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STAFF REPORT 
Planning and Development Department  

 

 

 

Subject: FH Development Group – WCDD development agreement application  
To: CAO for Planning Advisory Committee, May 17, 2022  
Date Prepared: May 11, 2022  
Related Motions: PAC21(22) April, C21(137), PAC22(13) February, C22(55), PAC22(34) April and 

C22(147) 
 

Prepared by: Rachel Gilbert, Manager of Planning  
Approved by: John Woodford, Director of Planning and Development  

 

Summary 
FH Development Group has submitted an application for a Walkable Comprehensive Development District 
(WCDD) which is being considered through a development agreement application.  The drafting of the 
development is complete and planning staff are recommending approval of the application. 
 
 

Financial Impact Statement 
A financial impact statement has been provided with this report.  The financial analysis estimates an annual 
financial benefit to the municipality of $479,528, based on several assumptions. 
 
 

Recommendation 
That approval be given to the development agreement.  
 
 

Recommended Motion 
Planning Advisory Committee recommends that Council approve the development agreement by FH 
Development Agreement for 662 dwelling units in Elmsdale. 
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Background 
The Municipality received an application in March 2021 from FH Development Group to consider a WCDD 
development for three large properties in Elmsdale.  The land is zoned Two Dwelling Unit (R2) Zone but 
designated WCDD.  Policies in the Municipal Planning Strategy require a development agreement be entered for 
the development of a Walkable Comprehensive Development District.   
 
Staff presented an initial report in April 2021.  Since that date the developer has amended their concept plan 
which includes amendments to deal with staff comments. 
 
This report is intended as an update on the application now that the negotiations and staff review are nearing 
completion.  Staff estimate that the drafting of the development agreement is about 90% complete.  Approval 
is needed from Council to schedule a public hearing. 
 
At the PAC meeting in February 2022 staff presented a second report on the application seeking approval to 
schedule a public hearing.  At that time staff also presented plans which had been amended since the initial 
submission.  Amendments included the size and location of the parks; a realignment of a road; and 
amendments to the multi-unit residential area.  The changes to the multi-unit residential area caused some 
discussion as the buildings had been increased from four stories to six stories.  PAC wanted to give local 
residents an opportunity to comment on the proposed changes.  Questionnaires have been mailed out to 
property owners within 300 metres of the application site.   
 
The applicant listened to the concerns of PAC raised at their February 2022 meeting and have amended the 
multi-unit residential area.  The apartment buildings are now a maximum of four stories in height and some of 
the buildings have been changed to townhouse buildings with a maximum height of 11m.  Staff provided 
comments to the developer about concerns from residents on the MacKeyes Lane and they have submitted a 
further amendment to the multi-unit residential areas in May 2022. 
 
 
 

Subject Properties 
The application relates to three properties (PID# 45083581, 
PID# 45244225 and PID# 45084399) in Elmsdale which are owned 
by the applicant.  There is a small parcel of land at the end of 
Roulston Drive (PID# 45389491) which will provide access from 
the WCDD development to Roulston Drive and this land is owned 
by the applicant.  
 
All three main sites are designated Walkable Comprehensive 
Development District (WCDD) but are zoned Two Unit Dwelling 
(R2) Zone. The WCDD designation enables this application to be 
considered.  The WCDD zone was not applied to the lands as it 
provided more flexibility should the developer had planned to 
have developed his properties with as-of-right R2 
developments.  The development agreement is enabled through the designation and not the zone.  
 
The three main properties are approximately 31 hectares in size (77 acres) and are undeveloped.  The land is 
located between the Elmwood Drive subdivision and subdivisions accessed off Highway 214.  New roads are 
proposed to link to the existing Roulston Drive, Pine Hill Drive, Beech Street and Elmwood Drive. 
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Development Proposal 
The purpose of the application is to permit a Walkable Comprehensive Development District through a 
Development Agreement. Development within a WCDD Zone is permitted only by Development Agreement. A 
concept plan has been submitted which shows a mixture of housing types, park and open space, and 
stormwater management areas.  A copy of that concept plan has been included as Appendix A to this staff 
report.   
 

 
 
Based on negotiations with municipal staff and also due to market demands, the developer has made some 
changes to their initial concept plan.  The main changes since the original plan was submitted include: 

• Park 2 has been moved and increased in size.  The original plan had a smaller area closer to the 
southern multi-unit residential area. 

• There was originally a small area of proposed open space next to a watercourse which has been 
removed. 

• An easement through the multi-unit residential is proposed which will enable a trail to be constructed 
between the development and Highway 2.   

• The road alignment of Streets B, C, D and E have been amended. 
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• Some of the original walkways have been removed.  These are not required through the subdivision 
bylaw or requested by Parks, Recreation and Culture. 

• The width of the proposed non-disturbance areas have been reduced to 10 metres wide.  They were 
originally proposed as approximately 20 metres wide.  The site plans for these two areas does show 
more than a 20 metre setback from the multi-unit buildings to neighbouring properties on Vernon Court 
and also MacKeyes Lane. 

