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Summary

The Municipality initially received an application from WM Fares Architects on behalf of Monk Mobile
Corporation Limited and Allison Land Surveys Limited in May of 2019. An updated application was submitted in
November of 2020, WM Fares Architects are now applying for a MPS and LUB mapping amendment that would
change the land use designation and zone to Walkable Comprehensive Development District (WCDD), which
would allow Council to consider entering into a development agreement with the applicant for a mixed-use
development, with three multiplexes, 18 townhouse units, and leasable commercial space.
A public information meeting for the original application was held in July 2019. A public information meeting
for the updated application was held on January 5, 2021. Notes from the meetings have been attached to
staff’s report.
As part of this report, Planning staff are requesting that an existing 2009 development agreement, which
permitted the neighbouring childcare facility is discharged from PID 45410503 and PID 45329901.

Financial Impact Statement

The fiscal impact of the proposed development has been attached as Appendix F. Results of fiscal impact
analysis are positive and will be discussed further in staff’s report.

Recommendation

That first reading be given to the MPS and LUB mapping amendments and initial consideration be given to
entering into a development agreement; and enable a public hearing and authorize staff to schedule a public
hearing.
And
That Council discharge the 2009 development agreement regarding the neighbouring childcare facility.

Recommended Motion

Planning Advisory Committee recommend that Council:
• Give first reading to an application from WM Fares Architects to amend the MPS and LUB by
changing the land use designation and zone to Walkable Comprehensive Development District
(WCDD);
• Give initial consideration to entering into a development agreement with the applicant, to permit
a mixed-use development, including townhouses and mixed-use capable buildings on lands
identified as PID 45329901, PID 45379864, and PID 45410503, Enfield;
• Enable a public hearing and authorize staff to schedule a public hearing; and
• Discharge the 2009 development agreement regarding the neighbouring childcare facility.

Background

Planning staff initially received an application from WM Fares Architects, on behalf of Monk Mobile Corporation
Limited and Allison Land Surveys Limited, in May 2019. As part of the application, mapping amendments were
proposed to the Generalized Future Land Use Maps and the Land Use Bylaw Maps to amend the boundaries of
the Mixed Use Centre (MC) Designation and Zone to increase the size to accommodate three (3) mixed use
capable buildings for PID 45329901. The remaining lands of PID 45329901 and PID 45379864 were proposed to
have the designation changed from Established Residential Neighbourhood (ER) Designation to Medium Density
Residential Neighbourhood (MR) Designation and rezone the same from the Established Residential
Neighbourhood (R1) Zone and the Two Dwelling Unit Residential (R2) Zone to the Townhouse (R2-T) Zone, to
allow for the development of four blocks of four townhouses. The applicant has now submitted an updated site
plan and are proposing a different planning approach to the development of the lands.
WM Fares Architects are now applying to change the land use designation and zone of PID 45329901, PID
45379864, and PID 45410503, Enfield to Walkable Comprehensive Development District (WCDD) and are
applying to enter into a development agreement with the Municipality of East Hants. A total of 18 townhouses
and three multiplexes (180 dwelling units), with one multiplex having commercial leasable space on the ground
floor, are proposed for the subject lands. The proposed planning approach allows more flexibility for the
developer and provides certainty to the community to what may be developed.
In addition to amendments to the MPS and LUB, Planning staff recommend that a 2009 development agreement
which permitted the development of Tot’s Academy be discharged from PID 45329901 and PID 45410503, as
Tot’s Academy has since been subdivided from the subject lands and the agreement does not correspond to the
remaining Monk Mobile Corporation Limited lands.

