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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 higher density residential development; a mixed-use centre; and open 
space. A maximum of 2,205 residential units are proposed. There are seven (7) properties under consideration 
through this application.   

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

First reading of the Municipal Planning Strategy (MPS) and Land Use Bylaw (LUB) amendments occurred at the 
May 22, 2019 meeting of Council. Initial consideration of the development agreement took place at the 
September 25, 2019 meeting of Council. 

Planning staff presented a supplemental report on stormwater management for both proposed Lantz 
developments (Armco Capital Inc. and The Shaw Group Ltd.) at the June 2019 meeting of PAC. A presentation 
by senior staff on the fiscal impact of the two proposed Lantz developments was given at the October 2019 
meeting of Corporate and Residential Services. The public hearing for the Armco Capital Inc. application has 
been scheduled for February 26, 2020.  

Financial Impact Statement 
A presentation from the CAO and Municipal Directors regarding the fiscal impact of the proposed Armco Capital 
Inc. development was given at the October 2019 meeting of Corporate & Residential Services. The presentation 
and the spreadsheet have been attached as Appendix D. Results of fiscal impact analysis are positive and will 
be discussed further in staff’s report.  

Recommendation 
That Planning Advisory Committee recommend that Council give second reading and approve an application 
from Armco Capital Inc. to amend the MPS and LUB and give final consideration and approve entering into a 
development agreement, as outlined in this report. 

Recommended Motion 
1. That Planning Advisory Committee recommend that Council:

 give second reading and approve 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.



 

 

 
And 
 

2. That Planning Advisory Committee recommend that Council: 
 give final consideration and approve entering into a development agreement with Armco 

Capital Inc. for lands identified as PID 45089158, 45239969, 45294592, 45089778, 45089760, 
45089711 and PID 45402260 Highway 2, Lantz to permit a mixed-use master planned 
development, signed within one year of Council’s approval, and contingent upon Council’s 
approval of the MPS and LUB mapping amendments being approved by the Minister of 
Municipal Affairs.  

  
    

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                               



 

 

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 aforementioned properties, to allow for a mixed-use master planned development including 
residential, commercial and open space. A maximum of 2,205 residential units are proposed.  

An open house and a public information meeting for this application was held on April 9, 2019. First reading of 
the MPS and LUB mapping amendments was given at the May 2019 meeting of Council. A questionnaire was 
mailed out and the responses are available for PAC to review. Initial consideration of the draft development 
agreement was given at the September 2019 meeting of Council.  

Municipal staff have also presented supplemental reports regarding stormwater management and fiscal impacts 
of the proposed Lantz developments.  

 

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 higher density residential development; a mixed-use centre; and open space.  A maximum of 
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 approximately 715 units or 53 hectares of the 
development as low density residential (yellow); 700 units or 35 hectares of the development as medium 
density residential development (blue); 450-700 units or 26 hectares of the development as high density 
residential (pink); 60-90 units or 7 hectares of the development as mixed-use (red); public park land  to 
account for approximately 11 hectares of the development; and buffer/conservation area to account for 
approximately 48 hectares.  
 
Housing types to be considered as part of 
the application include single unit 
dwellings, two unit dwellings, townhomes, 
and a maximum of six (6) storey apartment 
buildings. The applicant also proposes local 
commercial uses for the multiple unit 
buildings in the mixed-use centre area. As Cluster Townhouse Example  



 

 

an alternative option, live/work townhouse development is also permitted in the mixed-use area. In the higher 
density areas, Armco Capital Inc. is envisioning, either apartment buildings (a maximum of 6 habitable stories) 
or cluster townhouses (similar to other developments in Lantz). 

Site Design 
Elements of the site design to be contained within in the development agreement include but are not limited 
to:  

 Street trees planted on both sides of the street.  
 To allow for a variety of housing styles and price points, a minimum frontage of 10.4 m and 

minimum lot area of 316 m2 has been proposed for single unit dwelling lots with a minimum 
setback of 1.8 m from the side property line. The photo below is an example of an Armco Capital 
Inc. development using these lot provisions.  

 
 For semi-detached properties the frontage is not proposed to be changed; however, a 1.8 m 

setback from the side property line has been requested.  
 Multiple unit buildings and mixed-use buildings are proposed to be a maximum of six (6) habitable 

storeys, not including underground parking.  
 Driveways for townhouse units will be required to be twinned/paired where possible or a minimum 

of 6 m apart.   
 A variety of townhouse designs are proposed to be enabled through the development agreement, 

including on-street townhouses, stacked townhouses, cluster townhouses, live/work townhouses 
and podium townhouses/multiple unit buildings. Podium townhouses are the only dwelling unit 
style not currently defined by the LUB.  

 The concept plan has no cul-de-sacs, as per the policies in the Official Community Plan, the street 
pattern makes connections to neighbouring lands to allow for future development of these lands. 

 Buffer/conservation areas are to be taken over by the Municipality, to help ensure that the 
stormwater management plan and stormwater management ponds work as designed.   

A phasing plan for the development has been provided by the applicant (located on the concept plan). Included 
as part of the draft development agreement, is the order in which the development is proposed to be built-out.  

Parking has been identified as an area of importance for Municipal Council. If the proposed lands were being 
developed in accordance with the LUB, each single unit dwelling, two unit dwelling, and townhouse 
development with six (6) units or less would require only one parking stall per each unit. However, since the 
development is being considered by development agreement, Planning staff have required, through the 
development agreement, that these units shall have two parking stalls for each single unit dwelling and each 
semi-detached dwelling unit. Townhouse units are also required to have two (2) parking stalls, though one of 
the parking stalls may be located in an attached garage. Parking requirements for multiple unit dwellings will 



 

 

be considered through the parking provisions of the LUB, as amended, and will require 1.5 parking stalls per 
unit. If Council decides to amend the parking provisions of the LUB, the developer will be required to follow 
the amended LUB parking provisions for any Building Permits issued for multiple unit buildings after the 
amendments are approved.  

Policy Analysis 
Staff have received 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.  

Traffic Study 
A Traffic Impact Study for the Armco development has been completed by the developer and has been included 
with staff’s report for PAC’s review. Comments from NSTIR, included a request to have the developer complete 
a sensitivity analysis for the development, which has been completed. Results of the sensitivity analysis have 
been reviewed by NSTIR, and the following provisions have been added to the draft development agreement in 
regards to road infrastructure requirements:  

4.10 An initial intersection configuration that includes a left turn lane into the south access from 
Trunk 2 and separate left and right turning lanes from the south access onto Trunk 2 is 
required for the South Intersection. The final design for this intersection must be approved by 
Nova Scotia Transportation and Infrastructure Renewal prior to the first Development Permit 
being issued within the subject Lands. 
 
The Developer shall supply Nova Scotia Transportation and Infrastructure Renewal an 
acceptable roundabout design once 1400 units are constructed. No more than 1700 units shall 
be approved for construction until the South Intersection roundabout is completed and open 
to traffic.  
 
The creation of ROW plans and acquisition of properties required for the interim and final 
intersection configurations are the responsibility of the Developer. Ownership of these lands 
will be transferred to Nova Scotia Transportation and Infrastructure Renewal after the 
construction, commissioning, and approval of the intersections. 

 
 
4.11 The Developer shall construct the intersection improvements for the north access from Trunk 

2 as identified in the Traffic Impact Study Wickwire Station (WSP, April 2019) prior to the 
start of construction of residential properties beyond 300 dwelling units as noted in Clause 
4.2.  

 
The creation of ROW plans and acquisition of properties required for the interim and final 
intersection configurations are the responsibility of the Developer.  Ownership of these lands 
will be transferred to Nova Scotia Transportation and Infrastructure Renewal after the 
construction, commissioning, and approval of the intersections. 

 

In addition, a provision has been added to the draft development agreement that NSTIR approval will be 
required at each phase of the development. 

The Traffic Impact Study and the Sensitivity Analysis have been posted to Council Chambers Online for PAC 
members to review.  

 



 

 

 
Infrastructure 
The Municipal Department of Infrastructure and Operations has commented that sewer and water servicing will 
be subject to capacity at the time of Tentative Plan of Subdivision approval, for each phase of the 
development. Cross sections of the proposed roads to be constructed as part of the development have been 
reviewed by Engineering staff and are acceptable. Proposed cross sections have been attached as Appendix C.  

