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Subject Properties
• Three large properties located between 

Elmwood Drive and Roulston Drive & Pine 
Hill Drive.

• One small parcel of land adjacent to 
Roulston Drive which will enable access 
onto this existing road. 

• Land is designated Walkable 
Comprehensive Development District 
(WCDD) but is zoned Two Dwelling Unit 
(R2) Zone.  This provides flexibility for 
either a WCDD or regular subdivision.  

• Properties are approximately 31 hectares 
(77 acres) in size.
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Development Proposal
Proposal 
• Walkable Comprehensive Development District 

with a mixture of housing types, parks and 
open space, conservation areas and utility uses.

• Roads will link Elmwood Drive through the 
Roulston Drive, Beech Street and Pine Hill 
Drive.

• The proposed street network could be done 
now through the subdivision process.

• Mixture of housing types.
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Single Unit Dwelling Area
• Permits single unit dwellings.

• Up to approximately 119 units.

• Minimum frontage of 10.36 m – this frontage was 
approved for Armco and Clayton developments.

• 2 driveway parking spaces required – LUB requires 
only one.

Governor’s Brook – small lot singles (9.75m frontage)
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Two Unit Dwelling Area
• Permits two unit dwellings and single unit 

dwellings.

• Up to approximately 76 lots, with potential 
for 152 units.

• Minimum frontage same as the Land Use 
Bylaw – 18 m per lot

• 2 driveway parking spaces required – LUB 
requires only 1.
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Townhouses
• Permits on-street townhouses and on-street 

stacked townhouses.

• Up to 48 units.

• Each unit will be required to have two parking 
stalls

Dwelling, Townhouse (Stacked) means a 
building divided vertically and horizontally into 
3 or more dwelling units where each unit has 
frontage on a public street.

Tyler Street/Sam 
Crescent
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Multi-unit

• Permits multi-unit buildings and cluster 
townhouse units.

• Developer heard comments from PAC in 
February and have amended their plans to 
address some of the concerns regarding the 
multi-unit

• Further adjustments to the multi-unit area 
to remove the cluster townhouse units, were 
made in May 2022 due to concerns raised by 
nearby property owners. 

• Two lots

• Approximately 343 units.

• Parking will be required as per the land use 
bylaw regulations.
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Multi-unit
• Amended plans were received 

following the February 2022 meeting 
of PAC.  These amended plans were 
provided to residents with the 2nd 
questionnaire – the townhouse 
building near MacKeyes Lane has 
been removed since questionnaire.

• Proposed: four storey apartment 
buildings and cluster townhouse 
buildings
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FH Development Group – Herring Cove Place

FH Development Group – The Corner Stone

FH Development Group – Examples of their 
multi-unit residential
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Shadow Impact – large multi-unit site

Dec 21 at 4pm

Dec 21 at 9am July 21 at 6am

July 21 at 6pm
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Shadow Impact – small multi-unit site

Dec 21 at 4pm

Dec 21 at 9am July 21 at 6am

July 21 at 6pm
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Open Space

• Two Parks proposed:
– Park 1 approximately 4790 m2 (1.18 

acres)
– Park 2 approximately 8636 m2 (2.13 

acres)

• Two walkways also proposed as open 
space contribution

– WW1 – land for trail from 
development to old Elmsdale School 
site

– WW5 – easement from Street E to 
edge of Fire Department land.  
Eventual plan to extend this trail 
down to Highway 2.

• Remaining open space contribution will 
be cash in lieu, work in kind, or 
combination of both.
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Open Space Negotiations
East Hants Playground Development Strategy –

– Where Municipal services are provided 
a 600 m radius catchment area shall be 
used for the locating of Municipal 
playgrounds. (also included in Parks, 
Open Space and Active Transportation 
Plan)

– The minimum area of land for a 
playground shall be 4,050 m2 – both 
parks are larger than this.

– Municipal playgrounds shall be located 
with frontage on publicly owned road –
significant road frontage for both parks 
which municipal staff saw great merit 
in.

• Remaining cash contribution will enable the 
developer to fund playgrounds on the 
parkland.  Larger park areas mean less cash 
to pay for walkways and playground 
equipment.
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Policy Analysis – Traffic Impact Study
• A traffic engineer has prepared a Traffic Impact Study (TIS) in support of the 

application.  The study has been reviewed by Nova Scotia Public Works and they 
have approved and accepted the TIS findings and recommendations.  