• The concepts for the multi-unit residential areas have been amended.  These amendments are 
discussed further in the report. 

 
 
The applicant has provided the following information on the proposed number of units for each type of 
housing.   
 
LOT TYPE LOTS UNITS 
Single Family: 119 119 
Semi-detached 76 152 
Townhouses 12 48 
Multi-unit Residential 2 343 
Total 235 662    (21 UPH) 

 
 
 

Discussion 
 
STRATEGIC ALIGNEMENT 
The 2021-2024 East Hants Strategic Plan identifies ‘Strong Community’ as one of the four areas of strategic 
focus.  The proposed development provides for a mix of housing types, large open space areas, and an active 
transportation network which helps to support a strong community. The mix of housing types also encourages 
‘Economic Prosperity’ which is also one of the four areas of strategic focus.   
 
LEGISLATIVE AUTHORITY 
The legislative authority is set out in the Municipal Government Act (MGA), Part VIII. This part of the MGA 
enable development agreements to be considered subject to policies of the Municipal Planning Strategy and 
sets out the process for the DA’s to be considered.  
 
FINANCIAL CONSIDERATIONS 
There will be a financial benefit to the municipality if this application is approved.  The development of the 
property through as-of-right development will also result in a financial benefit to the municipality. 
 
MUNICIPAL PLANNING STRATEGY POLICY ANALYSIS 
The Planning and Development Department will review the proposed application based on the applicable 
policies contained in the Municipal Planning Strategy. To address potential compatibility issues with 
neighbouring residences, and to comply with criteria applied to consideration of this application, Staff have 
requested comments from internal departments and external agencies, including Nova Scotia Department of 
Public Works. A detailed table of the evaluative criteria from the enabling policies and corresponding 
comments from Staff and reviewing agencies will be attached to the final report.  
 
Council has designated the land as Walkable Comprehensive Development District (WCDD) in the Municipal 
Planning Strategy.  The designation enables the zoning to remain in place until such time as landowners come 
forward with a proposal to enable the WCDD through a development agreement.  As the property is zoned for 
R2 the applicant could decide to develop as-of-right through the subdivision process and connect in the same 
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way to existing streets, subject to Nova Scotia Pubic Works requirements being met.  The development of the 
properties through a WCDD development agreement would enable a mixture of housing types which meets the 
needs of the wider community.   
 
The East Hants Workforce Development Plan, recently adopted by Council in February 2022, identified that 
access to affordable housing is a barrier to businesses in East Hants and there are challenges with availability 
of affordable housing options.  Whilst the FH Development proposal does not include any ‘affordable housing’ 
as supported through a funding or government program, the mixture of housing including smaller units, which 
provides for some price points which are more affordable than larger single or even larger semi-detached 
housing.  It’s this variety of housing sizes and styles which helps businesses attract and retain employees for all 
levels.  In addition to this it’s worth noting that not everyone is able to purchase a home or even interested in 
owning a home so this development provides an option for rental units. 
 
In addition to the mixture of housing types, the WCDD also proposes a sidewalk plus an active transportation 
trail which would not be required under the subdivision bylaw.   
 
Section C3 – Urban Design and Community Character, outlines the criteria for the consideration of development 
agreements in Walkable Comprehensive Development District (WCDD) designated lands. Staff will review the 
criteria within section C3, and other criteria within the Municipal Planning Strategy, and will present an 
analysis in the final staff report.  
 
Traffic Study & Intersection Improvements 
Griffin Transportation Group Inc. has prepared a Traffic Impact Study (TIS) on behalf of the application.  The 
study has been reviewed by Nova Scotia Public Works and they have approved and accepted the TIS findings 
and recommendations.  A copy of the traffic study has been provided for PAC to review. 
 
The following recommendations were developed based on the findings from the study – notes from planning 
staff have also been provided in italics. 
 

• That the following intersection upgrades be implemented: 
o Trunk 2 / Elmwood Drive intersection: The analysis results suggest this intersection is in 

immediate need of a northbound left turn lane (15m long, plus taper) and a southbound right 
turn lane (deceleration distance only). In addition, the analysis also indicates that traffic 
signals will eventually be warranted under the full build-out scenario. However, the installation 
of signals can be deferred until later in the development process. - The developer will enter 
into an agreement with NSPW regarding the intersection improvements of Highway 2 and 
Elmwood Drive and the intersection improvements shall be completed to the satisfaction of 
NSPW.  The development agreement indicates that a maximum of 600 units will receive a 
permit before the improvements are constructed.  This amount is under review by NSPW and a 
final number will be added to the development agreement. 

o Route 214 / Roulston Drive intersection: A new eastbound auxiliary right turn lane be installed 
(right turn lane from Hwy 214 into Roulston Drive). One inbound and one outbound lane will 
provide sufficient capacity. –The developer will be responsible for the design and construction 
of the East-bound auxiliary right turn lane from Highway 214 into Roulston Drive.   

o Route 214 / Hwy 102 NB Ramps - Sobeys Access: Traffic signal timing changes will be required 
in the future in order to manage vehicle queues at these two closely-spaced signalized 
intersections. 
 