Stormwater management ponds will be constructed in accordance with HRM standards such that they will not 
require fencing. Planning staff prepared a supplemental report regarding stormwater management that was 
presented at the June 2019 meeting of PAC. The report outlined the role of stormwater management plans 
through the development agreement process, and provided details on the Municipality’s legal position in 
regards to the plans. The report also discussed existing flood problems in the community. No issues were raised 
by PAC members at the presentation. Infrastructure and Operations have reviewed the Preliminary Stormwater 
Management Plan, Revision 3, submitted with the Preliminary Municipal Servicing Review, dated June 26, 2019 
and received by I/O circa September 2019, and find it to be acceptable subject to detailed design and 
minimizing off-street (backyard) catch basins.  

Open Space 
Parks, Recreation and Culture have finalized negotiations with the developer for the open space contributions 
for the proposed development. There are five main recreation and/or open space elements of the plan.  

1. An active transportation trail has been included with the road cross section of the urban minor 
collector road as indicated by the green dashed line on the concept plan. The active transportation 
trail is proposed to be constructed of asphalt and shall be 3 m wide to allow walking, cycling, 
skateboarding, etc.  

2. A trail is proposed to be located along Barney’s Brook. It will connect with the urban minor collector. 
Together the active transportation trail and the nature trail will create an approx. 3 km loop. A 
proposed cross section of the trail has been attached as Appendix C.  

3. A 4 hectare park (including the trail area) shall be located along Barney’s Brook as identified on the 
concept plan. The active transportation trail and nature trail will connect with the park. Detailed 
design of the park will be undertaken at a future date. Municipal staff feel that a natural playground 
mixed with traditional playground elements would work well at this location. Staff feel that the park 
should be a destination park for the entire Corridor, a natural playground provides an opportunity to 
create a recreation space that has not been developed in the community to date. The proposed park 
area provides enough land to consider many options at the time of park design.  

4. A minimum 0.4 hectare plaza is proposed for the mixed-use centre. The plaza is to be integrated with 
surrounding buildings, to create an area where commercial uses (such as coffee shops, bakeries, 
restaurants, etc.) take advantage of the space to encourage commercial activity. Detailed design of 
the plaza will take place at a future date and may include a spray feature and a playground. The 
development agreement stipulates that the plaza shall be located as to benefit from passive solar 
placement and that it will have a minimum of 30 m of frontage.    

5. An open space land dedication area of 0.59 hectares is still to be determined. Additional land may be 
added onto the trail width or onto the plaza area. As detailed surveying of the lands are completed, 
staff will have a better idea of where the extra open space should be placed.   

Development of the open space elements will be funded through a cash-in-lieu or work-in-kind portion of the 
open space requirements. The cash-in-lieu of open space, or work-in-kind, or a combination of both, is equal to 
3.42% at time of endorsement of approval of a final plan of subdivision for each phase of the development. If 
the developer completes the development as proposed, the estimated total value of 3.42% of the development 
is $1.9 million. These funds are intended to be used to support the development of open space amenities that 
benefit the development.  

 



 

 

Chignecto Regional Centre for Education 
Municipal staff have met with staff at the Chignecto Central Regional Centre for Education (CCRCE) regarding 
the two large WCDD applications, Armco Capital Inc. and The Shaw Group Ltd. Staff at the CCRCE have 
explained their process for dealing with student numbers and also some information around school capacity in 
the Lantz area. Two of the elementary schools (Maple Ridge Elementary and the Elmsdale Elementary School) 
in the Corridor area have been designed to be expanded with additional classrooms, if needed. CCRCE monitor 
student numbers annually, which enables them to deal with increases in student enrollment fairly quickly, 
which may include adding new classrooms to the Lantz and Elmsdale elementary schools and adjusting school 
boundaries. The Regional Centre for Education have explained that they cannot commit to capacity until they 
see the need for it. With the exception of the Elmsdale Elementary School, there is capacity in the elementary 
schools in the corridor area, Maple Ridge Elementary and Enfield District Elementary are both at 67% capacity. 
CCRCE also explained that there is capacity at the Riverside Education Centre and the Hants East High School. 
 
CCRCE has indicated that they do not want to influence development application and that they want to remain 
neutral, which is why, they generally do not comment on development applications.  
 
Fire Services 
Lantz Fire and Emergency Services have provided comments on the application. In relation to the Armco 
Capital Inc. development and The Shaw Group Limited development, the fire department has requested that 
consideration be given to how the increase in residency in the community of Lantz will impact fire service. As 
the population grows there will be an increase to call volume, requiring the department to grow in personnel, 
equipment, vehicles and facilities to the demand of an expanded population and community.  

As part of the fiscal impact analysis for the two developments in Lantz, the fire levy was approximated if full 
build out of the Armco Capital Inc. and The Shaw Group Ltd. lands occurred. Lantz Fire and Emergency Services 
should receive an additional $564,718 per year from the Armco development and an extra $377,053 for The 
Shaw Group development if the fire levy is maintained at the current percentage. Below is a breakdown for 
Lantz fire services from the Fiscal Impact Presentation:  

  

Staff feel that this is a significant increase to the current fire levy and that the extra revenue should help to 
ease some of the concerns identified by the fire services.  

 
 



 

 

Nova Scotia Environment 
Nova Scotia Environment (NSE) has provided their standard comments regarding general requirements related 
to land development. If the draft development agreement is approved, NSE will be asked to comment on the 
detailed stormwater management plans at time of tentative plan of subdivision, for each phase of the 
development. NSE requires that pre and post development flows be balanced in accordance with their 
regulations. In addition, the developer will have to work with NSE and follow all NSE regulations in regards to 
alteration of wetlands.  
 
Fiscal Impact Analysis 
At the October 2019 meeting of Corporate and Residential Services, the CAO and the Directors of Planning and 
Development, Infrastructure and Operations, and Parks, Recreation and Culture presented the fiscal impact 
analysis for the proposals from Armco Capital Inc. and The Shaw Group Limited. The presentation and 
spreadsheets from the October meeting have been included on Council Chambers Online.  

In accordance with the work completed by the Municipal Department of Finance, the Armco application will 
provide the Municipality with a financial benefit of approximately $1,088,804.63, if all 2,205 dwelling units are 
constructed. Also, of note in the breakdown of taxes for the application, Lantz Fire and Emergency Services 
should receive an additional fire levy of $564,718 per year from taxes once the development is complete, to 
help provide fire and emergency services. The East Hants Sportsplex levy would raise an additional $121,011 of 
revenue annually from the Armco development to put towards the Sportsplex debt repayment. 

Municipal staffing has also been taken into consideration as part of the financial impact analysis, $340,231 in 
staffing costs will come from the revenue of both developments. As a result, there will be a net total revenue 
of $2,262,395 from both developments. In short, if completely built-out, at 2019 tax rates the Armco Capital 
Inc. development is expected to generate $4,850,521.80 per year minus the total cost of providing services to 
the proposed development per year of $3,665,673.85, which equals a financial benefit to the Municipality of 
$1,088,804.63. In accordance with the results of the fiscal impact analysis, Senior Municipal staff feel that we 
can accommodate the development of the Armco Capital Inc. lands and that the development of these lands 
will have a positive impact on revenue for the Municipality.  

Density 
In order to provide an idea of the density that can be expected with the development of the Armco Capital Inc. 
lands, Planning staff have compared density in other developments in the Corridor. There are approximately 
212 hectares and a maximum of 2,205 dwelling units under consideration as part of the Armco development 
application, which provides for a density calculation of 10 dwelling units per hectare at maximum build-out.  

In comparison, Elmwood subdivision has a density of 8 dwelling units per hectare, Concorde Way has a density 
of 40 dwelling units per hectare, and the area between Donaldson Avenue and John Murray Drive has a density 
of 27 dwelling units per hectare. Although the Armco application is a large application, the overall density of 
the development is less than other parts of the Corridor. Part of this is due to the fact that approximately 48 
hectares of land is being preserved for buffer/conservation areas in the Armco application. There will be areas 
within the proposed development where the density will be greater than 10 dwelling units per hectare, thereby 
allowing for conservation areas to be maintained in other parts of the development. In other words, by 
concentrating development in particular areas more land may be preserved for buffer/conservation purposes.   

