
 STAFF REPORT 
Planning and Development Department  

 

 

 

Subject: WM Fares Architects Proposed Municipal Planning Strategy & LUB Mapping 
Amendments and Development Agreement Consideration 

To: CAO for Planning Advisory Committee, December 14, 2021 
Date Prepared: December 8, 2021 
Related Motions: PAC19(39), C19(153), PAC20(61), C20(341), PAC21(25), C21(140) 
Prepared by: Debbie Uloth, Project Planner 
Approved by: John Woodford, Director of Planning and Development 

 

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 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.  

First reading of the proposed MPS and LUB mapping amendments and initial consideration of the development 
agreement was given at the April 2021 meeting of Council. Council also authorized staff to organize a public 
hearing at this time.   

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 second reading and approval be given to the MPS and LUB mapping amendments and final consideration 
and approval be given to entering into a development agreement for lands identified as PID 45329901, PID 
45379864, and PID 45410503, Enfield.  
  

Recommended Motions 
1. Planning Advisory Committee recommend that Council:  

• Give second reading and approve 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) for lands identified as PID 45329901, PID 45379864, and PID 
45410503, Enfield; and 
 

2.  Planning Advisory Committee recommend that Council:  
• Give final consideration and approve 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, 
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 initially received an application from WM Fares Architects, on behalf of Monk Mobile Corporation 
Limited and Allison Land Surveys Limited, in May 2019. An initial report and a public information meeting was 
held for the initial application but the process was paused by the applicant after the public meeting.  

In 2020, WM Fares Architects updated their application and 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 for a total of 198 dwelling units, with one multiplex 
having commercial 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.   

A public information meeting for the updated application was held on January 5, 2021. First reading of the 
proposed MPS and LUB mapping amendments and initial consideration of the development agreement was given 
at the April 2021 meeting of Council. Council also authorized staff to organize a public hearing at this time. 

 

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. The property identified as 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, semi-
detached dwellings, 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 proposed development was to occur as-of-right in accordance with the LUB regulations, 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. These multiplexes could be 



constructed to a height of 15 m. A 15 m height could accommodate a 4-storey wood framed building or a 5-
storey concrete building constructed at grade.  

 

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

 
 
The site 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 (198 units including townhouses and the semi-detached). A 
driveway from Lacy Anne Avenue and White Road will allow for access to the multiplexes, no driveway 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 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, through a walkway proposed 
between the extension of Lacy Anne Avenue and the playground.  

The change in the proposal to a WCDD development 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, which cannot be required 
as-of-right. 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. A development agreement also allows staff to consider open 
space, intersection design, pedestrian connectivity, and other items, at an earlier stage of the development. 

 

Policy Analysis 
Staff have received comments from internal departments and external agencies, including but not limited to: 
Nova Scotia Public Works, Nova Scotia Environment and Climate Change, and the Municipal Department of 
Infrastructure and Operations.  

MPS Policies 
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.  

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.  

Policy Goal of the Walkable Comprehensive Development District (WCDD) Designation – Council’s goal 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 encouraged to use creativity through alternate roadway 
standards and new urbanism development principles.  

The development proposed by WM Fares Architects is human-scaled, it has been designed to create visual 
interest at street level by requiring the multiplexes along Highway 2 to be constructed at grade with the 
multiplex at the corner of White Road and Highway 2 having commercial development. Commercial premises 
shall have their frontage on Highway 2 and pedestrian access shall be located off of Highway 2. A hardscaped 
plaza shall be required on the corner of White Road and Highway 2 to create a pedestrian amenity area and to 
allow for outdoor seating for any cafés or restaurants that may locate in the building. Bicycle parking is also 
required in the front of the building adjacent to the commercial uses. Road creativity is shown through the use 
of a right-in/right-out intersection design at the proposed extension of Lacy Anne Avenue and Highway 2. New 



urbanism design principles have also been achieved by creating a walkable block and streets (White Road to 
the extension of Lacy Anne Avenue), a mix of housing (townhouses and apartments), commercial space within 
the development, and access to parks (walkway to Concorde Way Park and ability to enlarge the Concorde Way 
park).  

Reviewing Agencies 
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. I&O 
also indicated that the Municipality doesn’t reserve capacity and this development would be subject to 
available capacity at the time the Development Agreement is entered into. As per I&O comments the driveway 
to service the apartment building will have removeable bollards between the two main parking areas so that 
the driveway can not be used as a cut through but can still be used for Emergency Services.  