• In addition to recommendations regarding intersection upgrades the NS Public Works also provided 
recommendations or comments regarding: 
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o Roulston Drive:  upgrades to this road – municipal staff are in negotiation with the department 
of Public Works will be completing the upgrades of this gravel road prior to handing over the 
ownership of this road to the municipality. 

o Connection of Roulston to Elmwood:  timing of connection – the connection of Elmwood Drive 
and the new portion of Elmwood Drive will be in the final phase of the development.  

o There may be a need for traffic calming along Elmwood Drive - the Developer will be 
responsible for the Design and Construction of traffic calming on the new section of Elmwood 
Drive.  The Design of the traffic calming is subject to approval by the Municipality. 

 
 
Roulston Drive 
Roulston Drive is owned by NS Public Works and is a gravel road which serves four existing dwellings.  If this 
road is to connect to the proposed WCDD development the road needs to be upgraded to municipal standards.  
Staff are currently in process of discussing the future upgrades and ownership of Roulston Drive with NS Public 
Works.  An agreement has been drafted, subject to approval by Council, whereby NS Public Works upgrades the 
road and builds an active transportation sidewalk.  The road can then be considered for take over by the 
municipality for future maintenance as part of future considerations. 
 
Municipal staff had initially discussed that part of the cash open space contribution would pay for the 
construction of an AT sidewalk along this stretch of existing road.  The developer would therefore be 
supporting the upgrades of Roulston Drive through part of their open space contributions.  This would link to 
the AT sidewalk proposed by the developer and would help to build a larger AT network through the corridor.  
In discussing the upgrades with NS Public Works, they mentioned that they might be able to construct the AT 
sidewalk through a program they have to encourage active transportation through the province.  If this is the 
case then the cost of building the 1.8 metre wide concrete sidewalk may be paid for by the developer through 
their open space cash contribution.  The cost of constructing a 1.8 metre wide concrete sidewalk is similar to 
the cost of constructing an asphalt 3 metre wide AT sidewalk. 
 
Infrastructure 
The Municipal Department of Infrastructure and Operations has commented that municipal water and waste 
water capacity will be allocated to this development as each phase is submitted for subdivision. 
 
Stormwater Management 
The developer will be required to manage stormwater on their site and not increase any stormwater for 
adjacent properties.  The concept plan shows the three stormwater management areas.  At each subdivision 
application stage, the developer will be required to submit a detailed stormwater management plan, to be 
prepared by a professional engineer. 
 
There are existing stormwater issues in the area and a letter to Council in October 2021 from residents 
identified some of the challenges they are experiencing.  The Municipal Standards for stormwater management 
identifies how the management system addresses the downstream effects.  Pre-and post development 
stormwater flows must be balanced through the use of stormwater management ponds, oversize pipes, flow 
control structures, etc.  The design of these structures should limit the post development discharge for the 5, 
10 and 100 year design storms.  
 
The municipality does not have a mandate to act to address the existing issues as per the Storm Drainage 
Policy.  However, some additional stormwater management improvements could be explored further through 
the Storm Drainage Policy, section 6; 
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Open Space 
The image below is taken from the initial concept plan submitted with the application.  The two open spaces 
identified, one alongside the watercourse and one between Street B and Street C have been removed and 
replaced with a larger area of open space located alongside Elmwood Drive. 
 
Initial concept plan          Current Concept Plan 

 
 
 

 

 

 

 

 

 

Staff in Parks, Recreation and Culture requested the developer make these changes.  The placement and size 
of the proposed parks are in accordance with the provisions of the Parks, Open Space and Active Transportation 
Master Plan and the East Hants Playground Development Strategy.  They are also appropriately placed to 
provide walkable playground locations to the community in accordance with the draft Playground Development 
Strategy.  
 
Multi-Unit Residential 
The original concept for the multi-unit residential has been amended since originally submitted.  At the PAC 
meeting in February amended plans were presented which showed six storey buildings.  There was quite a bit 
of discussion at that committee regarding the multi-unit buildings.  The developer heard the concerns of PAC 
and has sought to address those concerns by amending the plans for the multi-unit residential area.  The 
buildings are now proposed with a maximum height of four stories for the multi-unit residential buildings and 
some of the multi-units have been replaced with townhouse buildings which will have a maximum height of 11 
metres which is the same as the height of as-of-right single unit and two-unit residential dwellings.  Since the 
meeting in February 2022, the multi-unit residential buildings have also been moved further away from existing 
low density residential properties on Vernon Court and MacKeyes Lane.  
 
The developer has further amended the plans to remove the townhouse building near MacKeyes Lane to 
address concerns raised by local residents.  
 
