Staff offered to 
meet with the Centre for Education to discuss the application but the offer was declined. Nova Scotia 
Environment has provided their standard comments regarding general requirements related to land 
development. Further NSE consultation will be required as part of the subdivision process, if the application is 
approved. It is standard procedure to consult with NSE as part of a subdivision application.  

The Municipal departments of Infrastructure and Operations, and Parks, Recreation and Culture have provided 
initial comments to the applicant. Consultation is still ongoing between the Municipal departments and the 
developer. Further comments on roads, stormwater management, Municipal services, parks and open space will 
be discussed in future reports as the details are continuing to be worked out. Lantz Fire and Emergency 
Services have provided comments on the application, which are currently being considered by senior staff.  

Not all of the land under consideration for the master planned development is designated and zoned Walkable 
Comprehensive Development District (WCDD); therefore, the lands currently designated Established Residential 
Neighbourhood (ER) Designation and zoned Two Dwelling Unit Residential (R2) Zone require a MPS amendment 
to re-designate and rezone these lands to WCDD. Once the WCDD designation and zone is in place, Council may 
consider entering into a development agreement for the master planned community. This MPS amendment and 
development agreement will be processed and considered together; however, the development agreement will 
be contingent on the MPS amendments being approved.  The following policies allow Council to consider the 
Armco Capital Inc. application:  

Policy UD32 – Permits Council to consider the enactment of the Walkable Comprehensive Development District 
(WCDD) provisions for “Lands of Armco Developments Ltd., Lantz. Lands of approximately 159 ha at the 
northeast end of the district of Lantz between Highway 102 and Highway 2.” The policy was put in place 
during the 2016 plan review but did not capture all of the land owned by Armco at the time. Therefore, the 
application simply extends the WCDD designation and zone of the Armco owned lands to allow for a more 
comprehensive master planned community. As per the policy, such a development should be conducive to 
active transportation through human-scaled developments designed to create visual interest at street level. 
WCDD designations and zones also encourage the use of alternative street design and new urbanism principles.  

Policy IM10 – Permits Council to consider private applications to amend the MPS where the proposed 
amendments are in the best interest of the Municipality.  

Garden Homes 



Policy IM12 – Permits Council to consider map amendments to the MPS as a request for a comprehensive 
development district that is not already designated as such; and the intent of the MPS could be met through 
the proposal.  

The aforementioned policies support the request by Armco Capital Inc. to change the Generalized Future Land 
Use Designation of lands identified as PID 45089158, 45089760, 45089778, 45089711, 45402260 and a portion of 
PID 45294592 from Established Residential Neighbourhood (ER) Designation to the Walkable Comprehensive 
Development District (WCDD) and to rezone the same from Two Dwelling Unit Residential (R2) Zone to the 
Walkable Comprehensive Development District (WCDD) Zone. Planning staff feel that changing the identified 
PIDs to the WCDD would be the best planning tool to use to achieve the most desirable overall design and use 
of the Armco Capital lands for the developer, Municipality and the public.  

As the application progresses, staff will continue to review the WCDD policies that allow Council to consider 
entering into a development agreement to permit the proposed Wickwire Station development.  

 

Public Participation 
Planning staff will comply with Public Participation Policies of the Municipal Planning Strategy when processing 
this application. An advertisement outlining the application and indicating that it had been received and was 
under review by staff was placed in the Weekly Press on January 16, 2019. A Public Information Meeting (PIM) 
and an open house for the application was held at the Lloyd E. Matheson Centre on April 9, 2019. Notes from 
the meeting and emailed comments have been attached as Appendix B. 
 
At their March 2019 meeting, Council directed Planning staff to consult residents within 500 m of the 
application site, which is greater than the buffer of 300 m identified in the MPS policies. Staff will continue to 
use the 500 m buffer for the remaining consultation requirements. In order to move forward with the 
community consultation process, Policy CE16 requires that first reading is given to the proposed MPS and LUB 
amendments; therefore, staff are recommending that first reading is given to the proposed Armco Capital Inc. 
MPS and LUB mapping amendments so that a questionnaire can be sent to each property owner within 500 m of 
the subject lands. The questionnaires seek the property owner’s comments on the application. Staff will be 
preparing, at minimum, two additional reports for PAC that will further consider traffic, parks and open space, 
servicing, stormwater management and other planning matters. The reports will include the returned 
questionnaires.   
 
If PAC is not prepared to move forward with first reading of the MPS and LUB mapping amendments, staff has 
prepared an alternative recommendation that would authorize Planning staff to proceed with the questionnaire 
mail out without giving first reading to the amendments. Community input on the Armco Capital Inc. 
application is key in preparing future staff reports and preparing the draft development agreement. As 
indicated previously, the 500 m buffer would be used for the mail out.  
 
