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Dan English, Deputy Chief Adminigtrative Officer
DATE: April 6, 2004
SUBJECT: I nterimGrowth M anagement, Regional Planning, Supplementary Report

SUPPLEMENTARY REPORT
ORIGIN

C Council report dated March 5, 2004, Interim Growth Management: Plan Amendments; and

C On March 11, 2004, Regiond Council set the public hearing date for the Interim Growth
Management amendments.

C Public Hearing (March 30 & 31, 2004) - Regiona Council requested a staff report to provide
clarification on various gpproaches and issues

RECOMMENDATION

It is recommended that Council approve:

1 Implement the plan amendments contained in the Interim Growth Management (IGM) Plan

Amendment report as brought forward at first reading on March 11, 2004. Thisincludes:
. Provison for smal scae rurd subdivison
. Provide for traditiona location choice and congtruction employment within communities

It is aso recommended that Regional Council direct regiond planning staff to implement the following
actionsin support of the Interim Growth Management Plan Amendment:
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2. Form a development industry stakeholder group, in addition to the existing Development Liaison
Group; target inclusion from rurd communities

3. Increase communication tools'techniques to specificdly target rurd communities; focus on
partnerships with existing community groups, community newspapers, etc. (while maintaining
regiond planning perspective)

4, Create asmple, voluntary registry in the Clerk’s Office for al interest groups undertaking their
own regiond planning public participation process with the generd public; such groups beinvited
to regigter (a) thelevd of funding and (b) source of funding that they areinvesting in communicating
regiond planning issues to the genera public. Report results to the Regiona Planning Committee
and Coundil.

6. Monitor interim growth management impacts and report & 6 month intervas, address issues if
negative impacts occur

BACKGROUND

Halifax Regiona Council has made very clear through the HRM scorecard that it wants communitiesto be
hedlthy, vibrant, and sustainable. Thisisthe objective of the regiond plan. The proposed interim growth
management policy and regulations are intended to alow for settlement options that will help achieve
HRM’s vison. The interim growth management regulations will alow the public and Council time to
explore settlement options (alternatives) and to choose the one that most closely achieves HRM' svision.
The proposed IGM provides for a trangtion to a time when a new regiond plan is in place thet reflects
community vaues. Staff recognize that individuaswill be affected by the IGM policy and regulations, but
gaff aso recognize that not doing anything to prevent uncontrolled growth will affect many more.

The number of gpproved lots currently available under the recommended approach means that it will be
at least 5to 7 years before the regiond planisfully effectivein directing settlement to suitable areas. This
doesn'’ t includethe number of lotsthat could be created through subdivision aong existing roads or through
flaglots. Opening the policy beyond this, to new roads per PID, crestesahigh risk of grandfathering more
lots than are needed within the life of the 25 year regiona plan Many of the Goa's and Objectives which
Council approved in principle would no longer be on the table, as we go through our consultation on
Settlement maps(dternatives).

DISCUSSION

The Public Hearing raised a number of issues. The following discusson provides asummary of the issues
and staff’ s response.

1. Opportunity for family type and small developments
It is the intention of the proposed IGM policy and regulations to alow individua property owners to
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continue to subdivide for their children based on the ability to subdivide their land without new public or
private roads. Specifically, the current IGM proposa dlows for flag lots, where any property owner can
create upto 3lots, and possbly 4 lots, off of ashared driveway.

2. Choice about wher e people can live.

It isnot the intention of the proposed IGM to stop development intherurd area. Thereisaconcern that
development be sustainable, both environmentally and financidly. The Regiond Plan will address the
issues. During the interim control period, certain smal scae development is dlowed, and tentative and
concept plansrecelved as of January 22, 2004 will proceed. A possible outcome of the Regiond Planis
that there will be more choice.

3. Public Consaultation

The Regiona Plan process hasinvolved a sgnificant amount of public consultation in the development of
the godsand objectives. It isthe direction the community provided to the Regiond Planning Committee
through this process that staff felt it was necessary to seek Council’s adoption of interim growth
managemen.