Subject Site

The subject properties are shown on the map to the right and
are identified as PID 45329901, PID 45379864, and PID 45410503,
Highway 2, Enfield. The total area of the subject properties is
approximately 2.69 hectares.
The properties identified as PID 45329901 and PID 45410503 are
currently split designated Mixed Use Centre (MC) and Established
Residential Neighbourhood (ER) Designation. The same
properties are split zoned Mixed Use Centre (MC), Two Dwelling
Unit Residential (R2), and Established Residential Neighbourhood
(R1) Zone. PID 45379864 is currently designated Established
Residential Neighbourhood (ER) and zoned Two Dwelling Unit
Residential (R2).
Adjacent property zones include Mixed Use Centre (MC), Two
Dwelling Unit Residential (R2), Established Residential
Neighbourhood (R1), Multiple Unit Residential (R3), and Open
Space (OS). Adjacent property uses include the Ribahi Centre,
Corridor Auto Sales, and Avery’s Farm Markets across Highway 2
from the subject property; Tot’s Academy adjacent to the
subject site; Concorde Way Park (municipally owned playground); and apartment buildings, townhouses and
single unit dwellings.
A service easement in favour of East Hants extends from Lacy Anne Avenue to Highway 2. The easement is for
the extension of Municipal services from Highway 2 to Lacy Anne Avenue and is proposed to be an extension of

Lacy Anne Avenue to Highway 2. Further, the final plan of subdivision for PID 45379864, when it was created in
2009, indicated that if Lacy Anne Avenue is extended as a public road that the owner of PID 45379864 will
convey to the Municipality the portion of PID 45379864 as required for the public road. If the development was
to occur as-of-right in accordance with LUB, at least two (2), 42 unit commercial capable, multiplexes would
be permitted in accordance with the site plan approval requirements of the LUB on the Mixed Use Centre (MC)
Zone portion of the lands.

Development Proposal

The purpose of this application is to allow for a mixed use development with 18 townhouses, three multiplexes,
and commercial leasable space. A concept plan of the proposed development is below and attached as
Appendix A.

The concept plan shows the extension of Lacy Anne Avenue with three (3) blocks of four (4) townhouses and
one semi-detached dwelling with frontage on the proposed street extension. An additional block of four (4)
townhouses are proposed to front on White Road. Two (2) multiplexes, with six (6) stories are proposed to
front on Highway 2, with the building at the corner of Highway 2 and White Road proposed to have commercial
space on the ground floor. Another four (4) story multiplex is proposed to the north of the multiplexes facing
Highway 2, for a total of 180 apartment units for the whole site (198 units including townhouses and the semidetached). A driveway from Lacy Anne Avenue to White Road will allow for access to the multiplexes, no direct
access from Highway 2 is proposed. An approximate 460 m2 of common outdoor amenity space is proposed to
be centrally available for residents living in the multiplexes, in addition each multiplex will be required to have
indoor amenity space as well.

Upon initial review of the application, the extension of Lacy Anne Avenue would allow for better connectivity
for pedestrians and vehicular traffic, it would concentrate higher density development along Highway 2, away
from lower density development in the existing subdivision. In addition, the extension of Lacy Anne Avenue can
be considered as-of-right, through the Subdivision process. Higher density development would be closer to
existing higher density development on Concorde Way. The higher density development would have better
access to existing commercial uses on Highway 2, to the pedestrian network, and to possible future transit.
Lands identified for on-street townhouses would act as a buffer between the proposed higher density
development and/or commercial development and existing lower density development on Lacy Anne Avenue
and White Road. Concorde Way Park would be within walking distance of the proposed development and with
the proposed extension of Lacy Anne Avenue, children within the existing portion of Lacy Anne Avenue and
Tyler Street would have better access to the playground at Concorde Way Park.
The change in the proposal allows the developer to have more flexibility in the design of the site but it also
provides Council and residents with more certainty in how the site will be developed, in addition the
Municipality can require a commercial component to the development. A development agreement is a legal
contract between the Municipality and the property owner. It sets out the terms and conditions under which
the development of lands are to take place. Whereas, changing the zone boundaries of a property allows the
developer of the subject lands to develop the lands as per the regulations of the Land Use Bylaw, which does
not provide as much certainty for the community in regards to how the site will be developed in the future.
Therefore, a site plan submitted with an application to amend zone boundaries would not have to be adhered
to. For example, if WM Fares Architects went forward with the initial application, they would not have to
construct the development as shown on the site plan if approved. With the new application, the owner of the
property has to develop the lands as agreed upon in the development agreement. A development agreement
also allows staff to consider open space, and other items, at an earlier stage of the development.