The original plans showed four storey apartment buildings, proposed to be laid out as follows. 
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Initial Plan - area next to Vernon Court and Highway 102 

 
 
Initial Plan - area next to MacKeyes Lane 
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New Plan - area next to Vernon Court and Highway 102 

 
 
 
New Plan - area next to MacKeyes Lane 

 
 
 
 
 
Financial Impact Analysis 
Municipal staff have undertaken an analysis of the financial impact of the proposed development.  Details of 
the financial impact has been appended to this staff report as Appendix E which provides details on the 
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estimated revenue to the municipality from taxes and breakdowns of costs associated with providing services 
to the development.  The following estimated amounts have been calculated: 
 
Total Annual Tax Revenue from Development $1,365,950.40 
Total Annual Cost of Providing Services to the 
Proposed Development per Year 

$886,422.23 

Annual Financial Benefit to the Municipality  $479,528.17 
 
The Elmsdale Volunteer Fire Department will receive an estimated $156,000 per year from this development. 
 
The infrastructure charges generated by this development is estimated at almost $3 million. 
 
The financial benefit means that the development pays for itself and also contributes back to the community – 
which might mean new playgrounds or other community facilities, reduced tax rates etc.. 
 
Chignecto Regional Centre for Education 
A letter regarding the application and requesting comments on any school capacity issues has been sent to the 
Chignecto Regional Centre for Education (CCRCE).  No response has been received.  Previously, municipal staff 
met with staff at the CCRCE talk about the large increase in development occurring in East Hants, specifically 
in the corridor area.  The Regional Centre for Education have explained that they cannot commit to capacity 
until they see the need for it.  This means that they don’t proactively monitor potential student numbers and 
plan for increases or declines but they deal with student numbers when they see the changes which may mean 
adding new classrooms and adjusting school boundaries.   
 
The most recent long range outlook from the Chignecto Central Regional Centre for Education (CCRCE) was 
based on September 2020 enrollments.  This information indicated capacity at the elementary schools in 
Enfield and Lantz, plus the Riverside Education Centre and the Hants East High School. The Elmsdale 
Elementary School is indicated as having very little capacity (94% school utilization).   
 
 
 

Citizen Engagement 
Planning staff will comply with the Citizen Engagement Policies of the Municipal Planning Strategy when 
processing this application. An advertisement outlining the proposal and indicating that it is under review by 
staff has been placed in the Chronicle Herald. A letter and questionnaire have been mailed to all property 
owners within 300 m of the subject property asking for comments on the proposed development.  
 
The Municipal Planning Strategy does not require a public information meeting (PIM) for development 
agreement applications, however, Policy CE5 of the MPS encourages other forms of community engagement, 
especially when dealing with issues of significant community impact. Due to the development of the WCDD land 
having a significant impact on the local community due to the size and scale of the development a public 
information meeting was held on (date).    Due to Covid-19 restrictions, the public information meeting was 
held as a digital meeting that residents could join digitally or call and listen to the presentation.  Residents had 
an opportunity to ask questions at the PIM.  Notes from the meeting have been added as appendix D of this 
report. 
 
Questionnaires were mailed to 335 properties.  Responses were received from 42 property owners.  Copies of 
the returned questionnaires and correspondence has been provided to PAC for review.  Staff have summarized 
the questionnaires and this summary is provided in appendix C of this staff report.  The majority of the 
comments were raising objections or concerns; there was a small number of responses which were in support 
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and these have also been summarized; and there were some that were asking questions but did not suggest 
they were in support or objected. 
 
Some of the concerns that had the most comments on were: 

• Concern with increase in traffic and its impact 
• Concern with impact on existing infrastructure  
• Concern with pedestrian safety with the increased traffic 
• Concern with impact on schools 
• Concern with increasing stormwater flooding and its impact on areas already struggling with this issue 

 
Following the PAC and Council meeting in February 2022 a second questionnaire has been mailed to property 
owners within 300 metres of the application property.  The amended plans received following the February 
meeting of PAC were provided to property owners with the questionnaire.  Thirty questionnaires have been 
completed and returned.  The comments are summarized in Appendix C.  The concerns with the most 
comments include: 
 

• Concern with increase in traffic 
• Concern with increase stormwater flooding and its impact on areas already struggling with this issue. 
• Concern with poor condition of existing roads 
• Lots of children in the area and impact of the safety of those children 

 
All of the questionnaires received have been scanned and provided for PAC to review. 
 
 

Conclusion 
FH Developments Ltd. has demonstrated a commitment to the WCDD goal by submitting a proposal that 
encourages walkability and active transportation.  Residential development is proposed to be comprised of 
varying densities and housing types.  Parkland, trails and active transportation routes will not only benefit the 
residents of the development but will benefit the wider community.  The land is zoned Two Dwelling Unit 
Residential (R2) which means that the developer could build out an R2 development with the same road 
connections and layout as proposed.  This development offers elements which would not be required with an 
as-of-right development. 
 
The drafting of the Development Agreement is complete.   
 