The public consultation processes followed for Interim Growth Management amendments satisfies the
requirements of the MGA, the consultation process adopted by Regiond Council, and wasin line with
other plan amendment processes.

3 (a) Public Input, Submission, Surveys
HRM received anumber of written submissonsin relation to the proposed controls aswell asthose made
a the public hearing. Results of public participation to date indicate:

Speaking or writing in favour of interim Speaking or writing againgt interim growth
growth management obj ectives management obj ectives
1,475* 1,115*

* Asof April 2

Staff noted some of the speakers at the public hearing didn’t understand al of the opportunities available
to them under the recommended approach. Repairing the damage created by misinterpretation of
information is currently a priority. Aswel, saff are looking a ways to ensure that the processes around
public hearingsin the future, particularly for Sgnificant issues such asthis, are improved.

While the issue is tough and many divergent views came forward, alarge amount of common ground has
been found. Mogt participants agree on the following:

. we need aregiond plan

. some form of interim growth management is necessary while the regiond plan proceeds
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. traditional community va uesregarding inheritance/ kinship lotsand empl oyment opportunitiesmust

be respected
. large scde unsarviced development, without regiond context, is not what rural or urban

communities envison for thar future

Council may be interested in knowing the results of surveys undertaken by two other independent

organizations.

. The Chamber of Commercemember survey indicated almost 80% werein favour of interim growth
management.

. The Chronicle Herdd survey indicated 60% were in favour of interim growth management.

4. TheHammondsPlainsExperience: A Planning Processwithout I nterim Growth Management
Policy and Regulations

The themes gaff heard at the public hearing (need for kinship lots, opportunities for smal developersin
a variety of locations) are all provided for to some degree under the recommended approach. (See
Frequently Asked Questions, Attachment 3, and flag lot diagram, Attachment 4). The question before
Council at thistime iswhether to provide for more new roads and lots.

The Hammonds Plains model dlows for 5 lots per year or amaximum of 20 lots over four years per area
of land that was in exisence on or before the first notice appeared in the newspaper (October 17, 1998).
A detailed report is contained in Attachment 2. Interim controlswere not used in this case, and therewas
animmediateinflux of gpplications. Sx yearslater, there are dill 2600 lotsin various stages of subdivison
approva throughout the plan area, and approximately 1300 vacant | otsthat were approved before the plan
review process recommenced. These lots are subject to the previous plan, not the current plan.

So many lotswere created during the Hammonds Plains planning processthat aten year time lag between
the adoption of the Plan and its effect on the community is estimated, even though the community entered
the planning process because they wanted to affect change. Likewise, the potentid tolosetheability to plan
the rurd commutershed and associated road costsis equaly at risk through the regiond planning process,
as summarized in the Table 2.

We d s0 need to consder outcomeswhen comparing the recommended approach to the Hammonds Plains
gpproach. Table 1 provides an overview of this comparison:

Table 1: Proposed IGM versus Hammonds Plains Growth Management Policy

Outcome Recommended Approach Hammonds Plains 5
lots/ PID / year*
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Family type (inheritance/ yes, three flag lots per parcel and as yes

kinship) lots enabled many as road frontage dlows

Higtorica levels of congruction | yes, 5- 7 years supply of lots, before yes

in the affected area enabled additiond subdivison which could bring it

to thousands more lots

Good geographic range of job | yes, the tentatives, concepts and yes

opportunities and housing approved lots are spread throughout the

choice affected area

Effective use of yes no

infrastructure/resources as per

approved regiona plan

principles, gods, objectives

Conggtent with Provincid yes unknown (the # of

Statement of Interest regarding lots created is

Infrastructure unknown)

Keeps regiond plan options yes unknown (the # of

open throughout the
consultation process

lots created is
unknown)

* Comparison to Hammonds Plains approach of 20 lots over 4 years

5. New Roads

Council must decide where the balance lies between more new roads/ lots and keeping the origina intent
of interim growth management intact.