Policy Analysis

Staff have requested comments from internal departments and external agencies, including but not limited to:
Nova Scotia Transportation and Infrastructure Renewal, Nova Scotia Environment and the Municipal Department
of Infrastructure and Operations.
As per Policy IM10 and IM12, Municipal Council shall consider private applications to amend the MPS where said
amendments are in the best interest of the Municipality and Council shall consider mapping amendments when
a request is received for a zoning amendment that is not consistent with the MPS’s maps, but is consistent with
the intent of the MPS. Planning staff feel that the application is an interesting proposal, which utilizes an
underdeveloped piece of serviced land and creates a continuous urban form along Highway 2.
The Municipal Department of Infrastructure and Operations has commented that if approved a servicing plan
will be required indicating how the proposed development will be serviced with water and wastewater. They
also indicated that measures will need to be incorporated to ensure that the private driveway does not become
a ‘cut through’ for vehicular traffic. Parks, Recreation and Culture staff are still in the process of reviewing the
development proposal. However, to date they have indicated that they would like to have a walkway that
connects the proposed development to the municipal playground on Concorde Way.
The Municipal Department of Economic and Business Development has indicated that the proposed
development is in line with the East Hants Strategic Plan goal to ensure the availability of suitable land and
space in East Hants to support business and economic growth; the Economic Development Plan goal to be
market and investment ready; and the East Hants Economic Recovery Plan goal to help businesses find suitable
facilities, locations and equipment to re-establish or adjust. The Department has no concerns with the
proposed application.

Nova Scotia Environment has identified a small portion of land in behind the childcare facility as a wetland.
The applicant has received the necessary approvals to alter the wetland in accordance with NSE requirements.
Discussion with Nova Scotia Transportation and Infrastructure Renewal are ongoing. Nova Scotia Transportation
has requested that the applicant undertake a traffic impact study. WSP has been engaged by the applicant to
complete the study; results will be included in the final staff report.
A fiscal impact analysis of the proposed development has been completed by Municipal Finance staff. Their
analysis has determined that the WM Fares Architects application will provide the Municipality with a financial
benefit of approximately $114,368, if all 198 dwelling units are constructed. Also, of note, the Enfield
Volunteer Fire Department should receive an additional fire levy of $21,685 per year from taxes once the
development is complete, to help provide fire and emergency services. The spreadsheet for the fiscal impact
analysis has been attached as Appendix G.
In regards to emergency services, the applicant has used the largest fire truck operated by Enfield Volunteer
Fire Department for modeling to demonstrate that the fire truck can adequately access the subject lands.

Discharge of Existing Development Agreement

There is an existing 2009 development agreement registered on PID 45410503 and PID 45329901 that permitted
the development of Tot’s Academy. The childcare facility has since been subdivided from the original Monk
Mobile Corporation Limited lands and therefore the 2009 development agreement is not applicable to the
subject lands. Staff are recommending that the 2009 development agreement be discharged from PID 45410503
and PID 45329901.

Citizen Engagement

Planning staff will comply with Citizen Engagement Policies of the Municipal Planning Strategy when processing
this application. An advertisement outlining the application and indicating that it had been received and was
under review by staff was placed in the Weekly Press on June 5, 2019. As part of the review process, a public
information meeting (PIM) is required to hear input from the community. A PIM for the initial application and
site plan was held in July of 2019, meeting notes have been attached as Appendix B.
A second public information meeting for the proposed amendments to the MPS and LUB and consideration of
the development agreement was held on January 5, 2021. Due to Covid-19 restrictions, the public information
meeting was held as a digital meeting. Notes from the meeting have been attached as Appendix D and a
recording of the meeting is available on the East Hants YouTube channel. Questions and comments made during
the second public information meeting were similar to comments made at the first meeting.
In general, residents at both meetings identified a number of concerns, which include:
• the extension of Lacy Ann Avenue
• increased traffic
• capacity of the school
• if the site will be buffered
• parking issues
• and other items
Positive comments about the development have also been made, including that more multi-unit development is
required in East Hants so that it will be more affordable for people working in East Hants to live in the
community. It was also mentioned that more commercial space was required and that the municipality needs
to increase its tax base.