Parks, Recreation and Culture staff have indicated that they would like to have a walkway that connects the 
proposed development from Lacy Anne Avenue to the municipal playground on Concorde Way. In addition to 
the walkway, if the application is approved, at the time of subdivision, the Municipality and the Developer may 
negotiate for an additional piece of open space from Lot 1 and/or Lot 2 to be consolidated with the Municipal 
Park on Concorde Way. If no additional parkland is acquired, the Municipality shall accept cash-in-lieu of 
parkland, or work-in-kind, or a combination of both equal to 9.3% of assessed value of proposed lots at time of 
endorsement of approval of a final plan of Subdivision.  

Economic and Business Development staff have 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. 

Nova Scotia Public Works requested that the applicant undertake a traffic impact analysis. WSP was engaged by 
the applicant to complete the study; the final traffic analysis has been included with staff’s report. The traffic 
analysis has been accepted by Public Works. Nova Scotia Public Works will accept the extension of Lacy Anne 
Avenue with a Right-in/Right-out intersection design with Highway 2. A Right-in/Right-out design will reduce 
conflicts from left turning traffic while still allowing for connectivity. A signalized intersection is required at 
the intersection of White Road and Highway 2 and the design shall incorporate left turn lanes. A signalized 
intersection would allow for a crosswalk across Highway 2, with a safe landing spot on the south side of 
Highway 2. An agreement for intersection funding shall be agreed upon prior to the Development Officer 
issuing a development permit for the development if it is approved by Council. It should be noted that the 
results of the Traffic Impact Analysis indicates that the current White Road intersection design is beyond 
capacity at the 2021 volume levels. 

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 a year, after all expenses have been paid, 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 vehicular movement modeling and has demonstrated that a fire truck can adequately 
access the subject lands. In addition, the buildings will be constructed in compliance with the National Fire 
Code of Canada.  



The Chignecto Central Regional Centre for Education (CCRCE) was provided information about the application 
and was asked to provide their comments; however, no comments have been received. In the past, CCRCE has 
indicated that they do not want to influence development applications and that they want to remain neutral, 
which is why, they generally do not comment on development applications.  
 
Planning Staff Analysis  
The application by WM Fares Architects has been polarizing and many residents have negative feelings about 
the proposal. However, the proposed application is an example of the New Urbanist style of development that 
East Hants Council has endorsed through their Official Community Plan. Below are the positive attributes of the 
proposal and the reasons why staff believe that the application is a positive application and is in keeping with 
the land use policies of the Official Community Plan:    

• Higher density development is located along Highway 2 and away from existing lower density 
development in the subdivision. Proposed 4-storey apartment building is proposed to be located 
approximately 40 m from existing single unit and two unit development in White Estates and the 6-
storey apartment buildings are proposed to be approximately 60 m from existing dwellings.  

• Locating higher density development at the front of the subdivision along Highway 2, reduces the 
amount of traffic traveling through the subdivision, and it provides a node of density, which is 
important if a future transit system takes place in East Hants.  

• Residents of the proposed apartment buildings, who may not have access to a vehicle, have access 
to sidewalks and the pedestrian network, to allow them access to amenities in the Enfield and 
Elmsdale area.  

• Commercial development is proposed to be integrated into the first floor of the multiplex at the 
corner of White Road and Highway 2, with a small hardscaped plaza and bike parking to be 
installed in front of the building; this will allow for at grade access to the commercial development 
from the sidewalk along Highway 2. This commercial space is not required for an as-of-right 
development, the size of the commercial space is approx. 1,114 m2.  

• Providing an urban street wall and increasing commercial activity along Highway 2 should naturally 
calm traffic in the area.  

• Installation of signalized intersection at White Road and Highway 2 allows for a crosswalk across 
Highway 2, which permits residents of White Estates to safely cross Highway 2 and to access 
Avery’s Farm Market.   

• The extension of Lacy Anne Avenue would allow for better connectivity for pedestrians and 
vehicular traffic.  

• A walkway connects the Concorde Way Park to White Estates and there is an option for additional 
land to increase the size of the park.  

• The developer will be required to have a walkway connecting the front of the mixed-use building 
facing Highway 2, along White Road, to the driveway entrance on White Road; thereby creating a 
safe pedestrian space where there currently is no sidewalk.  

• The proposed development utilizes an underdeveloped piece of land in the serviced area and 
water/wastewater services are not required to be expanded to service the development.   