MPS Policies 
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 are in place, Council 
may consider entering into a development agreement for the master planned community. 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 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.  

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 designation and zone is the best planning tool to use to achieve the most desirable overall 
design and use of the Armco Capital Inc. lands. 

 

Public Participation 
Planning staff have complied with the Public Participation Policies of the Municipal Planning Strategy. 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. A questionnaire was mailed to all property owners within 500 
metres of the subject property. Questionnaire responses have been provided to Planning Advisory Committee 
and Council for their review.  
 
Concerns highlighted include:  

 Whether there is sufficient water and wastewater capacity to support the development.  
 Possibility of transient population in rental units. 
 Fear the taxes will be increased.  
 Concerns regarding stormwater management and flooding.  
 Concerns regarding the impact on the natural environment.  
 Too much traffic and congestion.  
 Fear the property values will be impacted.  
 Will recreational facilities be able to handle the increased population?  
 What is the phasing for the development?  
 Concerns that the schools will be overcrowded.  
 Lower income housing may affect property values.  
 Will public transit be considered?  

 
Positive highlights include:  

 Good street layout.  
 There are several choices for dwelling types.  



 

 

 Retail uses will be included in the development. 
 Would like to see doctor’s office, restaurants and a bar/wine bar.  
 Would like to see the developer and builders use green initiatives and green power.  
 Would like to see homes for seniors.  
 The project has lots of community parks and paths 
 Lots of walking trails for summer and winter activities.  
 Support development if turning lane into development is constructed.  
 Concept plan is good.  

 
Many of the public’s comments have been addressed under the Policy Analysis section of the staff report. In 
regards to property value concerns, Planning staff do not take into consideration whether a development may 
increase or decrease the value of neighbouring property uses.  
 
In order to provide staff with time to make amendments to the draft development agreement, if directed to do 
so by PAC, the public hearing has been staggered by one month after the final presentation to PAC. Therefore, 
this final report to PAC will be presented in January and the public hearing will be scheduled for February 26, 
2020. A notice advising the public of the February 26, 2020 hearing will be placed in the February 12th and 19th 
editions of the Chronicle Herald for two consecutive weeks prior to the hearing. As well, the date and time of 
the public hearing will be mailed out to all property owners within 500 m of the subject property. 
 
 

Conclusion 
Council’s goal for the WCDD designation and zone is to “establish an avenue for the consideration of relatively 
large scale mixed use and phased development proposals using the Comprehensive Development District tool. 
These developments should create a development conducive to active transportation through human-scaled 
developments designed to create visual interest at street level. Developments are also permitted and 
encourage to use creativity through alternate roadway standards and new urbanism development principles.” 
 
Armco Capital Inc. has demonstrated a commitment to this goal by submitting a proposal that encourages 
walkability and active transportation. Connections are proposed to be made to neighbouring undeveloped lands 
to encourage future connectivity and to help ensure the idea of the Corridor Connector Trail is realized. New 
urbanism development principles have been incorporated in the development agreement by providing a variety 
of land uses, including residential, commercial, and open space uses. In addition, residential development is 
proposed to be comprised of varying densities and housing types, as described by Policy UD31 of the MPS.  
 
Approximately 48 hectares of conservation/buffer lands have been identified through the WCDD process, lands 
that might have otherwise been developed through as-of-right development. Allowance for smaller lot 
standards and six (6) storey apartment buildings has allowed for these lands to be conserved.  
 
Open space is another area where Armco and Municipal staff have worked hard to create parkland, trails and 
active transportation routes that will not only benefit the development but will also benefit the entire Lantz 
area. Unlike older open space parcels, the proposed parks will have large frontages (min. 30 m) and will be 
connected to the larger community by sidewalks. Placement of the park parcels encourages community use.  
 
Planning staff have completed their review of the application by Armco Capital Inc. for a master planned 
community in Lantz. The Armco Capital Inc. proposal has been evaluated using all applicable policies in the 
Municipal Planning Strategy. Based on this evaluation, staff find the proposed development consistent with the 
spirit and intent of the Municipal Planning Strategy and recommend approval.   
 
 



 

 

 

Recommendation 
That Planning Advisory Committee recommend that Council give second reading and approve an application 
from Armco Capital Inc. to amend the MPS and LUB and give final consideration and approve entering into a 
development agreement, as outlined in this report. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Appendix A – Armco Capital Inc. Concept Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

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

 



 

 

Appendix C – Cross Sections for Roads and Typical Stormwater Management Pond Detail 
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Appendix D – Policy Analysis 
 
Policy  Comments 
MPS Amendment Criteria 
 
IM12    Council shall consider map 

amendments to this Strategy when:  
 

a) A request is received for a zoning 
amendment that is not consistent 
with this Strategy’s maps, but is 
consistent with the intent of this 
Strategy. 

b) Where the boundaries of the 
comprehensively planning area are 
altered. 

c) Where a request for a 
comprehensive development district 
is made and it is not already 
designated as such; and studies show 
that the intent of the Strategy could 
be met through said proposal.  

d) The boundaries of the planning area 
are altered. 

e) Housekeeping amendments are 
warranted. 

 

Planning staff do not feel that expanding the Walkable Comprehensive 
Development District (WCDD) for lands owned by Armco Capital Inc. and 
adjacent to lands already designated WCDD will negatively impact the 
community of Lantz. In accordance with policy IM12a) and IM12c), 
Armco Capital Inc. has demonstrated that by expanding the WCDD 
designation a more comprehensive development may be designed, 
which considers open space (trails, active transportation, and parks), 
road networks, stormwater management, and how Municipal services 
are provided. Comprehensive developments also allow the Municipality 
to plan for this growth and it allows the Municipality to identify the 
future fiscal impact of such a development. Planning staff feel that 
WCDDs lead to better community design than as-of-right development 
and it also allows the public to comment on the design of the 
development; whereas, there is no procedure to allow for public input 
for as-of-right development. In conclusion, Planning staff feel that 
designating the subject lands not currently designated as WCDD is a 
positive move in designing and developing a neighbourhood of this scale.  

Land Use Bylaw Amendment Criteria  
 
IM13      It shall be the policy of Council to 

consider amendments to the Land 
Use Bylaw provided the amendment 
is consistent with the intent of the 
Municipal Planning Strategy.  

 

The applicant is seeking an amendment to the Municipal Planning 
Strategy. A request for rezoning is being sought concurrently.  

IM14      It shall be the policy of Council to 
consider an application for 
amendment to the Land Use Bylaw 
only if the application has identified 
a proposed use for the property. 
Council shall give consideration to 
both the proposed use and to the 
impact of other uses permitted in 
the requested zone. 

 

The applicant has identified the proposed use of the property. The 
applicant is proposing to expand the Walkable Comprehensive 
Development District (WCDD) Designation and Zone so that Council may 
consider a complete community that considers open space, street 
design, Municipal services and much more. A concept plan, application 
letter stating the number and type of dwelling units, servicing plan, 
preliminary stormwater management plan, and traffic impact study and 
traffic analysis document have been submitted to reviewing agencies, 
Municipal staff, and Council for their review. Comments from reviewing 
agencies have been received and inform this final report. 
 

IM15      It shall be the policy of Council to 
consider an application for 
amendment to the Land Use Bylaw 
only if the site meets all of the lot 
size and zone standards for the zone 
sought. 

 

As identified in the staff report, the WCDD designation and zone allow 
Council to consider many different land uses and lot size requirements 
through the use of a development agreement. WCDD designation and 
zone does not have a minimum lot standard.   

IM16      Council shall consider the Land Use 
Bylaw Amendments within the 
applicable Generalized Future Land 
Use designation as subject to the 
policies of this Strategy 

 

This LUB amendment is enabled by Policy IM12 as outlined in the 
Municipal Planning Strategy.  

  



 

 

IM17 Council shall, in considering 
 amendments to the Land Use Bylaw, 
 in addition to all other criteria as set 
 out in the policies of this Strategy, 
 have regard for the following 
 matters: 
 
 

a) Whether the proposed development 
is in conformance with the intent of 
this Strategy and with the 
requirements of all other Municipal 
Bylaws and regulations as applicable 
matters.  

 

Yes, the application is enabled by Policy IM12 of the Municipal Planning 
Strategy.  

 
b) Whether Planning Staff have 

initiated a review of this Strategy, or 
any of the Official Community Plan 
documents.  

