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STAFF REPORT 
Planning and Development Department  

  

Subject: FH Development Group – WCDD development agreement application 
To: CAO for Planning Advisory Committee, April 20, 2021 

Date Prepared: April 9, 2021 

Related Motions: None 

Prepared by: Rachel Gilbert, Manager of Planning 

Approved by: John Woodford, Director of Planning and Development 

 

Summary 
FH Development Group has submitted an application for a Walkable Comprehensive Development District 

(WCDD) which is being considered through a development agreement application.    

 

 

Financial Impact Statement 
Discussion of the financial impacts resulting from the development of the application properties would involve 

costs for the municipality in terms of long-term infrastructure maintenance but there are also revenue 

considerations from property taxes.  A financial impact statement will be provided in the final staff report. 

 

Recommendation 
That Planning Advisory Committee recommend that Council give initial consideration to the development 

agreement application and authorize staff to schedule a public information meeting.  

 

Recommended Motion 
Planning Advisory Committee recommends that Council:  

• give initial consideration to enter into a Development Agreement for a WCDD development on 

properties identified as PID# 45244225, PID 45084399 and PID 45083581, Elmsdale; and  

• authorize staff to schedule a public information meeting.  
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Background 
The Municipality received an application in March 2021 from FH Development Group to consider a WCDD 

development for three large properties in Elmsdale.   

 

 

Subject Properties  
The application relates to three properties (PID# 45083581, PID# 

45244225 and PID# 45084399) in Elmsdale which are owned by the 

applicant.  There is a small parcel of land at the end of Roulston 

Drive (PID# 45389491) which will provide access from the WCDD 

development to Roulston Drive and this land is owned by the 

applicant.  

 

All three main sites are designated Walkable Comprehensive 

Development District (WCDD) but are zoned Two Unit Dwelling 

(R2) Zone. The WCDD designation enables this application to be 

considered.  The WCDD zone was not applied to the lands as it 

provided more flexibility should the developer had planned to 

have developed his properties with as-of-right R2 developments.  

The development agreement is enabled through the designation 

and not the zone.  

 

The three main properties are approximately 31 hectares in size (77 acres) and is undeveloped.  The land is 

located between the Elmwood Drive subdivision and subdivisions accessed off Highway 214.  New roads are 

proposed to link to the existing Roulston Drive, Pine Hill Drive, Beech Street and Elmwood Drive. 

 

 

Development Proposal 
The purpose of the application is to permit a Walkable Comprehensive Development District through a 

Development Agreement. Development within a WCDD Zone is permitted only by Development Agreement. A 

concept plan has been submitted which shows a mixture of housing types, park and open space, conservation 

areas and utility uses.  A copy of that concept plan has been included as Appendix A to this staff report.   

 

The applicant has provided the following information on the proposed number of units for each type of 

housing.  An analysis of how the proposed density compares with other areas will be provided in the final staff 

report. 

 

LOT TYPE LOTS UNITS 

Single Family:   

  34’ frontage 121 121 

  40’ frontage 39 39 

 Single Family Total 160 160 

Semi-detached 75 150 

Townhouses 12 48 

Multi-unit Residential 2 304 

Total 235 662    (8.6 UPA) 

 

 

The applicant is working on preparing a traffic impact study for the proposed development. 
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Policy Analysis 

The Planning and Development Department will review the proposed application based on the applicable 

policies contained in the Municipal Planning Strategy. To address potential compatibility issues with 

neighbouring residences, and to comply with criteria applied to consideration of this application, Staff will be 

requesting comments from internal departments and external agencies, including Nova Scotia Transportation 

and Active Transit (TAT). A detailed table of the evaluative criteria from the enabling policies and 

corresponding comments from Staff and reviewing agencies will be attached to the final report.  

 

Council has designated the land as Walkable Comprehensive Development District (WCDD) in the Municipal 

Planning Strategy.  The designation enables the zoning to remain in place until such time as landowners come 

forward with a proposal to enable the WCDD through a development agreement.  As the property is zoned for 

R2 the applicant could decide to develop as-of-right through the subdivision process and connect in the same 

way to existing streets, subject to TAT requirements being met.  The development of the properties through a 

WCDD development agreement would enable a mixture of housing types which meets the needs of the wider 

community.  In addition to the mixture of housing types, the WCDD also proposes a sidewalk plus an active 

transportation trail which would not be required under the subdivision bylaw.   

 

Section C3 – Urban Design and Community Character, outlines the criteria for the consideration of development 

agreements in Walkable Comprehensive Development District (WCDD) designated lands. Staff will review the 

criteria within section C3, and other criteria within the Municipal Planning Strategy, and will present an 

analysis in the final staff report. The criteria within C3 includes: the adequacy of the central water and 

wastewater systems to support the WCDD; the adequacy of existing and proposed active transportation and 

automobile distribution networks within and adjacent to the WCDD; and the adequacy of school, recreation 

and community facilities to accommodate the development. 

 

One of the issues which staff will be reviewing is the linking of the proposed development with Roulston Drive 

which is a gravel road owned by the province.   

 

 

Citizen Engagement  
Planning staff will comply with the Citizen Engagement Policies of the Municipal Planning Strategy when 

processing this application. An advertisement outlining the proposal and indicating that it is under review by 

staff will be placed in the Chronicle Herald. A letter and questionnaire will be mailed to all property owners 

within 300 m of the subject property asking for comments on the proposed development.  

 

The Municipal Planning Strategy does not require a public information meeting (PIM) for development 

agreement applications, however, Policy CE5 of the MPS encourages other forms of community engagement, 

especially when dealing with issues of significant community impact. The development of the WCDD land will 

have a significant impact on the local community due to the size and scale of the development. Staff 

recommend that a PIM be organized to enable the public to gain information on the proposal.   

 

Due to Covid-19 restrictions, the public information meeting will be held as a digital meeting that residents can 

join digitally or call and listen to the presentation.  Residents will have an opportunity to ask questions at the 

PIM.  A letter indicating the time and date of the PIM will be mailed to all property owners within 300 m of the 

subject properties indicating the time and date of the meeting.  A notice will also be placed in the Chronicle 

Herald and on the municipal social media. 
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Conclusion 
This initial report briefly outlines the proposed concept plan for the WCDD designated land. Staff will be 

sending details of the application to internal and external consultees for review. Staff recommend that a Public 

Information Meeting be scheduled to enable the public to find out information and ask questions about the 

proposed development. 

 

 

 

 

 

 

 

Recommendation 
That Planning Advisory Committee recommend that Council give initial consideration to the development 

agreement amendment application and authorize staff to schedule a public information meeting.  
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Appendix A – Concept Plan 
 

Appended as a separate document.  
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Appendix B – Aerial Photograph 
 

 
 

 

 

 

 