 

 

Citizen Engagement  
Planning staff have complied with the 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) was 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.  
 



After a change to the proposed application, 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 included:   

• the extension of Lacy Ann Avenue 
• increased traffic on White Road 
• increased traffic in the general area  
• crosswalk across Highway 2 
• capacity of the school 
• height of buildings 
• 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.  
 
First reading of the proposed MPS and LUB amendments and initial consideration of the development 
agreement was given by Council at their April 2021 meeting. A questionnaire was mailed to residents within 
300 m of the subject lands asking for their comments. Results of the questionnaires have been provided to 
Planning Advisory Committee members for their review. In general, comments made on the questionnaires 
were similar to the comments made at the public information meetings. In addition, a few of the returned 
questionnaires also mentioned other development taking place in Enfield that is not being considered as part of 
this application. Of the questionnaires that were mailed, 22 questionnaires were returned with responses.  
 
Many of the concerns raised by residents have been addressed under the Policy Analysis section of this report, 
such as items related to traffic, intersection design, the crosswalk, and school capacity. Parking will be 
addressed by the minimum parking requirements of the Land Use Bylaw. Building height was identified by many 
of the residents who responded to the questionnaire. Under the Land Use Bylaw, the Mixed Use Centre (MC) 
Zone permits a building to be constructed to a height of 15 m, which would permit a 4-storey building if the 
building is constructed of wood or a 5-storey building if the building was constructed of concrete. In addition, 
there is a 4-storey building currently being constructed of wood in Lantz that will be of similar height to the 
proposed 6-storey buildings that are to be constructed of concrete; due to the ground floor of the proposed 6-
storey buildings being constructed at grade with the existing sidewalk.   
 
As part of the negotiation for the proposal, Planning staff and the developer have worked together to create a 
plan that allows the developer to achieve the density they are looking for while ensuring that the Municipality 
receives approximately 1,114 m2 (12,000 square feet) of commercial space, a quasi-public hardscaped plaza, a 
walkway from the plaza to the entrance of the driveway access on White Road, bike racks in front of the 
building adjacent to the commercial area, and the ability to increase the size of the Concorde Way Park. If the 
application moved forward as-of-right, there would be no requirement for commercial space and any upgrades 
to create a pedestrian friendly environment would not be required.  
 
 
 
 



 

Conclusion 
Planning staff have reviewed 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 has been 
evaluated using all applicable policies in the Municipal Planning Strategy. Staff are recommending approval of 
the application. Planning staff and the developer have worked together to create a plan that allows the 
developer to achieve the density they are looking for while ensuring that the Municipality receives 
approximately 1,114 m2 (12,000 square feet) of commercial space, a quasi-public hardscaped plaza, a walkway 
from the plaza to the entrance of the driveway access on White Road, bike racks in front of the building 
adjacent to the commercial area, intersection improvements, and the ability to increase the size of the 
Concorde Way Park. These items work together to encourage pedestrian oriented activity and connections, and 
helps to create a possible transit node to support a future transit route along Highway 2. All of which are items 
that contribute to the New Urbanist form of development that Council has endorsed in their Official 
Community Plan, and in particular the Walkable Comprehensive Development District. 

 

 

Recommendation 
That second reading and approval be given to the MPS and LUB mapping amendments and final consideration 
and approval be given to entering into a development agreement for lands identified as PID 45329901, PID 
45379864, and PID 45410503, Enfield.  
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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. 



Title of Minutes – Date 
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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? 

 
 
 
 
 



 
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: 

 

 

Applicant:  

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

 

A request for a Walkable Comprehensive Development District (WCDD) 
has been made by WM Fares Architects on behalf of Monk Mobile 
Corporation Limited and Allison Land Surveys Limited. Planning staff do 
not feel that implementing the Walkable Comprehensive Development 
District (WCDD) for lands identified as PID 45329901, PID 45379864, and 
PID 45410503, Highway 2, Enfield will negatively impact the community 
of Enfield. In accordance with the MPS policies, the applicant has 
demonstrated that by requesting the WCDD designation a more 
comprehensive development may be designed, which considers critical 
traffic connections and improvements, requires commercial 
development, street facing façade improvements, and open space.  
 
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 the proposed application 
will lead to better community design than what could be achieved 
through an as-of-right development.  
 
In conclusion, Planning staff feel that designating the subject lands to 
WCDD is a positive move in designing this area.  

