E.L.T. Property Holdings Ltd.:
MPS and LUB Mapping Amendment Application

Planning Advisory Committee

Planning and Development Department
January 16, 2024
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Subject Property
« Applicant: E.L.T. Property Holdings Ltd.

* Location: 51 Old Enfield Road (PID
45118221) and PID 45078748.

* Subject Property Size: 1.13 ha (2.8 o
acres).

« Proposal: To amend the Municipal
Planning Strategy and Land Use
Bylaw by change the Generalized
Future Land Use Designation from
Village Core (VC) to Medium Density
Residential Neighbourhood (MR) and
to rezone the same from Village
Core (VC) to Multiple Unit
Residential (R3) Zone.
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evelopment Proposal

The purpose of this application is to allow for the development of three, 24-
unit multiplexes.

The property owner currently has site plan approval on the subject lands that
permit the development of six, 12-unit apartment buildings, with each building
on its own lot, with a zero lot line between every two buildings. Both the
approved and the proposed application have a total of 72 dwelling units.

If the MPS and LUB mapping application is approved, the applicant does not
have to develop the site as shown on the concept plan.

However, the applicant would be restricted by the size and frontage of the land
and by requirements of the Land Use Bylaw.

The applicant would also have to be compliant with other LUB regulations such
as amenity space requirements, buffering, design requirements, and parking
requirements
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SITE DATA LOT A:
LOT AREA : 3,953 m2
BLDG FOOTPRINT: 1,130 m2
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PARKING
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SITE DATA LOT B
LOT AREA : 4.277

BLDG FOOTPRINT.. 1 130 m2
LOT COVERAGE: 26.42%
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SITE DATA LOT C: '
\ , | LOT AREA :3,150 m2 LAND-USE BY-LAW REQUIREMENTS
{ BLDG FOOTPRINT: 1,130 m2 Y ¥ Y ¥
\ | LOT COVERAGE: 35.87% ZONE R3 ZONE - LARGE MULTIPLEX (SERVICED BY SEWER &WATER) | BLOGA | BLDGB BLDGC
—_—
\ e I — - — —————— — — Ml LOT AREA FERPRINARY BLDG 000t Soome | 2Tt oo
MIN. LOT FRONTAGE 3om 31.2m 30.3m 38.7m
| I MIN. FRONT YARD 7m m 84m 9.25m
MIN. SIDE YARD One side 7m - Other sides 4m | 7m - 10.7m| 7.93m - 5.95m 7m - 10.7m
MIN. REAR YARD 10m 1om 1om 21m
MIN. FLANKAGE YARD om NA NA NA
MAX. BLDG. HEIGHT 11m max. 11m | max. 1m  max. 11m
MAX. PRIMARY BUILDG. SIZE 24 Dwelling units & 1250 m? of | 24 units - | 24 units - 24 units -
ro Ose OI lce al l ground area 1,130m2 | 1.130m2 1.130m?
MAX. NUMBER OF PRIMARY BLDG 1 1 1 1
. MAX. LOT COVERAGE 40% 28% 26% 36%
MAX. GROUND FLOOR FINISHING LEVEL 0.5m max.0.5m| max.0.5m  max.0.5m
al l a ] I l I I I e n I I I e n MAX. STREET FACING BUILDING LENGTH 50m 232m | 488m 23.2m
MIN. STREET-FACING FACADE TRANSPARENCY | At Grade 30% - Above Grade 10% |  TBD 8D 8D
PARKING REQUIREMENTS: (2415 36P).(247-3.5) squal 47
RESIDENTIEL 40 Parking Spots x 3 = 120 P
1.5 PARKING SPACES FOR EACH
BUILDING CONTAINING MORE THAN 6 DWELLING UNIT & 1 DEDICATED 40 40 40
R VISITOR PARKING SPACE FOR
EACH 7 DWELLING UNITS
GENERAL NOTES No. Date stawe PROVECT ORAMING TITLE
1 DRAWINGS ARE NOT TO BE SCALED. CONTRACTOR WILL VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS REQUIRED TO
PREFORM THE WORK AND REPORT ANY DISCREPANCIES WITH THE DRAWINGS TO THE ARCHITECT(S) BEFORE COMMENCING
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PROVIDED
3 ALL PRINTS AND SPECIFICATIONS RELATED TO THIS PROJECT ARE THE PROPERTY OF WM FARES ARCHITECTS
BE REPORDUCED, COPIED, OR USED FOR CONSTRICTION PURPOSES WITHOUT THE APPROVAL OF THE ARCHITECT IN WR\TINS
4 ‘CONSTRUCTION MUST CONFORM TO ALL APPLICABLE CODE, BY-LAWS, AND REQUIEMENTS OF AUTHC
JRISDICTION /\ R E S
5 THE ARCHITECTURAL DRAWINGS ARE TO BE READ IN CONJUNCTION WITH THE STRUCTURAL DRAWINGS. INCASES OF / —
DIFFERENCES BETWEEN CONSULTANTS' DOCUMENTS WITH RESPECT TO QUALITY, SIZES OR SCOPE OF WORK, AN T cuen FroxerhonREss e As indicated | *™® lketic Dats
SHALLAPPLY. ARCHITECTS
6 ALL GUARDS & HANDRAILS TO CONFORM TO NATION BUILDING CODE
7 'ALL DIVENSIONS SHOWN T "AND ELEMENTS UNLE i Howe . SHeR0  HlnNSNLAT  FRASTAS ORAHNEY Author
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10 ALL AREAS TO BE LEFT IN CLEAN CONDITION AT THE END OF EACH DAYS WORK. BAKEEZNI:I'_A‘NEQEAST 2021-20