Table 2 isintended for comparison purposes only - Staff does not _know how many lots will be crested
[ PID. The recommended approach is ardatively known quantity (potentia for subdivision dong exiging
roads and flag lots aren’t quantified).

Road Costs

Table 2: Potential YearsBefore Plan is Effective in the Rural Commutershed, Lifecycle

Approach

Estimated Number
of Lots and
Population

Y ear s Before Plan
Fully Effective

Km of Road & Life
Cycle Costs of New
Road Created*
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recommended 5,100 lots 5to 7 years 58 km of road
approach (approved
lots only, potentid is 14,790 population $66.8 million
much higher)
5lots/PID off loca 15,439 lots 22 years 353 km of road
roads* + 5,100*

44,773 population $370.6 million
10 lots/PID off loca 19, 550 lots 28 years 447 km of road
roads + 5,100

56,695 population $469.3 million
15 lotsPID off loca 22, 637 lots 32 years 517 km of road
roads + 5,100

65,647 population $542.8 million

* |ifecycle costsof road are estimated by multiplying the kn' s of road created under each scenario
by $15,000 ( lifecycle costs / year). Thisis multiplied by 70 (the lifecycle of the road). Cost is for
comparison trends only. We don’t know how many lots will be created or how much road built.

* the # of lots per PID is based on very preliminary data analysis and doesn't reflect any site
checking. Thisinformation is provided only for Council to review comparison trends.

* 5,100 is the number of available lots in the recommended approach.

See Attachment 2 for full lot table

Whilethesefigurearetheoretical and unlikely to bereached, they are provided for demonstration purposes.
We don’'t know how many lots will be created, so adding more opportunity becomes arisk andysis
exercise. Population projectionsfor the next 25 yearsrange between 50,000 and 100,000. If weimplement
controls now, we have agreat ded of potentid to direct future population to areas of existing underutilised
infrastructure (without impacting existing neighbourhoods), or to aresswhereinfrastructure can be provided
inacog effective manner. Also, new community design such as clustering and shared disposd fields could
be ddlivered through theregiond plan, providing the same number of rurd single unit dwellings, but needing
muchlessroad and space. Not implementing controls now meansthat any gpplication made from here on
in until the plan is completed will result in the grandfathering of most or dl of our future popul&tion in an
inefficient pattern removes this potentid.

6. Traffic | ssues

Traffic is aso a consderation when contempl ating adding more new roads without regiond context. Staff
won't have the ability to direct settlement to planned transportation corridorsif we approve too many lots
and too much road now. The existing Community Plans don’'t spesk to one another or consider
downstream effects of traffic.
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A recently completed roadway capacity andyss has confirmed that anumber of commuter highways have
exceeded a safe leve of traffic loading. Hammonds Plains Road, Beaver Bank Road, and Trunk 7 (Main
Street) have al exceeded their safety thresholds and severd other roadways have limited capecity
remaning before reaching that same level. Unlike urban roadways, physicdly adding capacity to these
roadways is a greater issue that just the capital cost. Widening a highway to four lanes would require
exiging driveway accesses to be closed, as highways wider than two lanes can not operate safely with
unmanaged driveway access.

7. Economic | ssues

The congtructionindustry makes up about 5% of HRM’ s economy. Hanson data between April 2003 and
December 2003 indicates that approximately 30% of activity iscommercid, 40% is renovation and 30%
isgngle family. Of the 30%, gpproximately hdf isin the serviced areg, leaving gpproximately 15% of 5%
of our economy within the effected area. Thistrandatesto 0.75% of our economy potentialy effected, and
withmorethan 5 years supply of lots, plusthe ability to subdivide more, figuresindicate very little potentia
for disruption to the congtruction industry. New roads aren’t used by most small developers, asthey are
too expensive.