This application is appealable to the Utility and Review Board.   
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Alternatives 
PAC may determine that they consider the proposed development is not consistent with their policies in the 
Municipal Planning Strategy and recommend to Council that the application be refused.  For the reasons 
outlined in this report staff do not recommend refusal of the application   
 
 
 

Attachments 
• Appendix E – Financial Impact Analysis 
• Scanned copies of the returned questionnaires have been provided for PAC and Council to review. 
• The draft development agreement has been provided. 
• A copy of a legal opinion from the municipal solicitor on stormwater management 
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Appendix A – Concept Plan 
Appended as a separate document 
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Appendix B – Aerial Photography 
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Appendix C – Summary of responses received from property owners 
 
From First Questionnaire  

With concerns 
 

• Increase in traffic into Elmwood Drive subdivision; shortcutting; safety concerns 
• Concerns with traffic in whole area 
• Concern with speed limits on existing streets – keep them low for pedestrian safelty 
• Lack of setbacks from buildings 
• Lack of proposed parks; parklands too small 
• EH cannot support this type of development 
• Undisturbed area should be larger 
• There is wildlife in the area; impact on wildlife 
• No locations for transit stops 
• Design should focus on the movement of people and not vehicles  
• connect bike and pedestrians but not allow vehicles from site to Elmwood Drive 
• No speedbumps proposed 
• Development should not connect to Elmwood Drive subdivision 
• Elmwood Drive is not safe to use now 
• Community does not need more multi-unit residential buildings 
• Concern over multi-unit buildings overlooking existing residential properties 
• Development too dense 
• Other developments have bike paths and sidewalks away from the roadways 
• Where will snow be stored? 
• Concerns that existing infrastructure is flawed 
• Existing water drainage issues in the area 
• Increase strain on Volunteer Fire Department  
• Development should be on the main roads and not in quiet communities 
• Comments on using the existing land and concern that they will loose the use of the land 
• Impact on privacy 
• Existing lift station is not adequate for existing homes 
• Traffic around Pine Hill Drive and Highway 214 is bad now 
• Existing flooding in areas around Lorna Court & Pine Hill Drive 
• How will traffic congestion at Elmwood Drive & Highway 2 be addressed? 
• Increase in traffic on Hwy 214 
• Will development link to the old Elmsdale School site? 
• Will non-disturbance areas be enforced? 
• Are the developers required to complete the entire Elmwood Drive extension to Roulston before any 

construction is permitted? 
• Will the development be phased? 
• What is the time frame for the development to be completed? 
• Can the RCMP safely conduct their duties? 
• Schools at capacity 
• Lack of doctors 
• Flooding in the area an issue 
• Area used to be a great country village 
• Want to see existing roads in Elmsdale paved and maintained 
• Moved to the area because there were no houses behind them 
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• Wastewater infrastructure is not sufficient to deal with the current load 
• No sidewalks on roads around the site this will put pedestrians at risk with increase in traffic 
• Infestation of rats already in the area which will be made worse during construction 
• Would like to have more sidewalks in existing neighbourhoods nearby 
• Concern about where surface water will drain to 
• Speeding vehicles in the area an issue 
• Concern with increase in property taxes to cover the costs of services required for bigger community 
• Changes the type of area we live in 
• Request for traffic calming solutions at the Hemlock/Elmwood intersection 
• Buildings too high 
• Devaluing their property 
• Impact on privacy and enjoyment of property 
• Health impacts of dust & debris during construction 
• More noise from highway due to forest behind their house 
• Request that single detached homes be built in area identified for two-unit dwellings (around Pine Hill 

Drive/Beech St/Lorna Crt area) 
• Residents using nearby properties to short cut to Hwy 2 
• Concern about risk of forest fire 
• Water and sewer infrastructure is old 
• Requesting fencing on boundaries with adjacent properties 
• Request municipality work with developer to deal with existing stormwater flooding in Pine Hill Drive 

area 
• Lack of planning and design with current development to maintain small country community 

 
In support 
 

• Pleased to see additional exits from this subdivision as it is badly needed 
• More tax dollars hopefully means more services can be provided for the community 
• The location and use of this land seems appropriate 
• Need more housing to support population growth 
• Great idea 

 
 

From Second Questionnaire 

With concerns 
 

• Too much traffic congestion with apartment buildings 
• There are enough apartment buildings in the area 
• Concern about extra traffic on Hwy 214 and in area 
• Brook Court is hard to get out of now 

• Impact on wetlands; ecosystems; and wildlife 
• Concern about flooding on existing streets and properties.  Flooding already an issues in some areas 
• Concern with growing population and school caps – schools are at maximum capacity 
• Lack of planning for road access 
• Invasion of privacy from four storey buildings and decrease of privacy for properties  
• Increase in noise 
• High density building in area which should be single family 
• No parks or walkways 
• Concern with increase in size of park 
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• Tax increase from development an incentive for Council 
• Current water pressure is not great 
• Schools are already full 
• Concern about poor condition of existing roads and impact that construction vehicles will have 
• Concern about impact on current road infrastructure  
• Impact on property values 
• Potential impact during construction 
• Sidewalk along Elmwood Drive needed and unsafe without one 
• Traffic lights at bottom of Elmwood Drive needed – and needed prior to construction starting 
• Lots of children in the area and impact on safety for those children 
• Increase in large trucks during construction 
• Development will increase property taxes 
• Increase in population changes the community character 
• Earlier multi-unit concept nearby MacKeyes Lane had less impact – this was preferred over the new 