 

The application was put forward by the developer. Planning Staff did 
not initiate the review.   

 
IM18 Council shall consider if the proposal 
 is premature or inappropriate by 
 reason of:  
 

 

 
a) The financial capability of the 

Municipality to absorb any costs 
relating to the development.  

 

According to the fiscal impact analysis completed by the Finance 
Department, at complete build out the Armco development is expected 
to bring a financial benefit to the Municipality of over a $1 million 
annually.  
 

 
b) The adequacy of municipally 

approved water and wastewater 
services or if services are not 
provided, the adequacy of physical 
site conditions for private on-site 
septic and water system. Council 
shall consider comments from the 
Municipal Infrastructure and 
Operations Department or Nova 
Scotia Environment as applicable.  

 

The applicant has submitted a Preliminary Municipal Servicing Review 
for the Municipal Engineers to review. Capacity will be determined at 
each phase of the development and the subdivision approval will not be 
granted unless the Municipal Engineer is satisfied that existing Municipal 
service systems have sufficient capacity or there is an agreement in 
place to provide such capacity. Municipal water, wastewater and 
stormwater systems shall conform to Municipal standards.  

 
c) The adequacy and proximity of 

school, recreation, and any other 
community facilities. Council shall 
consider comments from Municipal 
departments and the appropriate 
School Board as applicable.  

 

 
Due to the scale of the proposed development, the Parks, Recreation 
and Culture Department have been working with Armco Capital Inc. to 
create an open space network that will encourage active transportation 
and the use of two new proposed parks as part of the development. 
Proposed new opens space facilities will include:  

1. An active transportation trail is proposed to be constructed of 
asphalt and shall be 3 m wide to allow walking, cycling, 
skateboarding, etc., to be located in the road ROW.   

2. A trail constructed of crusher dust will be located along 
Barney’s Brook.  

3. A 4 hectare park shall be located along Barney’s Brook as 
identified on the concept plan. The active transportation trail 
and nature trail will connect with the park.  

4. A minimum 0.4 hectare partially hardscaped plaza is proposed 
for the mixed-use centre.  

 
The Chignecto Central Regional Centre for Education (CCRCE) has 
indicated that Maple Ridge Elementary and the Elmsdale Elementary 



 

 

School in the Corridor area have been designed to be expanded with 
additional classrooms, if needed. CCRCE monitor student numbers 
annually which enables them to deal with increases in enrollment fairly 
quickly, which may include adding new classrooms to the Lantz and 
Elmsdale schools and adjusting school boundaries. The Regional Centre 
for Education have explained that they can’t commit to capacity until 
they see the need for it. Except for the Elmsdale Elementary School 
there is capacity in the elementary schools in the corridor area. They 
also indicated that there is capacity at the Riverside Education Centre 
and the Hants East High School. 
 
The application site is adjacent to lands owned by Lantz Recreation 
Society, which has ball fields and a soccer field. 
 

 
d) The potential for significantly 

reducing the continuation of 
agricultural land uses.  

 

Not applicable to the proposed application.  

 
e) The adequacy of existing or 

proposed road networks in, adjacent 
to, or leading to the development 
and ability of the proposed 
development to satisfy applicable 
stopping sight distances. Council 
shall consider comments from the 
appropriate Municipal Engineer 
and/or Nova Scotia Transportation 
and Infrastructure Renewal.  

 

A Traffic Impact Study and a follow-up Sensitivity Analysis for the 
proposed development has been reviewed by Nova Scotia Transportation 
and Infrastructure Renewal (NSTIR). NSTIR have determined the 
following requirements need to be completed:  
 
An initial intersection configuration that includes a left turn lane into 
the south access from Trunk 2 and separate left and right turning lanes 
from the south access onto Trunk 2 is required for the South 
Intersection. The final design for the intersection shall be approved by 
Nova Scotia Transportation and Infrastructure Renewal prior to the 
first Development Permit being issued within the subject Lands. 

 
The Developer shall supply Nova Scotia Transportation and 
Infrastructure Renewal an acceptable roundabout design for the South 
intersection once 1400 dwelling units have received a development 
permit. A maximum of 1700 dwelling units shall receive a development 
permit until the South Intersection roundabout is completed and open 
to traffic.  
 
The Developer shall construct the intersection improvements for the 
north access from Trunk 2 as identified in the Traffic Impact Study 
Wickwire Station (WSP, April 2019) prior to development permit 
approval of residential properties beyond 300 dwelling units  
 
Municipal Engineers have provided their comments on the proposed 
development and they have accepted the street cross-sections 
submitted by the developer for the proposed development. The cross 
sections have been included with the development agreement.  

 
f) The potential for the contamination 

of watercourses or the creation of 
erosion or sedimentation. Council 
shall consider comments from 
relevant Provincial Departments as 
applicable.  

 

 
Mitigation practices during and after construction should follow “Nova 
Scotia Environmental Construction Practice Specifications” and “Erosion 
and Sediment Control Handbook for Construction Sites. 1988.” Erosion 
and sedimentation controls must be in place before construction begins 
if the construction will in any way impact watercourses or create an 
adverse effect to the surrounding environment. Erosion and 
sedimentation controls are the responsibility of the developer. 
 



 

 

 
g) Creating a leap frog, scattered, or 

ribbon development pattern as 
opposed to compact and orderly 
development.  

 

The subject lands for the proposed change in designation and zoning are 
located within the serviceable boundaries. The lands under 
consideration of the mapping MPS and LUB amendments are adjacent to 
existing lands also owned by Armco Capital Inc. that are designated and 
zoned WCDD. In total lands to be considered as part of the WCDD 
development agreement are over 200 hectares. Therefore, the 
development pattern does not create a leap frog or scattered 
development pattern.   
 

 
IM19 Council shall consider if the 
 proposed development is shown on a 
 professionally drawn site plan as 
 being in compliance with the 
 applicable sections of the 
 Subdivision Bylaw, with the following 
 matters of the Land Use Bylaw:  
 

The applicant has provided a concept plan of the proposed 
development. Through the development agreement portion of the 
application the land use requirements will be identified and the 
applicable section, of the Subdivision Bylaw will be followed.  

 
a) Type of use.  

 

The WCDD zone allows Council to consider a variety of land uses through 
the use of a development agreement. In this application, Council is 
considering residential uses (low, medium and higher density), 
commercial and mixed uses, and open space uses.  
  

 
b) Number of buildings.  

 

Number of buildings have not been determined; however, the total 
number of dwelling units is 2,205.  

 
c) Yard setbacks.  

 
 

Yard setbacks will have to comply with the land use provisions identified 
in the proposed development agreement.  

 
d) Height, bulk, stepback 

requirements, and lot coverage of 
any proposed structures.  

 

The height, bulk, setback, and lot coverage requirements will all have 
to comply with the land use provisions identified in the proposed 
development agreement.  

 
e) External appearance of any 

structures where design standards 
are in effect.  

 
 

The external appearance of any structures will have to comply with the 
provisions of the proposed development agreement.   

 
f) Street layout and design.  

 

The street layout will have to generally comply with the concept plan 
submitted by the applicant. Detailed surveying has not been completed, 
minor adjustments may have to be made to the street layout.  
 

 
g) Access to and egress from the site, 

parking.  
 

Access to the Armco Capital Inc. site from Highway 2 will have to 
adhere to the requirements of NSTIR. Details of the NSTIR requirements 
will be included in the proposed development agreement.  
 
In general, parking requirements for high density areas and mixed-use 
areas will have to comply with the requirements of the LUB, as 
amended. Other residential areas will require two parking stalls, one of 
which may be included in a garage for townhouse units. 
 

 
h) Open storage and outdoor display.  

 

 
No commercial open storage or outdoor display is proposed as part of 
the application.  
 

 
i) Signage.  

All LUB regulations will have to be met unless otherwise allowed in the 
proposed development agreement.   



 

 

 
 

j) Similar matters of planning concern.  
 

WCDD zone requires that Council enter into a development agreement 
with the applicant for the proposed use of the lands. Land use 
requirements will be identified in the proposed development 
agreement.  
 

 
IM20 Council shall consider the  suitability 
 of the proposed site in terms of the 
 environmental features of the site, 
 particularly susceptibility to flooding 
 and other nuisance factors, and 
 where applicable, comments from 
 relevant Provincial Departments 
 concerning the suitability of the site 
 for development.  