 

Conclusion 
Planning staff will continue to review the application by Armco Capital Inc. for a master planned community in 
Lantz (Wickwire Station). This report outlines the development proposal to date and requests that first reading 
is given to the MPS and LUB mapping amendments so that Planning staff may mail out a questionnaire to 
property owners within 500 m of the subject properties. At minimum, PAC will receive two additional reports 
regarding the application that will consider traffic, parks and open space, servicing, stormwater management 
and other planning matters. Alternatively, PAC may recommend to authorize Planning staff to mail out a 
questionnaire to property owners and wait for further information on the application before proceeding to first 
reading of the MPS and LUB mapping amendments.  
 
 



 

Recommendation 
That Planning Advisory Committee recommend that Council give first reading to an application from Armco 
Capital Inc. to amend the MPS and LUB by changing the designation and zone of PIDs 45089158, 45089760, 
45089778, 45089711, PID 45402260 and a portion of PID 45294592 to Walkable Comprehensive Development 
District (WCDD), to permit Council to consider entering into a development agreement with Armco Capital Inc. 
for the aforementioned PIDs and PID 45239969 to permit a mixed use master planned development.  
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Appendix A – Armco Capital Inc. Concept Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





Appendix B – April 9, 2019 - Public Information Meeting Notes & Public Feedback 
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PIM Meeting Notes 

Public Information Meeting 

Armco Capital Inc. Application 

 April 9, 2019 
Council Chambers 

PAC Members in Attendance:  Warden Smith, Councillor Hebb, Councillor Roulston, Councillor Dixon, Councillor Smith, 

Councillor MacInnis, Councillor King, Councillor Greene, Councillor Perry, Councillor Moussa, Councillor Rhyno, Brad 

Hodgins, and John VandeRiet 

Staff in Attendance: Debbie Uloth, John Woodford, Fred Whynot 

Staff Presentation – Debbie Uloth, Project Planner 

Armco Presentation – Chris Markides, Armco  

General Questions and Comments:  

• Comment regarding flooding at 6 Robert Scott Drive due to past sidewalk construction. Property owner indicated

that he raised backyard by 4 ft.

• Statement made that the CN culvert half submerged in water.

• Statement made that other residents of Robert Scott Drive at risk of flooding.

• Worried about possible water problems if development proceeds.

• Glen Woodford comments: Recognized that stormwater was a concern for residents. Indicated that the pre and

post development flows have to be the same. No new water issues will be added to the problem area. Nova Scotia

Environment requires detailed design as part of the subdivision process which will be required with each phase of

the development.

• Councillor Comments:

o CN culvert issue of capacity – bigger issue in future.

o How do you make sure post development doesn’t make it any worse. Need to protect people who have

already made investment in a lot.

o Why wasn’t residents’ concerns answered before?

o How will the spirit and intent of the agreement be honoured?

o What would bring the development agreement back to Council?

o Is it a 15-20 year project? When will Armco start?

o School infrastructure is impacted.

o When will the open space and park land be developed?

o Who pays for parks?

o Are the green spaces dedicated to the Municipality?

o Highway 102 buffer is important.

o Access from Highway 2 to development is public?



From:
To:
Cc:
Subject:
Date:

Harold Mac Neil

Harold MacNeil; Debbie Uloth
East Hants Development Wickwire Station 
Wednesday, April 03, 2019 11:29:59 AM

Good day, I would like to compliment you on your plan for Wickwire Station in Lantz.
I have three suggestions that I hope you would consider:

1. I have recently installed Solar Panels on my house. I would encourage your design team too
take full advantage of potential this Green Initiative and the plans presently offered by
Efficiency Nova Scotia.  The design and orientation of the roofs : both pitch, size and exposure
to the full potential of utilizing solar potential.  It would also be a good common theme and
selling feature for your Wickwire Station community in Lantz. The many GABLES that are for
looks but have limited functionality are a hinderance to solar panel installation and getting the
greatest return on investment.

2. Is there a plan to install any Windmills either on site or remotely that Wickwire Station
could utilize to be a community paid revenue generation project and to lessen the cost of
electricity in homes.  I would love to buy into or be part of such an initiative if I was moving
into a new community.

3. I have children who live in Alberta and if you would model your plans for the trails as in
Medicine Hat or Lethbridge I believe you would greatly add to the functionality of the
community trails and the complete living experience in Wickwire Station.

I am out of country for the 9 April meeting or else would definitely attend your community 
presentation.

Thank you for your time.

Harold MacNeil,  Lantz

________________________________________________________________________ 
Verified virus free by MessageLabs
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