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 map. 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 change the designation and zone of three 
properties to the Walkable Comprehensive Development District (WCDD) 
Designation and Zone and to apply to enter into a development 
agreement with the Municipality. A total of 18 townhouses and three 
multiplexes for a total of 198 dwelling units, with one multiplex having 
commercial space on the ground floor, are proposed for the subject 
lands. 
 

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 use elements through the use of 
a development agreement. The 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 Finance Staff, at 
complete build out the WM Fares Architects application is expected to 
bring a financial benefit to the Municipality of over a $114,638 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 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. The applicant will have to comply with the Municipal 
standards. I&O also indicated that the Municipality doesn’t reserve 
capacity and this development would be subject to available capacity at 
the time the Development Agreement is entered into. 

 
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.  

 

 
The Chignecto Central Regional Centre for Education (CCRCE) was 
provided information about the application and was asked to provide 
their comments; however, no comments have been received. In the 
past, CCRCE has indicated that they do not want to influence 
development applications and that they want to remain neutral, which 
is why, they generally do not comment on development applications. 
CCRCE does review student enrolments annually and plan accordingly.  
 
The Enfield District Elementary School is walkable from the subject 
lands. 
 
There is a Municipally owned park on Concorde Way that is within 
walking distance of the subject lands. PRC has requested a walkway 
from the Lacy Anne Avenue extension to the park. As well, PRC has the 
option to negotiate for a piece of land to make the Concorde Way Park 
larger at time of Subdivision.  
 

 
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 Analysis has been completed for the proposal. Nova 
Scotia Public Works has accepted the study and has requested the 
following intersection improvements be included in the development 
agreement.   
 
Intersection improvements are required in consultation with Nova Scotia 
Public Works:  
 
a. A signalized intersection is required at the intersection of White Road 

and Highway 2. The intersection design shall incorporate left turn 
lanes at the signalized intersection with an access management 
exercise being conducted in the area along the east side of Highway 
2 to improve safety and increase traffic flow for all users. Any 
proposed access management improvements must be approved by 
NSPW. 
 

b. Lacy Anne Avenue shall be extended to Highway 2 and the 
intersection shall be designed as a right-in/right-out intersection. A 
curbed raised median on Highway 2 shall be required where the right-
in/right-out intersection will be placed to prevent left turns.  
 

c. An agreement for intersection funding between Nova Scotia Public 
Works, the Municipality, and the Developers shall be agreed upon 
prior to the Development Officer issuing a development permit for 
the Development.   

 
 

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.  

 

 
There is a wetland on the subject property and the applicant has 
applied for and received a permit to alter the wetland. All alterations 
are to be completed in accordance with the permit from Nova Scotia 
Environment and Climate Change.  
 

 
g) Creating a leap frog, scattered, or 

ribbon development pattern as 
opposed to compact and orderly 
development.  

 

The subject lands are located within the serviceable boundaries. 
Although the adjacent lands are not zoned WCDD, the pattern of 
development is relatively consistent with adjacent development 
patterns. Large multiplexes are located on Concorde Way and two new 
multiplexes are under construction along Highway 2. In addition, if the 
development of the lands were to proceed as-of-right, the MC Zone 
would permit the development of mixed-use capable buildings up to 42 
units on a portion of the subject lands. The townhouses are also similar 
to the development pattern on Concorde Way.  
 

 
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.  

 
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 on-street townhouses, multiplexes and a mixed-use building 
with commercial space.  
  

 
b) Number of buildings.  

 

The application proposed is for 18 townhouse units, 180 apartment units 
and approx. 1,114 m2 of commercial space.   



 
c) Yard setbacks.  

 
 

Yard setbacks have been identified on the site plan. The proposed 
townhouses on the Lacy Anne Avenue extension are proposed to be 
setback a min. of 3 m from the property lines; the townhouses on White 
Road a min. of 4.5 m from the existing R1 lot; the proposed 4-storey 
building will be setback approx. 40 m from the nearest dwelling on 
White Road; and the proposed 6-storey buildings will be setback approx. 
60 m from the nearest dwelling on White Road.  
   

 
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 only new street proposed is the extension of Lacy Anne Avenue. The 
street will be located where the Municipality already has a service 
easement. The proposed extension will have a sidewalk and street 
trees. The proposed intersection will be designed as a right-in/right-out 
design.  
 

 
g) Access to and egress from the site, 

parking.  
 