 

The concept plan submitted by the applicant identifies wetlands to be 
maintained and identifies wetlands to be altered. A preliminary 
stormwater management plan has been submitted. Detailed stormwater 
management plans will have to be submitted for each phase of the 
development. Planning staff provided a staff report to PAC and Council 
to discuss stormwater considerations for the Armco lands. The staff 
report has been resubmitted with this report for further review. In 
general, stormwater management plans will be required to balance pre-
and post-development flows in accordance with NSE Regulations. 
Stormwater management plans will not fix existing stormwater issues in 
Lantz.  
 

 
IM21 Council shall consider the provision 
 of buffering, screening, and access 
 control to minimize potential 
 incompatibility with adjacent and 
 nearby land uses, rail lines and 
 traffic arteries.  

 

The WCDD Zone enables Council to enter into a development agreement 
with Armco for the subject lands. No screening or buffering will be 
required around the 212 plus hectares of land under consideration. 
Other details will be included in the proposed development agreement.  

 
IM22 Council shall consider the extent to 
 which the proposed development, 
 where applicable, provides for 
 efficient pedestrian circulation and 
 integrates pedestrian walkways and 
 sidewalks within adjacent 
 developments.  
 

Efficient pedestrian circulation is one of the requirements of the WCDD 
zone. The concept plan shows an active transportation sidewalk through 
the main spine of the development, other roads will have 1.8 m 
concrete sidewalks. A nature trail will also allow for pedestrian 
circulation.  

 
IM23 Council shall consider the proposed 
 development is shown to manage 
 stormwater on-site in a manner 
 which does not negatively impact on 
 other properties.  
 

The developer has provided a preliminary stormwater management plan 
that balances pre and post stormwater development flows in 
accordance with NSE regulations. Staff presented a supplement report 
to PAC regarding stormwater issues on June 18, 2019. As stated in the 
previous report, the applicant will be required to balance pre-and post-
stormwater flows in accordance with NSE regulations; however, the 
stormwater plans will not fix stormwater issues already existing in 
Lantz. Detailed stormwater management plans will be required at the 
time of tentative subdivision approval, for each phase of the proposed 
development. In addition, the Lot Grading and Drainage Bylaw is 
applicable to the development. If it is determined that there is a flaw 
to the stormwater management plans, the Municipality has the ability to 
take legal action. A description of the legal issues is available in the 
supplemental report.    
 

 
IM24 Council shall consider massing, and 
 compatibility of the proposed 
 development’s external appearance 
 with adjacent buildings by means of 
 design features, roof type, exterior 
 cladding materials, and overall 
 architectural style that is reasonably 
 consistent with the style and 
 character of the community or 

The proposed development has a maximum of 2,205 dwelling units. In 
general, most types of dwellings are similar to residential units already 
constructed in the Lantz area, single unit dwellings, semi-detached 
dwellings and cluster townhouse dwellings. New to this area of Lantz 
are on-street townhouses and apartment buildings. The apartment 
buildings are proposed to be 6 habitable stories, which is taller than 
apartment buildings permitted as-of-right by the LUB in the R3 Zone. 
Planning staff feel that this height is acceptable due to the 
development being a greenfield development and much of the lands 



 

 

 compliments the character of the 
 community.  
 

adjacent to the subject properties are vacant. Therefore, the six-storey 
apartment buildings will have a minimal impact on existing residential 
development.  
 
 

 
IM25 Council shall consider the following 

matters in Growth Management 
Areas and other areas where 
applicable to determine if the 
proposed development contributes 
to a favourable community form, 
and the proposed development’s 
ability to: 

 

 

 
a) Provide for efficient pedestrian 

movement into, out of, and within 
the development, especially 
between commercial and residential 
neighbourhoods, as well as the 
ability for pedestrian routes to link 
with existing sidewalks, active 
transportation routes and walking 
trails on abutting lands to provide 
for a cohesive network of same. 
 

An active transportation sidewalk is proposed along the main road of the 
development, it will connect to lands owned by Enland Development 
Inc., and lands owned by FH Development Group. The active 
transportation sidewalk will also connect with the sidewalk along 
Highway 2. This active transportation sidewalk is part of a larger 
Municipal project that is being worked on to connect all the corridor 
communities along Highway 2 by an active transportation route. In 
addition to the active transportation sidewalk, standard sidewalks will 
be located on all other streets within the development and a trail is 
proposed to be constructed along Barney’s Brook, to provide an 
alternative route for walking. The proposed development has good 
pedestrian movement into and out of the development. It also provides 
a good connection to the mixed-use area of the development where 
commercial uses may be constructed.  
 

 
b) Council shall consider, where 

appropriate, the impact of the 
development on the comfort and 
design of proposed streets and 
existing street users. This shall 
include whether the proposed 
development is humanscaled, is 
easily accessible to active 
transportation users, and if it 
promotes visual variety and interest 
for active transportation users. 
 

The streets have been designed to be human scaled and to promote 
active transportation. The streets are connected and make connections 
to neighbouring properties, there are a variety of housing options and 
property widths to provide visual variety and interest for active 
transportation users. 

Criteria for Entering into a Development 
Agreement for a WCDD 
 
UD35  Council shall consider entering into 
 a development agreement for a 
 WCDD in satisfaction of the 
 following policies. 
 

 

UD36  Council shall not consider Mini-
 home communities within the 
 WCDD Zone or designation to be 
 compatible with the residential 
 character of those areas.  
 

Mini-homes are not being considered as part of the application.  

UD37 Council shall consider entering into a 
 development agreement for an 
 WCDD where the WCDD is consistent 
 with the intent and policies of the 
 Municipal Planning Strategy and no 

The applicant has ensured that the focus of the development is a mixed-
use community that has a variety of housing types and encourages 
walkability through the use of active transportation sidewalks, normal 
sidewalks, and trails.  



 

 

 one development within the WCDD 
 shall compromise or overwhelm the 
 walkable, mixed use residential 
 development focus of the WCDD. 
 
UD38  Council shall consider entering into a 
 development agreement for a WCDD 
 where the WCDD is not premature or 
 inappropriate in terms of: 
 

 

a) The financial capability of the 
Municipality to absorb any costs 
relating to the development. 
 

According to the fiscal impact analysis completed by the Finance 
Department, at complete build out the Armco development is expected 
to bring a financial benefit to the Municipality of over a $1 million. A 
spreadsheet outlining the financial breakdown of the development has 
been attached to this report.  
 

b) The adequacy of any proposed, 
expanded, or improved Municipally 
approved central water and 
wastewater systems to support the 
WCDD. 
 

Capacity of water and wastewater systems will be determined at 
subdivision approval for each phase of the development. Upgrades to 
Municipal services may need to be completed as the development 
progresses. The Municipality does not commit to have upgrades 
completed as per the Developers time-table. However, the Municipality 
may enter into an agreement with the developer for them to complete 
construction of any necessary upgrades.  
 

c) The adequacy of existing and 
proposed active transportation and 
automobile distribution networks 
within and adjacent to the WCDD, 
including the manner in which 
proposed roadways within the 
development are linked with streets 
of adjacent developments to 
provide for a cohesive, grid-like 
network of local and collector 
streets.  
 

Within the proposed development streets are well connected to 
adjacent properties. There are two proposed connections to lands 
owned by Enland Development Inc., there are four connections to lands 
owned by FH Development Group, three possible connections to lands 
owned by Lawrence Myers, and two connections to Highway 2. The 
development agreement also has a provision to consider a possible 
connection to lands owned by Lantz Recreation Society by road, there is 
already a pedestrian connection indicated on the concept plan.   
 
The development proposes an active transportation sidewalk that 
follows the main spine of the development and connects to the two 
adjoining lands owned by Enland Development Inc. and FH Development 
Group, the active transportation sidewalk also connects to the sidewalks 
along Highway 2. In addition to the active transportation sidewalk, 1.8 
m concrete sidewalks will be located along other roads within the 
development. A trail along Barney’s Brook is also proposed. The 
proposed development provides for a cohesive network of roads and 
active transportation routes.  
  

d) The adequacy of school, recreation, 
and community facilities to 
accommodate development. 
 