• TIS recommend the following intersection upgrades be implemented
– 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. 

– Route 214 / Roulston Drive intersection: A new eastbound auxiliary right 
turn lane be installed (right turn lane from Hwy 214 into Roulston Drive). 
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Policy Analysis – 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 would then be taken over by the municipality for future 
maintenance as part of future considerations.

• Roulston Drive is 123 metres long and will connect to the new section of 
Elmwood Drive which will be owned by the municipality.
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Policy Analysis – Stormwater Management
• The concept plan shows the three stormwater management areas.  At each 

subdivision application stage the developer will be required to submit a 
stormwater management plan, to be prepared by a professional engineer.

• There are existing stormwater issues in the area and a recent letter to Council 
in October 2021 from residents identified some of the challenges they are 
experiencing.  The Municipal Standards for stormwater management requires 
that pre-and post development stormwater flows must be balanced through the 
use of stormwater management ponds, oversize pipes, flow control structures, 
etc.  

• 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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Policy Analysis – Stormwater Management
• At the April 2022 meeting of PAC there was discussion on where the liability falls if the 

stormwater management on site does not effectively manage the stormwater.

• A copy of a legal opinion from the municipal solicitor which was received in 2019 has been 
provided for PAC for information.  The legal opinion provides a response on the recourse 
for the municipality around the issue of stormwater management and who is liable in such 
a case that the Stormwater Management Plan (SMP) is negligently prepared or the 
developer does not follow the SMP.

– Section 504(4) of the MGA sets out that if an engineer, architect, surveyor or other 
person with expertise certifies or represents then the municipality is not liable for any 
loss of damage caused by the negligence of the person so certifying or representing.

– If the developer fails to follow requirements of a development agreement the 
municipality has authority under the MGA to take various actions.

• Note – legal opinions provided by the municipal solicitor are not public documents.
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Fiscal 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 the staff report as Appendix E which provides details on the estimated 
revenue to the municipality from taxes and breakdowns of costs associated 
with providing services to the development. 

• The Elmsdale 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 rate etc.
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Benefits of Development
• A mixture of housing types provided:

– The Workforce Development Plan identified that access to affordable housing is 
a barrier to business development in East Hants.  The mixture of housing 
includes smaller units which provides for some price points which are more 
affordable than larger single or even semi-detached housing.

– Not everyone is able to purchase a home or is even interested in owning a home 
so this development provides an option for rental units.

• Two driveway parking spaces per single unit and two unit are required – only one 
space is required with as-of-right development.

• A 3m wide active transportation trail is provided (in addition to sidewalk) which is 
not required through an as-of-right development.

• Two larger open spaces provided.  This may not be achievable with an as-of-right 
development.

• As-of-right development of 400 units – analysis of these numbers by the developers 
traffic engineer show that traffic signals are not technically warranted at the 
Elmwood Drive and Hwy 2 intersection.
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Citizen Engagement
• A letter and questionnaire was mailed to all property owners within 300 m of the 

subject property asking for comments on the proposed development. 
– Mailed to 335 properties
– Responses received from first questionnaire from 42 property owners.
– Responses received from second questionnaire from 30 property owners 

• Although not required by the Municipal Planning Strategy, a public information 
meeting was held regarding this application.  
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Citizen Engagement
• Copies of the responses received from property owners for both 1st and 2nd

questionnaire have been scanned for PAC to review.

• With the 1st questionnaire - the majority of the comments were raising objections or 
concerns.  There was a small number of responses which offered support and there 
were also some that were asking questions but did not suggest they were in support 
or objected.

• A summary of the comments received for the 1st questionnaire have been included in 
Appendix C of the staff report.

• Some of the concerns received include:
– 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
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Citizen Engagement
• A second questionnaire has been mailed out.  The amended plans for the multi-unit 

residential were received prior to mailing out the second questionnaire. 

• The comments are summarized in Appendix C of the staff report.  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
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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 developer listened to the concerns raised by PAC at their meeting in February 
and further concerns by residents and have amended their concept plans.

• 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.  

• Planning staff believe that this is a good development that will become a very 
desirable place to live.  The development also offers elements which would benefit 
the wider community that would not be required with an as-of-right development.
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Conclusion
• Staff have completed the evaluation of the application and are recommending 

approval of the application for a WCDD through a development agreement.

• The final draft of the development agreement has been provided for PAC to review. 



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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Recommendation

That approval be given to the development agreement. 
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