plans 
• Townhouses closer to MacKeyes Lane 
• Concern about impact on natural waterways in the area 
• Don’t want stormwater run-off into their properties 
• Reduction in non-disturbance area adjacent to existing neighbourhoods 
• Impact on existing watercourses 
• Concern about access to their house during road construction 
• Concern about stormwater management 
• Are the grocery stores able to keep up with growth? 
• Increase in people using Pine Hill/MacDonald as a throughfare 
• Impact on water supply 
• Need the “green belt” be maintained adjacent to Brook Court properties 
• Concern about doctor coverage 
• Request for fencing between existing properties and new dwelling units 
• Are small lots for trailers? 
• Why can’t the development be built on higher land such as Belnan 
• Removing the multi-unit from the proposal should help reduce the traffic to a more reasonable level 
• Traffic calming needed at intersection of Hemlock/Elmwood 
•  

 
In support 
 

• Townhouse units will provide more affordable housing for first time buys and young families 
• Increasing the park size will accommodate more families to use outdoor space 
• Everyone needs secure housing 
• Looks like a good development for the area 
• They are okay with the development but have two areas of concern 
• Generally they feel that the proposed development is a positive step for the Elmwood Subdivision but 

have some concerns – concerns listed above 
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Appendix D – Public Information Meeting Notes 

 

Digital Public Information Meeting – FH Development Group 
 

 (July 6, 2021) 
 

 

Staff: 

 

 

Applicant: 

Rachel Gilbert, Manager of Planning 
John Woodford, Director of Planning & Development 
Jody MacArthur, Communications Coordinator 
Sheralee Mitchell-MacEwan, Assistant Municipal Clerk 
 
Chrystal Fuller – Brighter Community Planning & Consulting 
Erin Ferguson – Brighter Community Planning & Consulting 
Andrew Forsyth – Design Point 
Faisal Al-Hammadi – FH Development Group 
 

 

Call to Order: 
 
Mr. John Woodford, Director of Planning & Development 
 

 

Staff 
Presentation:  
 

Ms. Rachel Gilbert, Manager of Planning 
 

 

Applicant 
Presentation: 

Chrystal Fuller, Brighter Community Planning & Consulting  
Andrew Forsyth, Design Point   

 

 

Questions and 
comments from 
the public with 
comments or 
answers from 
staff: 

 
• What is the frontage for a building lot? 

o For the R1 lots it differs from the Land Use Bylaw.  Frontage of 10.3 
m is proposed for R1. 

 
• What parking is proposed for multi-unit residential? 

o Above ground and underground parking is proposed. 
 

• What steps are being taken to protect animals? 
o NS government has regulations to protect protected species and if 

we are aware of any, we will notify them. 
 

• Any consideration to a greening strategy? 
o Buffering areas are proposed 
o Multi-unit sites retain vegetation 
o Buffering will be provided around watercourses 

 
• Has there been any consultation with the indigenous community?  

o No, unless we are aware of any archeology of areas of interest, we 
don’t consult with them. 

 
• Why are traffic lights proposed at Elmwood Drive and Hwy 2 but not at 

Roulston Drive and Hwy 214? 
o Traffic study analyses existing traffic and anticipated traffic and 

based on this analysis the intersection of Roulston with Hwy 214 did 
not warrant traffic signals. 

 
• There is flooding on Pine Hill Drive. Will the development help deal with the 

flooding issue? 
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o Stormwater infrastructure won’t make it worse 
 

• Will the municipality take a role in overland flooding? 
o We have lot grading bylaw and lots will be graded at subdivision 

stage 
o Requirements for stormwater standards will be met 

 
• What is the estimated time from start to finish? 

o Build out time is dependant on the developer 
o Looking at possible 10 year build out 
o The development agreement will include details on timelines 

 
• The four storey apartment buildings will tower over existing residential units. 

 
• What goes into a stormwater system? 

o A. Forsyth clarifies 
 

• Will the municipality work with the developer to do more than not make the 
stormwater worse? 

 
• There is zero drainage in Vernon Court area 

 
• Will this bring tax dollars? 

o We do a fiscal impact analysis and present in the final report 
 

• Very concerned about the scale of the project and impact on the community 
o We look at different elements of the proposal – parkland, roads, 

services, traffic 
o This land was put in the serviceable boundary 20 years ago 

 
• Is it mandatory for Elmwood/Roulston to connect before any permits are 

issued? 
o Development will begin at Roulston Drive end but not connect until 

later in the development 
 

• Will the development connect to MacKeyes Lane? 
o That is a private road and there are no plans to connect to it. 