Our qudity of life and the competitiveness of our tax dructure could be negatively affected by
grandfathering more lots than we need and building more roads than we need  To the extent that our
qudity of lifeisreduced, and/or our taxes increase, the economic competitiveness of our municipdity will
be adversaly impacted.

8. Housing Affordability Issues

Affordable housing is defined as costing no more than 30% of household income. The average household
incomein HRM is$56,361 per year. Using guidelines on the amount of mortgage ahousehold could carry,
a prevalling interest rates, the average household could afford a house under $175,000. Staff reviewed
the Multiple Listings Service (MLS) listings in both the serviced areas in HRM and those areas
corresponding generdly to the interim growth area, with the results shown in Table 3:

Table3: MLSlistingsin HRM (From www.mlsca, April 5, 2004)

Affordable (% of total, dso Number of listings over

number of listings under $175,000 (% of total)
$175,000)
Serviced Area (singledetached | 35% affordable, 316 ligings 575 (65%)

houses only)
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Serviced Area (dl housing 36% affordable- 473 lidings 822 (64%)
types*)

Interim Growth Area (single 16% affordable - 88 ligings 475 (84%)
detached houses only)

Interim Growth Area (al 18% affordable - 103 ligings 476 (82%)
housing types®)

*Includes mobile homes, condominiums, townhouses and multiple family dwelings.

Muchmore of the housing availablein theinterim growth areais not affordable to the average househol der.
These numbers have been consistent over the last few months and are not affected by the proposed
amendments.

9. Conclusion

While the Hammonds Plains gpproach may be agood solution when used as part of apermanent plan (we
can't assess the effectiveness of it yet, asit will be years before it has an effect due to the number of lots
grandfathered), it isn't a suitable tool for interim growth management. This dage in the planning process
creates pressureto acce erate devel opment approval sand grandfather |ots. Staff have aready documented
anincreasein 25 acre parcels being created from larger parcels. This alows developers even more lots,
if we approvelots/ PID. We could see more lots grandfathered than are needed in the life of the plan,
severdy limiting our &bility to plan future settlement and transportation.

Aswe gpproach thetimewhen the regiona plan makesrecommendationsfor permanent land use changes,
directing settlement to areas with suitable soil, water and transportation capacity, the areas with potentia
problems and less growth potentia will be the exact areas where lots are likely to be grandfathered.

BUDGET IMPLICATIONS

Therewill besgnificant negativeimpactson future capital budgetsif interim growth management regulations
are not implemented and accelerated un-serviced devel opment occurs.
Thereis no impact on the operating budget associated with the recommended action.

FINANCIAL MANAGEMENT POLICIES/BUSINESS PLAN

This report complies with the Municipdity’s Multi-Year Financid Strategy, the gpproved Operating,
Capita and Reserve budgets, policies and procedures regarding withdrawa sfrom the utilization of Capita
and Operating reserves, aswell as any relevant legidation.
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ALTERNATIVES

. Council could schedule a second public hearing to provide for 12 lots per parcd until the regiona
plan is approved (the Hammonds Plains approach modified for short term use rather than over 4
years), contiguous with loca roads and maximizing frontage. Thisdternative dlows concept plans
submitted prior to January 22, 2004 to proceed.

. Should Council decide to hold a second public hearing, Council will need to continue their April
13 meeting on Friday, April 16. Thistimewill be necessary to preparedl of the documentation for
first reading. The date for the second public hearing would be set at this time, and the add placed
in the paper before April 20. It would therefore be imperative that those dates be met otherwise
the Provincid Order will expire and HRM will be without any growth controls,

. If Council wishesto proceed with the above amendment the following process should be met:
1) aCouncillor would make amotion to approve the existing Interim Growth M anagement
measures
2) another Councillor would ask for anamendment to the motion (iedlow for new roads)
3) Council would first debate and vote on the amendment
4) If Council gpproves the amendment, Council would then defer decision until staff can
provide the amendments.
5) a a gpecid Council meeting (April 16), Council would have the amendments in front
of them and pass amotion to set adate for anew public hearing
6) at the meeting of the April 16th, Council would have to confirm that the written form of
the amendment isin fact consistent with what they intended on Tuesday(April 13") when
the origina motion wasamended. Thefina vote on Second Reading of the Interim Growth
Management as amended would follow the second public hearing.
7) an Ad would be placed in the paper on Monday April 19, 2002.