/ /
/ /

Approved Site Plan

Site plan has more
surface parking
compared to the
proposed R3 plan that
utilizes underground
parking, which results in
higher lot coverage with
hard surfaces.
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WEST ELEVATION

Also shown are the
elevation drawings as
part of the site plan
approval. SOUTH ELEVATION

BAKERY LANE
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Looking south from subject property along Old Enfield Road

Enfield Legion—Across the street from subject property
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Proposed Amendment Maps

Subject Subject
Properties Properties

GFLUM LUB Map :
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Policy Analysis
« Staff have received comments from internal departments and external
agencies.

* Policy IM11 of the MPS is the policy that permits Council to consider the
proposed mapping amendments. East Hants Council has to determine if
the proposed application is in the best interest of the Municipality.

« Policy IM11 - Permits Council to consider private applications to amend
the MPS where the proposed amendments are in the best interest of the

Municipality.
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Policy Analysis Continued

Nova Scotia Public Works

 They have commented that a negative impact to the Provincial road
network is not anticipated. However, the applicant will have to shift the
location of the proposed driveway northerly, away from the Old Enfield
Road and Bakery Lane intersection. The concept plan has been updated to
show the shift in the driveway location. As of note, Nova Scotia Public
Works has provided approval for the existing site plan approval
application.

Infrastructure and Operations
* In addition to standard comments around servicing, &0 has indicated that

the proposal may require upgrades to the existing sanitary sewer
infrastructure and that a stormwater management plan will be required.
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Policy Analysis Continued

RCMP

The RCMP has commented that the “additional automobiles that 72 dwelling units would
bring to a densely populated area pose the typical issue of traffic. This is in an already
heavily trafficked area. This in itself poses safety concerns, but is easily mitigated with
appropriate signage, signed traffic control and of course enforcement.”

Staff have provided the comments to Nova Scotia Public Works for their consideration.
NSPW has raised no concerns regarding increased traffic.

The RCMP also noted that there is no sidewalk in this area of the Municipality for
pedestrian traffic.

There is a sidewalk along the Old Enfield Road connecting the Legion to Highway 2 but it
is on the opposite side of the street as the application site.

If Council is interested in constructing a sidewalk in the future, the Local Improvement
Bylaw is a tool they may want to consider using.

Comments also stated that “With the increase of population there is a presumed increase
of police calls for service that are more typical for denser populations, noise complaints,
damage to property etc...”

% EAST HANTS | 10



Policy Analysis Continued

Chignecto Central Regional Centre for Education

 They have indicated that they will use the information provided to them
for their planning purposes.

* Further to their comments, Planning staff are meeting with staff from the
Centre of Education to discuss growth in the Corridor in early 2024.

Enfield Volunteer Fire Department

« They have provided comments and in response all buildings will have to
adhere to the Nova Scotia Building Code requirements, including items
related to fire safety, such as building construction, distance to fire
hydrants (there is an existing fire hydrant located along the frontage of
the subject lands), and other items.
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Financial Impact Assessment

» A fiscal impact analysis has been completed for this application.

When completing the analysis staff assumed, based on the value of similar
buildings in Enfield, the buildings would be assessed at $3 million per
building for a total of $9 million in assessment for the development site.