 
• Will some of the tax dollars be used to fund the police? 

o The money we take in taxes foes back into providing services 
 

• Does anyone on the panel live in the area? 
o No, but there are Councillors in attendance tonight 

 
• WCDD allows for commercial, will there be any commercial included? 

o No commercial proposed 
 

• Wastewater infrastructure not sufficient for current load 
o Municipal engineering dept confirms there is capacity 

 
• Trying to exit the subdivision is difficult at peak times 

 
• Can apartment buildings be moved around from what is on the plans? 

o It depends on the wording of the development agreement 
 

• How will foot traffic be dealt with? 
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o Sidewalk and AT trail included in the development 
 

• Should consider consultation with indigenous community in the future 
 

• Concern about speed of traffic 
 

• Will there be any covenants on the land? 
o That would be for the developer to decide 
o We don’t have a minimum standards bylaw 

 
• Issues with wastewater flooding into existing nearby properties 

 
• Could an increase in taxes be used to provide more police? 
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Appendix E – Financial Impact Analysis 
 
Appended as a separate document 
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Appendix F – Policy Analysis 
 
 

Policy Comments 
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 development has a variety of 
housing types and encourages walkability through the use of 
active transportation sidewalks, normal sidewalks, and trails.  

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 development 
is anticipated to bring a financial benefit to the Municipality 
of almost $480,000 per year in taxes. A spreadsheet outlining 
the financial breakdown of the development has been 
attached to this report.  
 

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

 

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

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

 

Within the proposed development streets are well connected 
to adjacent street networks and will provide pedestrian, 
active transportation and vehicular links from one existing 
residential area to other areas along Highway 214.  This helps 
to create a grid-like network. 
 
The development proposes an active transportation sidewalk 
that follows the main road through the development.  A trail 
is also proposed which will link pedestrians from the 
development through to Highway 2.  In addition to the active 
transportation sidewalk, 1.8 m concrete sidewalks will be 
located along the main road through and other roads within 
the development.  
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d) The adequacy of school, recreation, and 
community facilities to accommodate 
development. 

 

Due to the scale of the proposed development, the Parks, 
Recreation and Culture Department have been working with 
the developer to create two areas of open space and trails. 

1. Land to build a trail linking the new road through to 
the old Elmsdale School property. 

2. An easement for a trail linking the subdivision with 
Highway 2.  This trail will need to cross through the 
fire department property but municipal staff have 
already had some discussions with the fire 
department regarding this linkage.  

3. A 4790 Sqm park along the main road through the 
development.  

4. A 8636 sqm parking along the main road through the 
development.  

 
The most recent long range outlook from the Chignecto 
Central Regional Centre for Education (CCRCE) was based on 
September 2020 enrollments.  This information indicated 
capacity at the elementary schools in Enfield and Lantz, plus 
the Riverside Education Centre and the Hants East High 
School. The Elmsdale Elementary School is indicated as having 
very little capacity (94% school utilization).   
 
The Regional Centre for Education have previously explained 
that they can’t commit to capacity until they see the need for 
it. They monitor enrollment numbers annually which enables 
them to deal with increases in enrollment fairly quickly, 
which may include adding new classrooms and adjusting 
school boundaries.  Except for the Elmsdale Elementary 
School there is capacity in the elementary schools in the 
corridor area. They also indicated that there is capacity at the 
Riverside Education Centre and the Hants East High School. 
 

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

 

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

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

An active transportation sidewalk is proposed along the main 
road of the development, it will connect the end of the 
existing portion of Elmwood Drive through to Roulston Drive.   
 
This sidewalk is part of a larger Municipal project that is being 
worked on to connect all the corridor communities along 
Highway 2 by an active transportation route, Corridor 
Connection Trail. In addition to the active transportation 
sidewalk, standard sidewalks will be located on all other 
streets within the development. The proposed development 
has good pedestrian movement into and out of the 
development.  
 

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. 
 

The sidewalks will connect with the small section of existing 
sidewalk along Elmwood Drive and when upgraded will 
connect to a sidewalk along Roulston Drive and through to the 
sidewalk along Highway 214.   
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UD41 Council shall consider the relative  comfort 
 and design of streets and  buildings to 
 promote a development conducive to active 
 transportation by means of human- scaled 
 developments, visual variety and interest for 
 active transportation users.  
 

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

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

 

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

 

The concept plan for the development has been broken out 
into the different housing types which includes single units; 
two units; townhouse units; cluster townhouse units; and 
multi-units.   
 

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

 

The phasing details of the development has been provided and 
is available on the main concept plan.  The development will 
begin in the area off Roulston Drive and Beech Street.  The 
final phase of development will link through the Elmwood 
Drive and this phase also includes the two multi-unit 
residential areas.  
 

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

 

Active transportation sidewalks, trails, and the two park 
spaces have been distributed throughout the development. AT 
sidewalks and trails have been placed to encourage residents 
to get out and walk, bike, run, etc.   
 
The development will be located adjacent to the Old Elmsdale 
School Property which the municipality is currently analyzing 
for future uses. 
 

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

 

The proposed development agreement has an attached 
Schedule that identifies architectural criteria for the 
development. Most of the architectural criteria is similar to 
what is required in the LUB. Yard frontages and areas have 
been amended for single unit dwellings, as requested by the 
developer to provide a variety of densities throughout the 
development. Lot frontages have been reduced from a 
minimum of 16 m frontages to 10.36 m frontages and a 
minimum lot area of 500 m2 to 316 m2 for single unit 
dwellings.  This is also consistent with two recently approved 
WCDD developments in Lantz. 
 