. Staff does not recommend this approach.

Risk Management | ssues.

. Without adequate interim growth management the projected population for the next 25
yearsislikely to be grandfathered before the plan is completed, rendering the plan much
weaker than it need be. We could consult over the spring / summer on options that
disgppear from the rurd commutershed.

. Evenat 12 lots/ PID, we could end up with many short dead end roads and empty lots.

ATTACHMENTS

1. Financid Implications
2. Answersto Council’s questions from March 31
3. Frequently Asked Questions re Recommended Approach
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4, Sample Diagram of Hag Lots
5. Provincid Statement of Interest Regarding Infrastructure

Additional copies of thisreport, and information on its status, can be obtained by contacting the Office of the Municipal Clerk at

490-4210, or Fax 490-4208.
Report Prepared by: Carol Macomber, 490 5908

Report Approved by:

Betty MacDonald, Director, Governance and Strategic Initiatives, 490 4769

Carol Macomber, Project Manager, Regional Planning, 490 5908

Attachment 1

Financial Implications. Interim Growth Controls

| SSUE Without Interim Growth With Interim Growth Controls
Contral

Tax Structure: should increased pressure for higher and | inthe longer run, arearates will be

note, unserviced areas new arearates less

pay alower tax rate.

They do not pay for

Harbour Solutions,

trangt, sdewalks,

crosswalk guards, etc.
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Service cost New housing growth incurs service | New housing growth can be

implications cogsin police, fire, road encouraged in amanner that
maintenance, snow plowing, reduces infrastructure costs,
garbage pick up, recreation, particularly over thelong run.
planning, community fadlities. As | Interim controls will reduce the
new housing increases, demand for | impact of total, uncontrolled
other services such asfire gations, | growth, while the regiond planis
recregtion facilities, sdewalks, completedFocusedd investment will
dreetlights, trangt increase, and be easier to support in the
may be more than the community | unserviced area, and arearates will
iswilling to pay through arearates, | be kept more reasonable.
leaving a decision on Council asto
what needs to be provided, and
when. Aswdll, requirements for
water and sewer may (asit hasin
the past) emerge from inability to
require devel opment to consider
the collective impact on the
surrounding area.

Interim Growth There are 1460 km currently being | Interim controls will alow decisons

M anagedpiit 13, 2004

Council report

Costs of roads

maintained by HRM. The
lifecycle cost of the road itsdf is
$15,000 per km. Indirect costs of
roads include time increases to
sarvice aresdence. The greater
the distance, the greater the time
cost, and the greater the wear and
tear on vehicles.

to be made on settlement patterns
and trangportation networks that
will alow for increased roads, but
will minimize cogts.
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Current investment in
infrastructure

Investment is required throughout
al of HRM to improve the quality
of life. HRM has spent $30 million
on extending sewer and water to
remediate problemsin the
unserviced area, an average of
7.3% of the capital budget.
Funding has been provided in part
from affected resdents, but aso
from the generd tax base and from
Infrastructure programming.
Money could have been spent
dsawhere, for example the funding
on ayearly basis could be used on
one or part of severd of the
following:

- annud park maintenance

- helf ahighway interchange

- 7 new buses

- haf rurd fire service budget

- 3fadt ferries

- 2yearsrurd library service

Interim controls will place acap on
the need for new infrastructure
aigng from growth in the
unsarviced areawhile along term
infrastructure plan is developed in
light of the regiond plan. Inthe
longer term, the infrastructure cost
burden for al will be lower then if
no controls are implemented.