Access to the proposed site will be through the extension of Lacy Anne 
Avenue and White Road. Townhouses on Lacy Anne Avenue will have 
road frontage, townhouses on White Road will have road frontage but 
access to the dwellings will be from a common driveway off of White 
Road. The multiplexes and mixed-use building will be accessed from a 
private driveway/parking area; one access from Lacy Anne Avenue and 
the second access from White Road. The driveway cannot be used as a 
cut through due to the placement of removable bollards.  
 
In general, parking requirements for high density areas and mixed-use 
areas will have to comply with the requirements of the LUB, as 
amended. Parking will be a mix of above ground and underground 
parking.  

 
h) Open storage and outdoor display.  

 

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

 
i) Signage.  

 
Signage has been outlined in the 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 subject site does have a wetland and the applicant has received 
permission from Nova Scotia Environment and Climate Change to alter 
the wetland. The subject lands are not adjacent to either the moderate 
risk or high risk flood zones. A detailed stormwater management plan 
will be required to be submitted as part of the subdivision application 
for the proposed development. In addition, the Lot Grading and 
Drainage Bylaw is applicable to the development. The site is not 
particularly susceptible to flooding.  
 



 
 
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.  

 

In accordance with the LUB, buffering is not required between the 
townhouses and single- or two-unit dwellings; however, the 
development agreement does require a buffer. In accordance with the 
requirements of the development agreement the developer will be 
required to plant trees between the townhouse units and the existing 
residential development. In addition, trees are proposed to be placed 
along the property line of the multiplex on lot 5 and the townhouses 
and along Highway 2. Street trees are also required in accordance with 
the Subdivision Bylaw.  
 
Egress and ingress to the subject site has been reviewed by Nova Scotia 
Public Works and the Municipal Department of Infrastructure and 
Operations, and based on their comments provisions have been added to 
the draft 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.  
 

Pedestrian movement into and out of the development will be 
accommodated with a sidewalk along the proposed Lacy Anne Avenue 
extension, which will connect into the sidewalks along Highway 2. As 
part of the mixed-use building there will be a quasi-public hardscaped 
plaza, a walkway from the plaza to the entrance of the driveway access 
on White Road, and bike racks in front of the building adjacent to the 
commercial area; making the area attractive to pedestrians. In addition, 
there will be a walkway connecting the Lacy Anne Avenue extension to 
the Municipal park on Concorde Way.  
 
The requirement for a signalized intersection at White Road and 
Highway 2 will allow for a crosswalk across Highway 2, which benefits 
the greater community.  

 
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.  
 

A detailed stormwater management plan will be required at time of 
Subdivision and it will have to comply with the Municipal Standards. 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.  
 

 
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 
 compliments the character of the 
 community.  
 

198 dwelling units and approx. 1,114 m2 of commercial space are 
proposed for the development. Although the adjacent lands are not 
zoned WCDD, the pattern of development is relatively consistent with 
adjacent development patterns. Large multiplexes are located on 
Concorde Way and two new multiplexes are under construction along 
Highway 2. In addition, if the development of the lands were to proceed 
as-of-right, the MC Zone would permit the development of mixed-use 
capable buildings up to 42 units on a portion of the subject lands. The 
townhouses are also similar to the development pattern on Concorde 
Way. 
 
Townhouse design requirements are proposed to be similar to what is 
permitted as-of-right in the R2-T Zone. Multiplexes are proposed to be 
higher than what is permitted as-of-right but the overall design features 
should be similar. The mixed-use building will be different from 
adjoining buildings but its design will encourage pedestrian activity and 
will create an interesting and varied streetscape along Highway 2.  
 

 
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. 
 

Pedestrian movement into and out of the development will be 
accommodated with a sidewalk along the proposed Lacy Anne Avenue 
extension, which will connect into the sidewalks along Highway 2. As 
part of the mixed-use building there will be a quasi-public hardscaped 
plaza, a walkway from the plaza to the entrance of the driveway access 
on White Road, and bike racks in front of the building adjacent to the 
commercial area; making the area attractive to pedestrians. In addition, 
there will be a walkway connecting the Lacy Anne Avenue extension to 
the Municipal park on Concorde Way.  
 

 
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 proposed extension of Lacy Anne Avenue will be designed in 
accordance with the requirements of the Municipal standards. A 
sidewalk and street trees will be included with the street cross-section. 
The extension of Lacy Anne Avenue allows for better connectivity for 
pedestrians and vehicular traffic. Although there are no active 
transportation routes for the development to connect into, the 
development does connect into sidewalks, has a walkway to the park on 
Concorde Way, and has bike parking in front of the mixed-use building. 
The mixed-use building will add to the visual variety and interest of 
Highway 2 by having commercial space on the ground floor, a quasi-
public hardscaped plaza, a walkway from the plaza to the entrance of 
the driveway access on White Road, and bike racks in front of the 
building adjacent to the commercial area.   