« Based on these assumptions, the total potential tax revenue for the site
could be $107,550 minus the cost of providing services to the proposed
development per year of $54,891, which would equal a potential financial
benefit to the municipality of $54,659.

« The Enfield Volunteer Fire Department could receive an extra $12,600 a
year from the proposed 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 Chronicle
Herald.

« APIM for the application was held on September 5, 2023.

« There was a wide range of viewpoints from public members who attended
the PIM.

* A questionnaire was mailed to property owners and residents within 300 m
of the subject property. Questionnaire results have been provided to PAC
members for their information. There were 204 letters mailed and 27
responses received.
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Citizen Engagement Continued

« There was a mix of positive and negative questionnaires received.

« Some of the comments received from neighbouring residents include:

Increased traffic congestion from the proposed development.
Increased demand for water and wastewater services.

Concerns over the proposed height of the buildings.

Concerns regarding shadows and neighbouring properties.
Concerns about a transient population.

Issues with the style of development not fitting into the neighbourhood.
Worried about the impact of noise.

Concerns regarding stormwater runoff.

Better design than the as-of-right development.

Would like to see more shopping and soft services in the future.
Good idea more housing is needed.
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Citizen Engagement Continued

In regards to traffic congestion, Nova Scotia Public Works owns and
maintains both the Old Enfield Road and Bakery Lane, as the traffic
authority for these two roads they have indicated that they do not
anticipate a negative impact to their road network. No new roads are
being proposed as part of the development.

Capacity for water and wastewater services will be determined at the site
plan approval stage of the application, if the MPS and LUB mapping
amendments are approved. It should be noted that the applicant has
already been allocated capacity for their existing site plan approval,
which is also for 72 dwelling units.

4

< EAST HANTS 15



Citizen Engagement Continued

Under the R3 zone the maximum height of a building can be 11 m from
the established grade. On average each storey is approximately 3 m.

Because the application is for a mapping amendment, the location of the
buildings shown on the concept plan are subject to change.

The minimum setback requirements for the R3 Zone are 10 m from the
rear property line and 7 m from the side yard and front yard property
lines. It is also important to note that a home in the R1 Zone has a
maximum height of the lesser of 2% storeys or 11 m and may be located
1.8 m from the side yard and 10 m from the rear yard.

Therefore, if the subject property was to be developed as an R1 property,
the new homes could have the same or greater shadow reach than the
proposed three-storey apartment buildings. 16



Dec 21, 3:00 pm

Dec 21, 9:15 am



. ¥

Citizen Engagement Continued

The proposed multiplex buildings could be created as rental units or condo
units.

Concerns about noise may be addressed through enforcement of the
Community Standards Bylaw.

As part of the site plan approval process in the R3 Zone, developers are
required to complete a stormwater management plan, so stormwater will

have to comply with the Municipal Standards.

As well, a lot grading and drainage plan will be required for each lot, and
shall be completed per the Lot Grading and Drainage Bylaw.
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Citizen Engagement Continued

« The date of the public hearing will be advertised in the January 9t and
16th editions of the Chronicle Herald.

» Aletter indicating the date and time of the public hearing has been
mailed to property owners and residents within 300 m of the subject
lands.
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Conclusion

Both the VC Zone and the R3 Zone permit 72 dwelling units.
The VC Zone is comprised of smaller lots, with smaller buildings on each lot.

The R3 Zone permits larger lots with larger buildings, although small multiplexes could
still be constructed in the R3 Zone.

The height in each zone can be three stories.

Enabling a larger building footprint allows for parking to be located underground in the
R3 Zone, allowing for more green and landscaped areas.

The buildings in the VC zone are smaller and therefore parking is likely to be located
above ground, creating more hard surface area and less options for landscaping.

Both zones are required to provide buffering.
It is more economical for three larger buildings to be constructed than 6 smaller
buildings, which is one of the reasons why the applicant has applied for the proposed

amendments.

The application complies with the MPS policies and Staff recommend approval.
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Recommendation

« That Planning Advisory Committee recommends that Council give second
reading and approve the mapping amendments; subject to the discharge
of the existing site plan approval (Development Officer task).

Recommended Motion

Planning Advisory Committee recommends that Council:

e give second reading and approve the application from E.L.T. Property
Holdings Ltd. to amend the MPS and LUB by changing the land use
designation of PID 45118221 and PID 45078748 to Medium Density
Residential Neighbourhood (MR) and rezoning the same lands to Multiple
Unit Residential (R3) Zone; subject to the existing site plan approval
being discharged from the same properties.
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