Capital Capacity Gap:
needs not addressed
with regardsto
mantaining exiging
infrastructure and a
minima amount to build

new capacity

Currently, the gap is estimated at
$27 million in 04/05, and $30
million in each of the fallowing two
yeas Littleisincduded inthis
amount to meet emerging needs.
Without controls, and without the
regiond plan, this gap will grow, as
expectations will continue to rise.
We dready have alist of unmet
demands for parks, playgrounds,
library service, schools, sdewalks,
dreetlights, treffic lights,
crosswalks, etc.

The gap will not disappear with
controls, but the end amounts will
be lessened.
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Economic Impact: The
economy is affected by
anumber of key factors
HRM has no control
over - interest rates,
exchange rates, business
income tax policies,
federa and provincid
policies, demographics
and customer needs.

Business sectors and individud
businesses are dways being
impacted by various changes, as
well as by no change. Thelack of
aregiond plan, and asudainable
infrastructure plan will detract from
the qudlity of lifewithin al of
HRM. The cost of maintaining a
amilar qudity of lifewill require
increased investment from the
generd tax base, making our tax
burden less competitive to
businesses and residents.

Also, without the controls,
property vauesin areas where
insufficient environmentd
regulations lead to a requirement
for public infrastructure will be
affected aswill ther individua
Costs.

Theinterim controls will affect
individuals whose primary market
has been in the unserviced area.
The controls do not put afreeze on
development. Thereisa5to 7 year
upply of lots available. Inthe
longer term, a more competitive tax
burden will bendfit dl of HRM,
including the unserviced aress.

Another way to understand some of thefinancia implicationsisto comparethe money currently being spent
to remediate on-site waste water disposal and drinking water problems to other services that could be
provided ingtead. Since 1980, 80 million dollars has been spent to remediate these problems, an average
of 3.3 million ayear, or 7.3% of our yearly capitad budget. This could dternatively purchase:

atax cut

ok wnNE
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Attachment 2
Council Questionsfrom March 31

The issuesraised at the March 31 meeting fal under three genera categories. These are:
1. Interim Growth Management Measures as recommended

2. Other Approaches

3. Regiond Flan

1. Interim Growth Management Amendments asrecommended March 11

This section addresses questionsrel ated to the proposed I nterim Growth M anagement measuresasoutlined
inthe March 5, 2004 staff report.

Interim Growth Management Area Boundary

Council requested that gtaff outline the impact of moving the Interim Growth Management Areaboundary
further westward.

Andysisindicates that Traffic Zone 181 - Ship Harbour, has 62% of journey to work trips going to the
urban core and suburban areas (225 out of 365). Moving the boundary westward would leave the area
vulnerable to accelerated unserviced development as it would be the only unrestricted development area
in the rurd commutershed.

Impact on Small Land Owners & Developers

The recommended gpproach providesopportunitiesfor smdl land ownersand devel opers. Thereisnolimit
on the number of lots that can be gpproved adong existing roads (in-fill). There is provison for three flag
lots per parcd, atraditional form of development for inheritance lots. Most small developers don't build
on new roads as it istoo expensve.

A review of historical trends for the geographica area between Musguodoboit Harbour and Lake
Charlotte indicates that only five roads have been constructed since 1996, three of them private. The
recommended approach provides protection from accelerated approvas that often occurs during
anticipation of growth management.

Avallability of Lots, CMHC information

The CMHC staff person providing information regarding lot availability didn’t base his comments on any
data base. Thisis confirmed in writing.
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Ribbon Deve opment

Infilling dong locd roads is a good growth management strategy, as it provides for use of existing
infrastructure. Therisk of cregting ribbon devel opment along non-loca roadsisminima because only 30%
of avalable land is located on non local roads and sight conditions / Sight lines would iminate some of
these Sites.

Hydro-geologicd Assessments

HRM requiresnew legidationto requirehydrogeol ogicd information aspart of the devel opment gpplication
process.

Sarviced Areas

The focus for interim growth management has been on the unserviced area because this is the area
vulnerable to accel erated approvas under as of right policy. The serviced areahas many issuesrelating to
the need for aregiona plan as wel. We re stting the stage to ddliver a successful plan for dl areas of
HRM.