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 
 one development within the WCDD 
 shall compromise or overwhelm the 
 walkable, mixed use residential 
 development focus of the WCDD. 
 

The applicant has ensured that the focus of the development is a mixed-
use community that has townhouses, apartment units, and commercial 
space and encourages walkability through direct access to the sidewalks 
along Highway 2 from the two 6-storey multiplexes. Walkability is also 
encouraged with the sidewalk along the proposed Lacy Anne Avenue 
extension, the walkway to the Municipal Park on Concorde Way, and by 
the requirement for a signalized intersection at White Road and 
Highway 2, thereby allowing for a crosswalk across Highway 2.   

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 proposed development is 
expected to bring a financial benefit to the Municipality of over a 



$114,368 a year. 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. 
 

East Hants has a service easement across the subject lands where 
Municipal water and wastewater pipes are located. 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. I&O also 
indicated that the Municipality doesn’t reserve capacity and this 
development would be subject to available capacity at the time the 
Development Agreement is entered into.  
 

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.  
 

Lacy Anne Avenue is proposed to be extended to Highway 2 as part of 
the application; the proposed extension will have a sidewalk for 
pedestrian circulation. In addition, the intersection will be designed as 
a right-in/right-out design, which will prevent traffic from turning left 
on Highway 2. As part of the proposal, the intersection at White Road 
and Highway 2 will have to be upgraded to a signalized intersection. 
Installation of traffic lights at White Road and Highway 2 allows for a 
crosswalk to be put across Highway 2, allowing residents of White 
Estates to access Avery’s. The extension of Lacy Anne Avenue to 
Highway 2 will help in creating a grid-like pattern.    
 
There is an existing sidewalk along Highway 2 and the proposed 
multiplex and mixed-use building will front on Highway 2. The 
commercial space in the mixed-use building will have bike parking in 
front of the building and the commercial premises will front on Highway 
2.  

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

The Chignecto Central Regional Centre for Education (CCRCE) was 
provided information about the application and was asked to provide 
their comments; however, no comments have been received. In the 
past, CCRCE has indicated that they do not want to influence 
development applications and that they want to remain neutral, which 
is why, they generally do not comment on development applications.  
 
Parks, Recreation and Culture staff have indicated that they would like 
to have a walkway that connects the proposed development from Lacy 
Anne Avenue to the municipal playground on Concorde Way. In addition 
to the walkway, if the application is approved, at the time of 
subdivision, the Municipality and the Developer may negotiate for an 
additional piece of open space from Lot 1 and/or Lot 2 to be 
consolidated with the Municipal Park on Concorde Way. If no additional 
parkland is acquired, the Municipality shall accept cash-in-lieu of 
parkland, or work-in-kind, or a combination of both equal to 9.3% of 
assessed value of proposed lots at time of endorsement of approval of a 
final plan of Subdivision. 
 

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. 
 

Pedestrian movement into and out of the development will be 
accommodated with a sidewalk along the proposed Lacy Anne Avenue 
extension and connection into the sidewalks along Highway 2. As part of 
the mixed-use building there will be a quasi-public hardscaped plaza, a 
walkway from the plaza to the entrance of the driveway access on 
White Road, and bike racks in front of the building adjacent to the 
commercial area; making the area attractive to pedestrians. In addition, 



there will be a walkway connecting the Lacy Anne Avenue extension to 
the Municipal park on Concorde Way.  
 

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. 
 

A sidewalk will be included with the extension of Lacy Anne Avenue and 
will connect into the sidewalk along Highway 2. A walkway is proposed 
to connect Lacy Anne Avenue to the Municipal Park on Concorde Way. 
There are no active transportation routes in the area for the 
development to link up with.   

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 extension of Lacy Anne Avenue will allow for better circulation of 
both vehicle and pedestrian circulation. The intersection at Lacy Anne 
Avenue and Highway 2 is proposed to be designed as a right-in/right-out 
intersection design, which reduce conflict from left turning traffic. A 
sidewalk will also be constructed as part of the design for Lacy Anne 
Avenue. The intersection at White Road and Highway 2 is proposed be 
upgraded to a signalized intersection, which will allow for a safer 
crossing for pedestrians across Highway 2. The proposed multiplexes 
facing Highway 2 will have pedestrian access into the buildings and the 
multiplex with commercial space will have a quazi-public hardscaped 
plaza in front of the building and the commercial space will front 
Highway 2.  
 