Due to the scale of the proposed development, the Parks, Recreation 
and Culture Department have been working with Armco Capital Inc. to 
create an open space network that will encourage active transportation 
and the use of two new proposed parks as part of the development. 
Proposed new opens space facilities will include:  

1. An active transportation trail is proposed to be constructed of 
asphalt and shall be 3 m wide to allow walking, cycling, 
skateboarding, etc., to be located in the road ROW.   

2. A trail constructed of crusher dust will be located along 
Barney’s Brook.  

3. A 4 hectare park shall be located along Barney’s Brook as 
identified on the concept plan. The active transportation trail 
and nature trail will connect with the park.  

4. A minimum 0.4 hectare partially hardscaped plaza is proposed 
for the mixed-use centre.  

 



 

 

The Chignecto Central Regional Centre for Education (CCRCE) has 
indicated that Maple Ridge Elementary and the Elmsdale Elementary 
School in the Corridor area have been designed to be expanded with 
additional classrooms, if needed. CCRCE monitor student numbers 
annually which enables them to deal with increases in enrollment fairly 
quickly, which may include adding new classrooms to the Lantz and 
Elmsdale schools and adjusting school boundaries. The Regional Centre 
for Education have explained that they can’t commit to capacity until 
they see the need for it. Except for the Elmsdale Elementary School 
there is capacity in the elementary schools in the corridor area. They 
also indicated that there is capacity at the Riverside Education Centre 
and the Hants East High School. 
 
The application site is adjacent to lands owned by Lantz Recreation 
Society, which has ball fields and a soccer field. 
 

e) The potential for the development 
to landlock or reduce subdivision 
potential of adjacent parcels. 
 

The proposed development does not landlock adjacent land and it does 
not reduce the subdivision potential of adjacent parcels.  

UD39 Council shall consider the extent to 
 which the proposed phased 
 development provides for efficient 
 pedestrian movement into, out of, 
 and within the development, 
 especially between commercial and 
 residential neighbourhoods. 
 

An active transportation sidewalk is proposed along the main road of the 
development, it will connect to lands owned by Enland Development 
Inc., and lands owned by FH Development Group. The active 
transportation sidewalk will also connect with the sidewalk along 
Highway 2. This sidewalk is part of a larger Municipal project that is 
being worked on to connect all the corridor communities along Highway 
2 by an active transportation route, Corridor Connection Trail. In 
addition to the active transportation sidewalk, standard sidewalks will 
be located on all other streets within the development and a trail is 
proposed to be constructed along Barney’s Brook, to provide an 
alternative route for walking. The proposed development has good 
pedestrian movement into and out of the development. It also provides 
a good connection to the mixed-use area of the development where 
commercial uses may be constructed.  
 

UD40  Council shall consider the extent to 
 which, where applicable, proposed 
 pedestrian routes link up with 
 existing sidewalks, active 
 transportation routes and walking 
 trails on abutting lands to provide 
 for a cohesive network of same. 
 

Sidewalks for the proposed development will connect with existing 
sidewalks along Highway 2. In addition, the proposed active 
transportation sidewalk will stop at the property line of adjoining 
properties to allow for future extension of the active transportation 
sidewalk in forthcoming developments.  

UD41 Council shall consider the relative 
 comfort and design of streets and 
 buildings to promote a 
 development conducive to active 
 transportation by means of human-
 scaled developments, visual variety 
 and interest for active 
 transportation users.  
 

The streets have been designed to be human-scaled and to promote 
active transportation. The streets are connected and make connections 
to neighbouring properties, there are a variety of housing options and 
property widths to provide visual variety and interest for active 
transportation users.  

UD42 Council shall require that the 
 development of any Walkable 
 Comprehensive Development District 
 (WCDD) only be considered through 
 development agreements which shall 
 specify: 
 

 



 

 

a) The type of land use zoning 
classification(s) proposed and 
locations of development(s) within 
the WCDD site. 
 

The development agreement has been broken into different land use 
areas based on the density and the proposed uses. There are low density 
areas that permit single unit dwellings; medium density areas that allow 
for single unit dwellings, semi-detached dwellings, and on-street 
townhouses; higher density areas that permit cluster townhouse 
developments and multiple unit buildings; and a mixed-use area that 
permits mixed-use buildings, commercial buildings and residential 
buildings.  
 

b) The general phasing of the 
development relative to the 
distribution of the specific land uses 
within all or a portion of the WCDD 
site. 
 

The phasing of the development has been provided. In general, the 
development starts at the south intersection with Highway 2 and 
expands up towards Highway 102 and moves towards the north 
intersection with Highway 2 and ends in the north corner of the 
development with Highway 102. The proposed phasing of the 
development has more to do with servicing the development and making 
required connections than it does with the type of land uses in each 
phase.  
 

c) The distribution and function of 
proposed community facilities, 
amenity space, playgrounds, and 
public land uses.  
 

Active transportation sidewalks, trails, the plaza, and the large park 
have been distributed throughout the development. AT sidewalks and 
trails have been placed to encourage residents to get out and walk, 
bike, run, etc. throughout the development. The plaza has been placed 
to encourage community use by residents and by people using 
commercial businesses in the area. The plaza should function as a more 
formal community space with seating, hardscaping and interesting 
design features. The 4 hectare park along Barney’s Brook is a large park 
that could host a variety of public park activities, such as, playgrounds, 
ball courts, picnic areas, etc. Staff anticipate that a design process will 
take place for each the plaza and the park as the development 
progresses.  
 
A pedestrian connection is also proposed to lands owned by Lantz 
Recreation Society where there are ball fields.   
 

d) Architectural controls, site controls, 
and stormwater controls, and 
without limiting the generality of 
the foregoing, the following are 
examples: controls for external 
appearance and design of 
structures; yard and setback 
variations; berms, buffers, screens, 
fences, recontouring, and 
landscaping treatments; maximum 
lot coverage; and stormwater 
controls. 
 

The proposed development agreement has an attached Schedule that 
identifies architectural criteria for the development. Most of the 
architectural criteria is similar to what is required in the LUB. Yard 
frontages and areas have been amended for single unit dwellings, as 
requested by the developer to provide a variety of densities throughout 
the development. Lot frontages have been reduced from a minimum of 
16 m frontages to 10.36 m frontages and a minimum lot area of 500 m2 
to 316 m2 for single unit dwellings.  
 
A preliminary stormwater management plan has been supplied by the 
developer. Detailed stormwater management plans will have to be 
prepared for each phase of the development through the subdivision 
process and will be reviewed by Nova Scotia Environment, Municipal 
Engineers, and Nova Scotia Transportation and Infrastructure Renewal. 
I&O have reviewed the Preliminary Stormwater Management Plan, 
Revision 3, submitted with the Preliminary Municipal Servicing Review, 
dated June 26, 2019 and received by I/O circa September 2019, and find 
it to be acceptable subject to detailed design and minimizing off-street 
(backyard) catch basins.  
 

e) Matters regarding subdivision of 
lands within the WCDD including the 

Open space requirements for subdivision approval have been included in 
the draft development agreement. In addition, under the parkland 



 

 

quality, quantity and placement of 
proposed open space.  
 

section of the draft development agreement, a chart has been inserted 
which breaks down the approximate park area required at each phase, 
the type of work-in-lieu required, and the percentage of cash-in-lieu 
required.  
 

f) For residential, community, and 
business uses, matters addressing 
maintenance of the development(s) 
and hours of operation when 
appropriate. 
 

Hours of operation have not been identified in the draft development 
agreement. Hours of operation are also not identified in the LUB.  

g) Any other matter relating to the 
development’s impact upon uses 
within the WCDD, uses adjacent to 
the WCDD, and uses within the 
general community, based upon the 
intent of this strategy. 
 

The proposed development will add a maximum of 2,205 more dwelling 
units to the community of Lantz. This proposed development will have 
an impact on the community, issues regarding traffic have been 
addressed by NSTIR through road improvements.  
 
Although, the local centre for education is reactive in regards to student 
enrollment, the centre for education did mention that there is capacity 
at the elementary school, middle school, and high school and indicated 
that the elementary school was designed in such a manner that 
additions could be made to the school. The development will provide 
more open space to the community of Lantz.  
 
Other impacts have been noted and explained within the content of the 
staff report.  
 

h) Matters identified as: unsubstantial; 
uses not requiring a development 
permit, and; the basis for 
discharging the agreement upon 
completion of the development or 
phases of the development. 
  