The concept plan and development agreement includes non-
disturbance areas between some existing residential areas and 
the development and also alongside the Highway 102 to 
provide a screen to the Highway. 
 

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

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

 

Hours of operation are not applicable to a residential 
development.  

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 662 more 
dwelling units to the community of Elmsdale. This proposed 
development will have an impact on the community, issues 
regarding traffic have been addressed by NSPW through road 
improvements.  
 
Although, the local centre for education is reactive in regards 
to student enrollment, the long range outlook shows capacity 
in all but one of the corridor schools.  CCRCE monitor 
enrolment numbers and plan accordingly.  
 
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 parkland 
provisions; amendments to development standards; and 
amendments to architectural design criteria.  
 
Matters regarding the discharging of the agreement have been 
included in the draft DA.  
 

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

 

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

 

The developer has sought to address some of the concerns 
regarding the multi-unit residential areas by amending their 
plans.  Staff consider that the substantial setback of the 
multi-unit buildings and the maintenance of the non-
disturbance area reduces the impact to level which still have 
concerns about.  Boundary screening is not required for any of 
the proposed single or two unit dwellings to existing adjacent 
properties as this is not required in the Land Use Bylaw.   
 
During construction and after completion, traffic in the area 
will increase. NSPW have required improvements to 
intersections at Elmwood Drive and Highway 2 and also at the 
intersection of Roulston Drive and Highway 214.   
 

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 

The proposed development agreement is for a WCDD with a 
maximum of 662 dwelling units. Capacity for water and 
wastewater will be determined at each phase of the 
development. Upgrades to Municipal Services will be 
determined as the development proceeds.  Increase revenue 
from tax revenue from the development will be available for 
fire and emergency services as the development grows.  
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 consider comments from the Municipal 
 Engineer and other agencies as applicable. 

The Elmsdale Elementary school is at capacity as per the 2020 
school enrollment but other schools in the corridor area have 
capacity. CCRCE monitor and address increases in enrollment 
numbers. 
 
New parkland is proposed.  The remaining open space cash 
contribution will provide money to plan for walkways and 
playgrounds.  
 

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. 

The streets have been designed to promote active 
transportation.  The streets are well connected within the 
development but also to the existing community outside the 
application properties. 

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

The site is zoned Two Dwelling Unit which permits two unit 
dwellings as-of-right.  The land is designated WCDD which 
enables this development agreement application.  

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

A professionally drawn concept site plan has been submitted 
showing the layout of the roads; locations of the different 
housing types; location of parkland; location of wetland areas; 
and the location of proposed stormwater areas. 

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

The property is adequately sized for the proposed 
development. Where appropriate buffering will be provided in 
the form of non-disturbance areas.   
 

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

Not applicable.   

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 will be a maximum of 662 dwelling units. These 
dwelling units will come in various forms such as single unit 
dwellings, semi-detached, townhouses, and multiple unit 
dwellings. Therefore, there will be a variety of massing, 
height, and bulk of buildings. Building at the maximum of 662 
units will result in an approximate density of 21 dwelling units 
per hectare. Within the development there will be areas of 
higher and lower densities.  
 

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

The fiscal impact of the proposed development will have a 
positive impact to the Municipality in the region of $480,000 
per year.  
 

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

There will be a variety of sizes of new structures.  The largest 
structures will be the multi-unit residential and these will be 
a maximum of 4 storeys in height. 
 

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

With some exceptions, the design of the residential buildings 
will follow the design requirements of the LUB. Thereby, 
matching the character of the community. Design will mostly 
vary in relation to the density of the development. The 
community around the proposed development has a mixture 
of dwelling types and staff feel that the proposed units will 
not be incompatible with the surround area. 
 

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.). 
 

Non-disturbance areas are required to buffer the multi-unit 
residential from existing residential neighbourhoods. 
 

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

All items not identified in the development agreement shall 
be applicable to the LUB.  

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

Five years from the date of registration until tentative 
subdivision approval is required for the first phase. If the 
developer fails to complete the development after 15 years 
from the date of registration of the development agreement, 
Council may retain the Agreement, negotiate a new 
agreement, discharge the agreement, or may discharge 
portions of the agreement and apply the appropriate zoning.  
 

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

Hours of operation are not relevant to a residential 
development.   
 

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

Parking for the multi-unit residential shall be provided as per 
the land use bylaw.  Single unit dwellings, two unit dwellings 
and townhouse dwellings shall have 2 parking spaces each 
which is in excess of the 1 parking space required through the 
land use bylaw. 
 

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

Signage will be as per the requirements of the LUB.  

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

As per NSE regulations.  
 

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

At each subdivision stage the developer will have to design a 
stormwater management system to meet the requirements of 
the municipal standards.  Stormwater on site will match post 
development flows to pre development flows. 
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k)  Provisions regarding tree removal, 
 devegetation, and tree planting on the site 
 and overall adequacy of landscaping. 
 

New streets trees are proposed on both sides of the streets.  
This is in excess of the subdivision bylaw which requires street 
trees on one side only. 
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