WM Fares Architects Proposed MPS & LUB
Mapping Amendments and Development
Agreement Application

Public Hearing
January 27, 2022

Planning & Development Department

Background
•

Applicant: WM Fares Architects, on behalf of Monk Mobile Corporation Limited and
Allison Land Surveys Limited.

•

Proposal: To change the land use designation and zone of PID 45329901, PID
45379864, and PID 45410503, Enfield to Walkable Comprehensive Development
District (WCDD) and to enter into a development agreement with the Municipality
of East Hants.

•

A total of 18 townhouse units and three multiplexes (180 dwelling units) for a total
of 198 dwelling units, with one multiplex having commercial space on the ground
floor are proposed.

1

Subject Property
•

Location: Three properties located at 450
Highway 2, Enfield (PID 45329901, PID
45379864, and PID 45410503).

•

Subject Area: Approximately 2.69 hectares.

•

Zoning: Split zoned Mixed Use Centre (MC),
Two Dwelling Unit Residential (R2), and
Established Residential Neighbourhood (R1)
Zone

•

There is a service easement in favour of East
Hants extends from Lacy Anne Avenue to
Highway 2.
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Development Proposal
•

Purpose: to allow for a mixed use development with three (3) blocks of four (4)
townhouses and one semi-detached dwelling with frontage on the proposed Lacy Anne
Ave. extension. An additional block of four (4) townhouses are proposed to front on White
Road. Two (2) multiplexes, with six (6) stories are proposed to front on Highway 2, with
the building at the corner of Highway 2 and White Road proposed to have commercial
space on the ground floor. Another four (4) story multiplex is proposed to the north of the
multiplexes facing Highway 2, for a total of 180 apartment units for the whole site (198
units including townhouses and the semi-detached).

•

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 building will
be required to have indoor amenity space as well.

•

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.

•

A development agreement allows staff and Council to consider open space, commercial
requirements and other items, at an earlier stage of the development.
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Policy Analysis
•

Policy that Allows Council to Consider Application: 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.

•

Staff feel that the application is an interesting proposal, which utilizes an underdeveloped
piece of serviced land and creates a continues urban form along Highway 2.

•

Infrastructure and Operations Comments:
– if approved a servicing plan will be required indicating how the proposed development
will be serviced with water and wastewater.
– 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 and pedestrians.
– The Municipality doesn’t reserve capacity and this development would be subject to
available capacity at the time the Development Agreement is entered into.
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Policy Analysis Continued
•

Nova Scotia Environment & Climate Change has identified a small portion of land in
behind the childcare centre as a wetland. The applicant has received the necessary
approvals to alter the wetland in accordance with NSE requirements.

•

Municipal Economic and Business Development has indicated that the proposed
development is in line with the East Hants Strategic Plan goal to ensure the availability
of suitable land and space in East Hants to support business and economic growth; the
Economic Development Plan goal to be market and investment ready; and the East Hants
Economic Recovery Plan goal to help businesses find suitable facilities, locations and
equipment to re-establish or adjust. The Department has no concerns with the proposed
application.

•

Fiscal Impact Analysis: A fiscal impact analysis of the proposed development has been
completed by Municipal Finance staff.
– The application will provide the Municipality with a financial benefit of
approximately $114,368 annually, after all expenses have been paid, if all 198
dwelling units are constructed.
– 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.
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Policy Analysis Continued
•

Parks, Recreation and Culture indicated that

•

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.

they would like to have a walkway that
connects the proposed development from
Lacy Anne Avenue to the municipal
playground on Concorde Way.
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Policy Analysis Continued
•

Nova Scotia Public Works requested
that the applicant undertake a traffic
impact analysis; study has been
completed and accepted by Public
Works.

•

The extension of Lacy Anne Avenue will
be accepted with a Right-in/Right-out
intersection design with Highway 2.

•

A signalized intersection is required at
the intersection of White Road and
Highway 2 and the design shall
incorporate left turn lanes.

•

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.
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Policy Analysis Continued
•

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.

•

On the following page are the positive attributes of the proposal and the reasons why
staff believe that the application should be approved and is in keeping with the land use
policies of the Official Community Plan.
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Policy Analysis Continued
•

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

10

Policy Analysis Continued
•

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
help 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 the 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.
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Citizen Engagement
•

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.

•

A PIM for the initial application and site plan was held in July of 2019.

•

A second public information meeting for the updated application was held on January 5, 2021.

•

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.
13

Citizen Engagement Continued
•

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. Max height for 6-storey buildings is
18.5 m.

•

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 on concrete; due to the ground floor of the proposed 6storey buildings being constructed at grade with the existing sidewalk.
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Conclusion
•

The applicants’ proposal has been evaluated using all applicable policies in the Municipal
Planning Strategy.

•

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.
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