All of these matters have been identified in the draft development 
agreement. Unsubstantial amendments include: changes to the time 
limits; amendments to sign requirements; amendments to local 
commercial uses; amendments to parkland provisions; amendments to 
development standards; and amendments to architectural design 
criteria.  
 
Phasing of the development may be altered if there is agreement from 
the Development Officer, from Parks, Recreation and Culture, from the 
Municipal Engineer, and from NSTIR.  
 

Development Agreement Criteria 
 

 

IM27.  Council shall consider the following 
 evaluation criteria for any 
 development agreement application: 

 

 a)  The impact of the proposed 
 development on existing uses in the 
 area with particular regard to the 
 use and size and of proposed 
 structure(s), buffering and 
 landscaping, hours of operation for 
 the proposed use, and other 
 similar features of the proposed use 
 and structures. 

 

The impact on existing uses adjacent to the subject lands is difficult to 
measure. Two of the adjacent properties owned by FH Developments 
and Enland Developments are not currently developed; therefore, the 
current impact to these two developers is minimal. The impact to 
residents living along Highway 2 will be much greater, from the 
perspective of traffic and construction vehicles. During construction and 
after completion, traffic in the Lantz area will increase. NSTIR have 
required improvements to proposed intersections of the proposed 
development, to be completed at identified times to improve possible 
traffic issues.  
 
Much of the proposed development will be residential in nature and 
should mesh well with existing residential development in Lantz.  
 



 

 

b)  The impact of the proposed 
 development on existing 
 infrastructure with particular regard 
 to Municipal piped water and 
 wastewater systems, fire protection, 
 refuse collection, school capacities, 
 and recreation amenities.  Council 
 shall consider comments from the 
 Municipal Engineer and other 
 agencies as applicable. 

The proposed development agreement is for a WCDD which incorporates 
a maximum of 2,205 dwelling units. Capacity for water and wastewater 
will be determined at each phase of the development. Upgrades to 
Municipal Services will be determined as the development proceeds and 
a separate servicing agreement may be required. Increase revenue from 
tax revenue from the development will be available for fire and 
emergency services as the development grows. Schools in the area have 
capacity and if required the elementary school in Lantz was designed to 
have an addition added to it. New recreational amenity space will be 
developed, including active transportation sidewalks, a trail along 
Barney’s Brook, a plaza in the mixed-use area, and a 4 hectare park 
along Barney’s Brook. 

c)  The impact of the proposed 
 development on pedestrian and 
 motor traffic circulation with 
 particular regard to ingress and 
 egress from the site, traffic flows 
 and parking, adequacy of existing 
 and proposed road networks to 
 service the proposed development, 
 adequacy of pedestrian 
 infrastructure including walkways 
 and sidewalks where required. 
 Council shall consider comments 
 from Municipal Engineer(s) and/or 
 the Provincial Transportation 
 Departments as applicable. 

 

Nova Scotia Transportation and Infrastructure Renewal has required the 
following items be completed:  
 
An initial intersection configuration that includes a left turn lane into 
the south access from Trunk 2 and separate left and right turning lanes 
from the south access onto Trunk 2 is required for the South 
Intersection. The final design for the intersection shall be approved by 
Nova Scotia Transportation and Infrastructure Renewal prior to the 
first Development Permit being issued within the subject Lands. 

 
The Developer shall supply Nova Scotia Transportation and 
Infrastructure Renewal an acceptable roundabout design for the South 
intersection once 1400 dwelling units have received a development 
permit. A maximum of 1700 dwelling units shall receive a development 
permit until the South Intersection roundabout is completed and open 
to traffic.  
 
The Developer shall construct the intersection improvements for the 
north access from Trunk 2 as identified in the Traffic Impact Study 
Wickwire Station (WSP, April 2019) prior to development permit 
approval of residential properties beyond 300 dwelling units  
  

Within the proposed development streets are well connected to 
adjacent developments. There are two proposed connections to lands 
owned by Enland Development Inc., there are four connections to lands 
owned by FH Development Group, three possible connections to lands 
owned by Lawrence Myers, and two connections to Highway 2. The 
development agreement also has a provision to consider a possible 
connection to lands owned by Lantz Recreation Society.  
 
The development proposes an active transportation sidewalk that 
follows the main spine of the development and connects to the two 
adjoining lands owned by Enland Development Inc. and FH Development 
Group, the active transportation sidewalk also connects to the sidewalks 
along Highway 2. In addition to the active transportation sidewalk, 1.8 
m concrete sidewalks will be located along other roads within the 
development. A nature trail along Barney’s Brook is also proposed. The 
proposed development provides for a cohesive network of roads and 
active transportation routes.  
 

d)  Council shall consider, where 
 appropriate, the impact of the 
 development on the comfort and 
 design of proposed streets and 

The streets have been designed to be human-scaled and to promote 
active transportation. The streets are connected and make connections 
to neighbouring properties, there are a variety of housing options, 



 

 

 existing street users. This shall 
 include whether the proposed 
 development is human-scaled, is 
 easily accessible to active 
 transportation users, and if it 
 promotes visual variety and 
 interest for active transportation 
 users. 

varying densities and property widths to provide visual variety and 
interest for active transportation users. 

e)  The suitability and availability of 
 other appropriately zoned sites for 
 the proposed use. 

 

The developer owns approximately 212 hectares of land in the 
serviceable boundary. In order to create and have input into the 
development of this land, it has been designated and zoned WCDD to 
create a comprehensive development that takes into consideration the 
wider impact of the development on traffic, Municipal services, open 
space, stormwater management, and integration into the larger Lantz 
community. Therefore, the lands are zoned appropriately.  
 

f)  The submission of a professionally 
 drawn site plan showing the location 
 of all new and existing structures on 
 the lot, parking areas, proposed and 
 existing walkways, areas of tree 
 retention, watercourses or 
 environmentally sensitive areas, 
 buffering, and landscaping and 
 building plans, including signage 
 plans, if  applicable, showing the 
 nature and design of the proposed 
 structure. 
 

A professionally drawn concept plan has been submitted by the 
applicant. Drawn on the concept plan is the location of the land use 
areas, open space and trail areas, street network, stormwater 
management ponds, conservation areas, and other items. Due to the 
size of the development, details showing structures, parking lots, 
landscaping and such are not available at this scale.  

g)  Adequacy of the size of the lot to 
 ensure required buffering and 
 screening can be  carried out. 
 

Screening and buffering of the 212 hectare site is not required. The area 
of the lands is adequate for the proposed use.  
 

h)  Potential for significantly reducing 
 the continuation of agricultural land 
 uses. 
 

The application does not impact agricultural land.  

i)  The proposed density and urban 
 form, including height, massing, 
 bulk, stepbacks and setbacks, are 
 compatible with (not necessarily 
 the same as) existing development 
 forms. 
 

There are a maximum of 2,205 dwelling units proposed for a 212 
hectare site. These dwelling units will come in various forms such as 
single unit dwellings, semi-detached, townhouses, and multiple unit 
dwellings. Therefore, there will be a variety of massing, height, and 
bulk of buildings. The overall density of the development is 10 dwelling 
units per hectare but within the development there will be areas of 
higher and lower densities.   

j)  If the proposal is inappropriate by 
 reason of the Municipality to absorb 
 any costs relating to the 
 development.  

 

According to the fiscal impact analysis completed by the Finance 
Department, at complete build out the Armco development is expected 
to bring a financial benefit to the Municipality of over a $1 million 
annually.  

IM28.  Terms and conditions of the 
 agreement to ensure consistency 
 with Strategy policies and  the 
 employment of sustainable 
 development practices shall include, 
 but are not limited to the following 
 where applicable: 

 



 

 

 
a)  The use and size of any new 
 structures or any  expansions of 
 existing structures. 
 

There will be a variety of new structures and no existing structures to 
expand. Structures will include single unit dwellings, semi-detached 
dwellings, townhouses, multiple unit dwellings, mixed-use buildings and 
commercial buildings. Maximum height of a multiple unit building is 6 
habitable storeys.  
 

b)  The compatibility of the structure in 
 terms of design elements including, 
 but not limited to roof type, exterior 
 cladding material, and overall 
 architectural form and elements that 
 are reasonably consistent with the 
 style and character of the 
 community.  
 