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. 
 

Land uses identified in the draft development agreement include on-
street townhouses, a 4-story multiplex, a 6-storey multiplex and a 
mixed-use building with commercial on the bottom floor and residential 
on the floors above.  
 

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. 
 

Due to the smaller nature (198 units) of the proposed development a 
phasing plan has not been requested.  
 

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

Parks, Recreation and Culture staff have indicated that they would like 
to have a walkway that connects the proposed development from Lacy 
Anne Avenue to the municipal playground on Concorde Way. In addition 
to the walkway, if the application is approved, at the time of 
subdivision, the Municipality and the Developer may negotiate for an 
additional piece of open space from Lot 1 and/or Lot 2 to be 
consolidated with the Municipal Park on Concorde Way. If no additional 
parkland is acquired, the Municipality shall accept cash-in-lieu of 
parkland, or work-in-kind, or a combination of both equal to 9.3% of 
assessed value of proposed lots at time of endorsement of approval of a 
final plan of Subdivision.  
 
 

d) Architectural controls, site controls, 
and stormwater controls, and 
without limiting the generality of 
the foregoing, the following are 
examples: controls for external 

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. As an 
example, no buildings are to be completely cladded in vinyl siding. All 



appearance and design of 
structures; yard and setback 
variations; berms, buffers, screens, 
fences, recontouring, and 
landscaping treatments; maximum 
lot coverage; and stormwater 
controls. 
 

disturbed areas of the site are to be landscaped and setbacks have been 
identified on the site plan.  
 
Detailed stormwater management plans will be required upon 
subdivision application and will have to be in compliance with the 
Municipal standards.  
 

e) Matters regarding subdivision of 
lands within the WCDD including the 
quality, quantity and placement of 
proposed open space.  
 

Open space requirements for subdivision approval have been included in 
the draft development agreement. There is an existing Municipal Park 
on Concorde Way, the Municipal Department of Parks, Recreation and 
Culture have requested a walkway between the proposed Lacy Anne 
Avenue extension and the park. In addition, PRC has the ability to 
negotiate for a piece of land at time of Subdivision application from the 
applicant that would increase the size of the Park on Concorde Way. 
Any remainder in contribution will be provided to the Municipality as 
cash-in-lieu.  
 

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 198 more dwelling 
units to the community of Enfield. This proposed development will have 
a small impact on the community. In regards to traffic circulation, the 
addition of a signalized intersection at White Road and Highway 2 will 
help to improve vehicle and pedestrian circulation ingress and egress 
from White Estates.  
 
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; and amendments 
to architectural design criteria.  
 
Matters dealing with Provincial Departments are also considered 
unsubstantial.  
 

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. 

 

No hours of operation have been identified for the commercial space. As 
shown on the site plan, the majority of the site will be used for 
residential purposes. The multiplexes have been setback as far as 
possible from existing single and two unit development. On-street 
townhouses are to act as a medium density buffer between the existing 
lower density development and the higher density development. Higher 
density development is proposed to be located adjacent Highway 2, 
which matches the development pattern established by other 
developments in the area.    
 



In accordance with the LUB, buffering is not required between the 
townhouses and single- or two-unit dwellings. In accordance with the 
requirements of the development agreement, the developer will be 
required to plant vegetation between the townhouse units and the 
existing residential development. In addition, trees are proposed to be 
placed along the property line of the multiplex on lot 5 and the 
townhouses and along Highway 2. Street trees are also required in 
accordance with the Subdivision Bylaw.  
 

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. 

Municipal water and wastewater pipes already run through the proposed 
development where Lacy Anne Avenue is proposed to be extended. It 
was always the intention that Lacy Anne Avenue would be extended in 
the future. Capacity is not reserved until the development agreement is 
entered into. The Regional Centre for Education has been given the 
opportunity to comment on the application but has decided not to 
comment. A walkway is proposed to be constructed from the proposed 
Lacy Anne Avenue extension to the Municipal Park on Concorde Way, in 
addition, the Municipality can negotiate for a piece of land for the 
Concorde Way park at time of Subdivision. 
  

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. 