If first reading is given to the application, a questionnaire will be mailed to residents within 300 m of the
subject property asking for their input on the proposal.

Conclusion

Planning staff will continue to review the application by WM Fares Architects on behalf of Monk Mobile
Corporation Limited and Allison Land Surveys Limited for a mixed-use development. The applicants’ proposal
will be evaluated using all applicable policies in the Municipal Planning Strategy. Staff will make a
recommendation to PAC in their final staff report.
Planning staff are recommending that an existing 2009 development agreement, which permitted the
neighbouring childcare facility is discharged from PID 45410503 and PID 45329901.

Recommendation

That first reading be given to the MPS and LUB mapping amendments and initial consideration be given to
entering into a development agreement; and enable a public hearing and authorize staff to schedule a public
hearing.
And
That Council discharge the 2009 development agreement regarding the neighbouring childcare facility.

Appendix A – Site Plan

Appendix B – July 2019 – Public Information Meeting

PIM Meeting Notes
Public Information Meeting – Monk Mobile Corporation Limited and Allison
Land Surveys Limited – proposed MPS and LUB Mapping Amendments Application
July 9, 2019
Council Chambers
Approximately 45 members of the public in attendance
General Questions and Comments:
• Question asked about traffic survey.
• Will school capacity be surveyed? Is there space in the schools?
• Comment made about the CN rail crossing and additional traffic will affect commuting times.
• Proposed townhouses need buffering.
• Development will not enhance the community.
• Will a tree line remain between proposed townhouses and existing dwellings?
• Concern about loss of trees.
• Do the community have a say about what buildings are constructed?
• Concern about loss of buffering - no buffering was left on the development on Concorde Way used as an
example.
• Families have two vehicles – Concorde Way has parking on both sides of the road. Issues with parking
on Concorde Way.
• Concern about issues with snow removal – Concorde Way used as an example.
• Increase in density is apparent
• Narrow spacing of roads.
• Don’t need apartment buildings so close together.
• Bought a house on a dead-end street and don’t want road linked through to Highway #2.
• Need a third lane on Highway #2 to allow for turning.
• Will increase traffic on Lacy Anne.
• Impact on property values.
• Is there capacity in water and sewer?
• Comment made about crosswalks on Highway #2.
• Why are we changing the Zone?
• Don’t want to extend Lacy Anne down to Highway #2.
• Are there enough fire fighters and police officers?
• Development creating urban sprawl.
• Development does not fit community.
• Apartments are a better fit in Lantz.
• Should allow for development of R2 uses.
• Concern with this development because of what has happened with other developments (Concorde Way
mentioned several times).
• Department of Transportation and Infrastructure Renewal not concerned with residents concerns.
• Workers cannot find multi-unit residential in the area which is a concern for businesses.
• Multi-unit residential pay higher taxes due to density.
• Extending Lacy Anne has both pros and cons.
• People are investing in East Hants but commercial space is needed and multi-unit also needed.
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Are there any visitor spaces needed?
We need to do better than what has previously been approved.
There is no parking enforcement on Concorde Way which allows this road to be like it is – need a bylaw
to deal with this issue.
Not opposed to development but does not like this development.
A list of permits was requested.
Commercial taxes are needed to keep community going.
The municipal Strategic Plan is not being followed.
Moratorium on commercial development.
No focus on green spaces – where are they?
People will start leaving the community.
A transition between development and existing community but why isn’t there more of a transition
proposed?
An apartment building is proposed adjacent to existing backyard.
Concern about traffic safety – TIR needs to come up with plan to deal with safety.
Traffic survey was done in 2000 – a new survey should be done.
Local residents have at least 2 vehicles.
Parking a concern.
Will fire and solid waste vehicles be able to get through?
Development is next to a bird sanctuary.
Drainage is a big issue and needs to be considered.
Need to get school information.
If rezoning is approved do we have any control on design?
Can we require a traffic study?
Can we require lights on highway?
French immersion at Elmsdale School is at capacity.
Is there no right of appeal?
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Appendix C – Satellite Image with Site Plan Overlay