Terminology

Seff attempted to stop using the word moratorium early on, as it doesn't reflect the action. The word
sprawl is used occasiondly because communication advice indicates that many people have a better
understanding of what is meant by sprawl than some of the other terminology. Staff will attempt to find
other ways to explain the effects of accelerated unserviced development. Staff noted that some speskers
fdt it was addressed at them. Thisisn't the case. We were attempting to communicate that we need to
manage the risk.

Cost

While full cogt pricing won't be available until later in the project, costs of roads are included in the
Discussion, as new roads are the issue in question and we currently have this information. Attachment 1
outlines financid implications of Interim Growth Controls,

2. Alternative Approaches

A number of Councillors requested information on the growth management gpproach used in the
Hammonds PlaingBeaver Bank/Upper Seckville plan areaand itsimpact if gpplied to the Interim Growth
Management area. Theimpactsare outlined in the comparison table under Discussion. Council also asked
gaff to comment on the effectiveness of the Hammonds Plains approach.
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Hammonds Plains/Beaver Bank/ Upper Sackville

Theresdentia growth management policiesfor HammondsPlains, Beaver Bank and Upper Seckvillewere
adopted by Regiona Council on November 17, 1998.

The policy isdesigned to dlow for 5 lotsayear or amaximum of 20 |ots over four years per areaof land
that was in existence on or before the first notice appeared in the newspaper (October 17, 1998).

At this time there were gpproximately 2600 lots in various stages of subdivision approva through out the
plan area and approximately 1300 vacant lots that were approved before the plan review process
recommenced.

Those lots that were at the tentative and final stages of subdivision approva were alowed to proceed to
find gpprova.

Subdivisons that were at the conceptua stage were zoned Comprehensive Development Digtrict (CDD).

Policy was ds0 established to dlow the consderation of future applicationsfor rezoning to aCDD where
aland owner wishesto seek approva to develop at a grester rate.

Since the adoption of that policy a total of 2200 building permits have been issued for residential
congruction in the plan area.

Based on past development trends (average of 440 residentia building permits per year), it is estimated
that it will take another 4 to 5 years until the build up in lot inventory is fully absorbed.

Itis, therefore, not possbleto assessthe effectiveness of thispolicy for regulating as-of -right devel opment.

During the Hammonds Plains planning process developers created many 25 acre parced lots from larger
parcels. This can be done without going through a subdivision process and resultsin more lots under alot
per parcel scenario, eginstead of getting 5 lots per 100 acre parcel, the developer getsfive lotsfor each
of the four twenty five acre parcels. This phenomenon (creation of 25 acre parcels) is beginning to be
observed in the current process.

One application has been made to rezone property to a CDD zone and enter into a development
agreement in the Beaver Bank area.

The CDD tool wasfound to be effectivesinceit resulted in better overdl design, greater parkland provison
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and awider range of uses (home busi nesses and accessory apartments) that were considered compatible
with the Sngle unit dwelling environment.

The growth and development that has taken placein the plan areasince the adoption of the policy hashad
asubgtantial impact on services.

The new school (Maddine Symonds) that was constructed to dleviate the over crowding conditions at the
Hammonds Plains Consolidated Schoal is now over capacity by 24 students.

The Hammonds Plains Consolidated Elementary was dso over design capacity by 198 students until the
Halifax Regiond School Board made aternative accommodetions.

A new dementary school is scheduled to open in Hammonds Plains in 2005.
Both the Hammonds Plains and the Beaver Bank roads are functioning a alevel of service“F’.

Levd of sarvice“F’ means heavily congested with traffic demand exceeding the capacity of the
road.

Large scde subdivison development has also extended deeply into the backland areas of Hammonds
Pains and Upper Tantdlon, in areas that the planning strategy intended to be preserved for resource and

Open Space Purposes.