The majority of structures proposed to be built on the subject lands are 
residential in nature. With a few exceptions, the design of the 
residential buildings will follow the design requirements of the LUB. 
Thereby, matching the character of the community.   

c)  Provisions for adequate buffering 
 and screening to minimize the 
 impacts of the development on 
 adjacent uses, such buffering 
 and screening to be designed with 
 consideration given to the types of 
 impacts  that may be felt by 
 adjacent properties (ie. noise, 
 headlights, dust, etc.). 

 

The subject lands are 212 hectares in area and will not be buffered or 
screened from neighbouring lands.  
 

d)  Any matter that may be addressed in 
 the Land Use Bylaw, such as yard 
 requirements, outdoor storage, 
 height, bulk and lot coverage, etc. 
 

Items not identified in the development agreement will be subject to 
the provisions of the Land Use Bylaw. Such items include General 
Provisions for all zones and some signage regulations. 

e)  Time limits for the application for a 
 development permit and the 
 initiation and completion of
 construction. 
 

Five years from the date of registration until tentative subdivision 
approval is required for the first phase. If the developer fails to 
complete the development after 25 years from the date of registration 
of the development agreement, Council may retain the Agreement, 
negotiate a new agreement, discharge the agreement, or may discharge 
portions of the agreement and apply the appropriate zoning.  
  

f)  The establishment of hours of 
 operation and maintenance of the 
 proposed use. 
 

No hours of operation have been identified.  

g)  The provision of adequate parking 
 and parking lot design to include 
 maximum ease and safety of traffic 
 flow and dust control. 
 

Parking and parking lot design for Multiple unit buildings, mixed-use 
buildings and commercial buildings shall conform to the Parking 
Requirements of the LUB, as amended. Underground parking shall be 
permitted. 
 

h)  Provisions regarding signage that 
 may be sensitive to the overall visual 
 amenity of the immediate area and 
 safety issues. 
 

Multiple unit buildings, mixed use buildings and commercial buildings 
shall conform to the Parking Requirements of the LUB, as amended. 
Underground parking shall be permitted. Single unit dwellings, semi-
detached dwellings and townhouses require two parking stalls, one of 
the townhouse parking spaces may be located in an attached garage. 
The LUB only requires one parking stall for each of these dwelling unit 
types.  
 



 

 

i)  Methods of protection of the land 
 and watercourses and mitigation 
 practices during and after 
 construction of the proposed 
 development. 

As per NSE regulations.  

j)  Methods of stormwater management 
 on-site during and after construction 
 and methods used to control erosion 
 and sedimentation. 
 

A preliminary stormwater management plan has been submitted with 
the proposed application and has been attached to the draft 
development agreement. Detailed stormwater management plans will 
be required with each phase of the development. Stormwater will have 
to be managed in accordance with these plans. In addition, the 
developer will have to comply with NSE Regulations during construction 
regarding land development. Lot grading and drainage plans will be 
required in accordance with the Lot Grading and Drainage Bylaw as each 
Building permit is applied for.  
 

k)  Provisions regarding tree removal, 
 devegetation, and tree planting on 
 the site and overall adequacy of 
 landscaping. 
 

The concept plan for the proposed development shows conservation 
areas and non-disturbance areas, the development agreement indicates 
vegetation should not be removed from these areas except for the 
installation of Municipal services, or for the construction of trail or 
parkland facilities, or as may otherwise be required for access or safety 
reasons.  
   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Appendix E- Proposed Amendment Maps 

Draft Amendment Sheet  
 
The Municipality of East Hants 
Official Community Plan 
Municipal Planning Strategy   
 
Generalized Future Land Use Map 1: South Corridor & Commercial Growth Management Area 
Generalized Future Land Use Map 7: Lantz Growth Reserve Area 
 

 
The GFLUM designation of PIDs 45089158, 45089760, 45089778, 45089711, PID 45402260 and a portion of PID 45294592, 
Lantz, shown on the Generalized Future Land Use Map 1: South Corridor & Commercial Growth Management Area and 
Generalized Future Land Use Map 7: Lantz Growth Reserve Area, is changing from Established Residential Neighbourhood 
(ES) Designation to Walkable Comprehensive Development District (WCDD) Designation.   

 



 

 

Draft Amendment Sheet  
 
The Municipality of East Hants 
Official Community Plan 
Municipal Planning Strategy   
 
Land Use Bylaw Map 1: South Corridor & Commercial Growth Management Area 
Land Use Bylaw Map 7: Lantz Growth Reserve Area 
 

 
The land use zone of PIDs 45089158, 45089760, 45089778, 45089711, PID 45402260 and a portion of PID 45294592, Lantz, 
shown on the Land Use Bylaw Map 1: South Corridor & Commercial Growth Management Area and Land Use Bylaw Map 7: 
Lantz Growth Reserve Area, is being rezoned from Two Dwelling Unit Residential (R2) Zone to the Walkable Comprehensive 
Development District (WCDD) Zone. 

 



 

 

 
Appendix F- Fiscal Impact Analysis Spreadsheet 

 



Armco Development

Type of Construction  (Residential/Commercial) Assessment
Per Unit 

Price

Lantz - Total 

Serviced Area

Estimated Assessed Value

Residential 401,375,676$    

Commercial 1,994,324$        

Total 403,370,000$    

Residential Taxes per Assessed Value (refer to Rate Summary 2019-2020 Tab) 0.3245$      1,302,464.07$          

Commercial Taxes per Assessed Value (refer to Rate Summary 2019-2020 Tab) 2.0718$      41,318.40$               

RCMP Services 0.2060$      830,942.20$             

Mandatory Provincial Contribution (Library, Social Family, Corrections,  School Education) 0.3222$      1,299,658.14$          

Fire Rates 0.1400$      564,718.00$             

Urban Service Rates Residential (includes sidewalks, streetlights and sewer rates) 0.0700$      280,962.97$             

Urban Service Rates Commercial (includes sidewalks, streetlights and sewer rates) 0.7100$      14,159.70$               

Wastewater Management Fee (Based on avg annual consumption) - Household 297.00$      1415 Dwelling Units 420,255.00$             

Wastewater Management Fee (Based on avg annual consumption) - Apartment 202.50$      450 Dwelling Units 91,125.00$               

Wastewater Management Fee Mixed Use (Based on avg annual consumption) 1,229.58$   4 Buildings 4,918.32$                 

Total Tax Revenue per Year 4,850,521.80$        

General Tax Rate Expenses

Cost of Maintenance Municipal Roads per metre per Year 5.37$         13400 Metres 71,913.33$               

Cost of providing Stormwater Services per Year (Municipal Roads) 5.75$         13400 Metres 77,027.30$               

Replacement cost of Storm System per year 7.24$         13400 Metres 97,076.30$               

Cost of repaving roads per metre (includes curb & gutter) 21.07$        13400 Metres 282,339.20$             

RCMP Services 150,000$    3               Officers 450,000.00$             

Mandatory Provincial Contribution (Library, Social Family, Corrections,  School Education) 1,299,658.14$          

Cost of maintaining a park/trails (Parks and Rec) Estimate 26,201.38$               

Urban Service Rate Expenses

Cost of providing Waste Water Services per Year - Household 345.51$      1415 Dwelling Units 488,896.65$             

Cost of providing Waste Water Services per Year - Apartment 235.58$      450 Dwelling Units 106,008.75$             

Cost of providing Waste Water Services per Year Mixed Use 1,430.41$   4 Buildings 5,721.65$                 

Replacement cost of Sewer Collection per year 5.75$         13400 Metres 77,027.30$               

Cost of Snow Removal for Municipal Sidewalks per metre per Year 3.15$         13400 Metres 42,189.90$               

Cost of Mowing & Maintenance for Municipal Sidewalks per metre per Year 1.78$         13400 Metres 23,798.62$               

Cost of repaving sidewalks per year 3.08$         13400 Metres 41,316.67$               

Replacement cost of Streetlights per year 39.57$        165 Streetlights 6,528.49$                 

Annual cost of maintaining streetlights (power/insurance) 31.83$        165 Streetlights 5,252.18$                 

Fire Expenses

Fire Rates 564,718.00$             

Total Tax Revenue from Development 4,754,478.48$        

Total Cost of Providing Services to Proposed Development per Year 3,665,673.85$        

Financial Benefit to the Municipality 1,088,804.63$        

Unit of Measurement
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