 

The proposed development will improve both vehicular circulation and 
pedestrian circulation. Extending Lacy Anne Avenue to Highway 2 
provides better connectivity for both vehicles and pedestrians. In 
addition, the intersection at White Road and Highway 2 is required to be 
upgraded if the application moves forward, which includes the 
installation of traffic lights and left turn lanes. A signalized intersection 
will allow for a crosswalk for pedestrians crossing Highway 2.  

d)  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 human-scaled, is 
 easily accessible to active 
 transportation users, and if it 
 promotes visual variety and 
 interest for active transportation 
 users. 

Lacy Anne Avenue is proposed to be extended to Highway 2 as part of 
the application; the proposed extension will have a sidewalk for 
pedestrian circulation. In addition, the intersection will be designed as 
a right-in/right-out design, which will prevent traffic from turning left 
onto Highway 2. As part of the proposal, the intersection at White Road 
and Highway 2 will have to be upgraded to a signalized intersection. 
Installation of traffic lights at White Road and Highway 2 allows for a 
crosswalk to be put across Highway 2, allowing residents of White 
Estates to access Avery’s.   

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

 

There is a limited amount of WCDD land left for development. The 
proposed development utilizes an underdeveloped piece of serviced 
land and creates a continuous urban form along Highway 2.  
 

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 

A professionally drawn concept plan has been submitted by the 
applicant. Drawn on the concept plan is the location of the multiplexes, 
townhouses, walkway, street network, trees, parking area, driveway, 
and amenity area.  



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

In accordance with the LUB, buffering is not required between the 
townhouses and single- or two-unit dwellings. In accordance with the 
requirements of the development agreement the developer will be 
required to plant trees between the townhouse units and the existing 
residential development. In addition, trees are proposed to be placed 
along the property line of the multiplex on lot 5 and the townhouses 
and along Highway 2. Street trees are also required in accordance with 
the Subdivision Bylaw.  
 

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 198 dwelling units proposed for a 2.69 hectare 
site. The overall density of the development is 74 dwelling units per 
hectare. The applicant has proposed townhouses adjacent to the 
existing residential development as a transition to higher density 
development on the site. Multiplexes are located on adjacent lands 
along Highway 2, on Concorde Way, and a site plan has been submitted 
for new multiplexes for lands at 428 Highway 2. The MC Zone along this 
portion of Highway 2 permits applications for multiplexes and mixed-use 
buildings to be submitted as-of-right through site plan approval. The 
proposed buildings are not necessarily the same in their design – the 
width is longer facing the street and the height of the proposed 
multiplexes allows for six stories. 
  

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 Finance Staff, at 
complete build out, the proposed development is expected to bring a 
financial benefit to the Municipality of over $100,000 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 townhouses, multiple unit dwellings, and 
a mixed-use building. Maximum height of a multiple unit building is 6 
habitable storeys (18.5 m).  
 

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 

On-street townhouse design requirements will be similar to the design 
requirements of the LUB in terms of design. Structures shall not be 
completely cladded in vinyl siding and the architectural detailing of the 
multiplexes shall include lintels, pediments, pilasters, overhangs, etc.. 
on all facades of the building.    



 are reasonably consistent with the 
 style and 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 2.69 hectares in area. In accordance with the 
LUB, buffering is not required between the townhouses and single- or 
two-unit dwellings. In accordance with the requirements of the 
development agreement the developer will be required to plant trees 
between the townhouse units and the existing residential development. 
In addition, trees are proposed to be placed along the property line of 
the multiplex on lot 5 and the townhouses and along Highway 2. Street 
trees are also required in accordance with the Subdivision Bylaw.  
 

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. 

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

Ten years to complete the development from the date of registration of 
the development agreement.   
  

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 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. 
 

Signage shall be permitted in accordance with the provisions of the 
development agreement.  
 

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

As per NSE regulations. There is a small wetland on the subject lands, 
the applicant has applied for and received a permit from Nova Scotia 
Environment and Climate Change to alter the wetland.  

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

A detailed stormwater management plan will be required at time of 
Subdivision and it will have to comply with the Municipal Standards. 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 subject lands are not densely treed, most of the land is scrub 
vegetation. Any areas of the site that are disturbed will have to be 
landscaped. The site plan requires the applicant to plant trees between 
the proposed townhouses and the existing residential development, 
along the front property line between the proposed apartment buildings 
and Highway 2, and along the rear property line of the four-storey 



apartment building. In addition, street trees will be required in 
accordance with the Subdivision Bylaw.   
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