Appendix D – January 2021 – Public Information Meeting

Digital Public Information Meeting – WM Fares Architects
(January 5, 2021)
Staff:

Mr. John Woodford, Director of Planning & Development
Ms. Debbie Uloth, Project Planner
Ms. Jody MacArthur, Communications Officer
Ms. Sheralee Mitchell-MacEwan, Assistant Municipal Clerk

Applicant:

Mr. Cesar Saleh, VP Planning & Design, WM Fares Architects

Call to Order:

Mr. John Woodford, Director of Planning & Development

Presentation:

Staff Presentation: Ms. Debbie Uloth, Project Planner

Applicant:

Applicant Presentation: Cesar Saleh, VP Planning & Design, WM Fares Architects

-

-

-

Public:

-

-

Questions asked around East Hants infrastructure and the ability of East Hants
to service all of the proposed development. Will there be water restrictions in
future summers? Staff discussed.
What is the plan for parking on site? Staff went over LUB requirements.
Questions were asked about the extension of Lacy Anne Avenue? Staff
indicated that the street was always intended to be extended and discussed
why.
Questions around the requirement to complete a traffic impact study for the
proposed development? Staff indicated that discussions were still underway
with NSTIR.
Discussion was held on the impact on schools and past conversations staff
have had with the Centre for Education.
Discussion around the development occurring at the end of Tyler Street and
how the that development with impact the current proposal.
Discussed policies in the Municipal Planning Strategy that would be relevant
to the proposed application.
Any consideration for sidewalks to be added to the roads in White Estates?
Questions regarding site lines and the impact of shadows on neighbouring
property owners.
Concerns around the construction of the proposed development and any
future disturbance to White Road. Discussed Community Standards Bylaw and
how it relates to construction noise.
Questions around parking for commercial use – indicated that the number of
parking stalls required would depend on the type of commercial proposed.
Discussion around density.
What road infrastructure is being proposed in Enfield to support the increased
traffic? NSTIR is still reviewing the application.
Discussed where to find information about the application and how public
comments are requested.
Discussed the proposed style of the townhomes.
What can be developed on the subject lands as-of-right?
Discussed the type of commercial uses that may be located in the mixed-use
building.

-

Questions around the fiscal impact of the proposed development.
Comments about the future sidewalks along Lacy Anne.
Comment around the lack of public transportation in the area.
Comments and questions around buffering requirements.
Questions around rock crushing. Staff referenced the Community Standards
Bylaw.
Comments made regarding access for fire trucks.
Discussed the Walkable Comprehensive Development District.
Questions asked about warranty periods for new roads and infrastructure.
Discussed the pubic process of the application and indicated that no decisions
are made at the PIM.

Appendix E – Draft Amendment Sheets

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

The GFLUM designation of PID 45329901, PID 45379864, and PID 45410503, Enfield, shown on the Generalized
Future Land Use Map 1: South Corridor & Commercial Growth Management Area, has been changed
to the Walkable Comprehensive Development District (WCDD) Designation.

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

The LUB zone of PID 45329901, PID 45379864, and PID 45410503, Enfield, shown on Land Use Bylaw Map 1: South
Corridor & Commercial Growth Management Area, has been rezoned to the Walkable Comprehensive Development District
(WCDD) Zone.

Appendix F – Fiscal Impact Analysis Spreadsheet

Appendix G – Discharge Agreement

-1THIS DISCHARGE OF DEVELOPMENT AGREEMENT made this __ day of
_______, 2021.
BETWEEN:
MUNICIPALITY OF THE DISTRICT OF EAST HANTS, a municipal body
corporate pursuant to the Municipal Government Act, 1998, c 18
(hereinafter the “Municipality”)
- and MONK MOBILE CORPORATION LIMITED, a body corporate, incorporated
under the laws of the Province of Nova Scotia, with a registered office at 372 Cooks
Mill Road, Pine Grove, Nova Scotia B0N 2H0 1
(hereinafter “Developer”)
WHEREAS the Developer is the registered owner of certain lands located at 450 Highway 2,
Enfield and identified as PID 45410503 and PID 45329901 and which said lands are more
particularly described in Schedule A hereto (hereinafter called the "Lands");
AND WHEREAS the Municipality entered into a development agreement with the Developer, to
allow for a childcare facility on the Lands on December 4, 2009, and which said development
agreement was registered at the Registry of Deeds in Windsor on December 19, 2009, Document
#94934537 (hereinafter called the "Existing Agreement"), and which applies to the Lands;
AND WHEREAS the Developer has requested that the Existing Agreement be discharged from
the Lands;
AND WHEREAS pursuant to Section 229(2) of the Municipal Government Act, Council for the
Municipality approved discharge of the Existing Agreement from the Lands by resolution at a
meeting held on [INSERT - date].
NOW THEREFORE IN CONSIDERATION of the benefits or non-benefits accrued to each
party from the covenants herein contained the parties agree as follows:
1. The Existing Agreement is hereby discharged from the Lands and shall no longer have
any force or effect with respect to the Lands.
2. For greater certainty, the Existing Agreement is only discharged from the Lands and is
not discharged from any other property on which it is registered.
3. Any future development of the Lands shall comply with the Municipality’s Land Use
Bylaw and Subdivision Bylaw, as amended from time to time.

-2IN WITNESS WHEREOF the parties have hereunto set their hands and seals on the day
and year first above written.
SIGNED, SEALED AND DELIVERED
in the presence of:
__________________________
(Witness)

__________________________
(Witness)

) MONK MOBILE CORPORATION LIMITED
)
)
)
)
_________________________
)
Per: James Isenor
)
Director
)
)
)
MUNICIPALITY OF THE
)
DISTRICT OF EAST HANTS
)
)
)
)
___________________________
)
Per: Kim Ramsay,
)
Chief Administrative Officer

-3PROVINCE OF NOVA SCOTIA
HANTS COUNTY
I HEREBY CERTIFY that on this __ day of _______________, 2021, the Municipality of the
District of East Hants, one of the parties hereto, caused the foregoing Indenture to be executed in
its name and on its behalf by its proper officer(s) in my presence I have signed as a witness to such
execution.
__________________________
A Commissioner of the Supreme
Court of Nova Scotia
PROVINCE OF NOVA SCOTIA
HANTS COUNTY
I HEREBY CERTIFY that on this __ day of _______________, Monk Mobile Corporation
Limited, one of the parties hereto, caused the foregoing Indenture to be executed in its name and
on its behalf by its proper officer(s) in my presence I have signed as a witness to such execution.
__________________________
A Commissioner of the Supreme
Court of Nova Scotia

-4Schedule “A”
PID 45329901
Parcel Description
Designation of Parcel on Plan - Lot 2A Remaining Land of Monk Mobile Corporation Limited
Title of Plan - Plan Showing Block 2AB, Consolidation of Block 2A, Land of Elegant Acreage Land Company and Lot B,
Subdivision of Land of Monk Mobile Corporation Limited; said plan dated April 29, 2003 and certified by Michael Allison,
N.S.L.S.
Place Name - Enfield
Municipality - East Hants
Date of municipal approval - May 13, 2003
Registration County - Hants
Registration Number of Plan - 8815
*** Municipal Government Act, Part IX Compliance ***
Compliance:
The parcel is created by a subdivision (details below) that has been filed under the Registry Act or registered under the Land
Registration Act
Registration District: HANTS COUNTY
Registration Year: 2020
Plan or Document Number: 115793250

PID 45410503
Parcel Description
Registration County: HANTS COUNTY
Street/Place Name: HIGHWAY 2 /ENFIELD
Title of Plan: PLAN OF SURVEY SHOWING LOT 19-1A S/D & CONSOLIDATION OF LAND OF MONK MOBILE
CORP LTD WHITE RD & HWY 2 ENFIELD
Designation of Parcel on Plan: LOT 19-1A
Registration Number of Plan: 115793250
Registration Date of Plan: 2020-01-22 09:50:54
*** Municipal Government Act, Part IX Compliance ***
Compliance:
The parcel is created by a subdivision (details below) that has been filed under the Registry Act or registered under the Land
Registration Act
Registration District: HANTS COUNTY
Registration Year: 2020
Plan or Document Number: 115793250