Permitting No. of lotsper PID

Estimated number of Potential L otson New Roads

. The exiging parcel had to have aminimum of 65.6 ft (20 m) of frontage on aloca road and sufficient areato
accommodate the number of lots being considered as well as sufficient area to accommodate the new road.

. For the 15, 20 and 25 Lot scenarios, additiond criteriawas used to ensure that sufficient frontage would
provide for an “dternate’” access due to the length of road required.  (minimum frontage of 95m, and dso a
manudly andysis was used to seeif lots with less than 95m of frontage had a second frontage of at least 6m)

. This andysis assumed an individud lot Size of 50,000 ft? (4645 n ) and 150 ft (45.72 m) of frontage on the

new road.

Estimated Number of Potential Lots

Number Permitted Off Local Off Trunk & Collector Total Potential
Roads Roads
upto 5 LotsPID 10339 2633 12972
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upto 10 LotgPID 14450 4034 18484
upto 15 LotyPID 17537 5101 22638
upto 20 LotgPID 18174 5391 23565
upto 25 LotyPID 19629 5939 25568

3. Regional Plan

Completion Date

The regiond plan timeline continues to be as gpproved by Council in June, 2003:

Regiond Planning Process and Timdine

. Step 1 Public Awareness Campaign (June to Sept. 2003)

. Step 2 Public Consultation God's, Objectives & Opportunities (Sept. to Dec. 2003)
. Step 3 Deveop Alternatives (December 2003 to March 2004)

. Step 4 Public Consultation on the Alter natives (M ar ch to June 2004)

. Step 5 Evauation of Alternatives (June to October 2004)

. Step 6 Recommend Alternative to Council (October to December 2004)

. Step 7 Develop Regiond Plan (December 2004 to March 2005)

. Step 8 Adoption of Regiond Plan (Approximately 4 to 6 months)

Full Cogt Pricing

Whilefull cost pricing won't be available until later in the project, costs of roads areincluded in the Discussion, as new roads
aretheissuein question and we currently havethisinformation. Attachment 1 outlinesfinancia implicationsof Interim Growth
Controls.
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Attachment 3 -Interim Growth Management, Frequently Asked Questions

1. Question - My children aremoving back to HRM so our family can betogether. Can they build ontheland
that’ s been in our family for generations?

Answer - Yesthey can. They can do anything they could do before, except build anew road. New roads
are typicaly built by developers for bigger developments, not to access kinship type of development.
Kinship development can continue, opening up property back lands (see flag ot diagram on back).

2. Question - My children are graduating from school soon. Will they have access to congtruction jobs and
be able to Stay in our community?

Answer - Yesthey will. Historical levelsof construction and geographic location choice are provided under
the recommended approach.

3. Question - Will interim growth messures affect our economy?

Answer - The congruction industry makes up about 5% of the HRM economy. A review of Hanson data
in between April 2003 and December, 2003 indicates that approximately 30% of our congruction is
commercid, 40% is renovation and 30% are ingles. Approximately haf of thesnglesaren't in the affected
area, leaving in question gpproximately 0.75% of our economy. With 5 to 7 years|ot supply available, the
economy shouldn’t be effected in a negative manner.

On the other hand, if we don't implement effective interim growth measures and we grandfather more lots
than needed by many, many years, we miss the opportunity to manage costs, infrastructureinvestiment and
taxes effectively.

4, Question - Does the Hammonds Plains model provide a workable compromise?

Answer - Prdiminary andyssindicates that more new lots could be grandfathered than are needed in the
life gpan of the plan, eiminating our ability to direct settlement pattern to suitable areas with accompanying
trangportation links. We could consult over the summer on options that aren't available any longer in the
fal. Saff continues to review this option.

5. Question - What happens now?
Answer - Staff are committed to supporting Council and responding to public input. Staff are analyzing the
issues raised by Council and will return with answersto as much as possble on April 13. Council will direct
daff from there.

Still have questions? Please call Carol Macomber, 490 5908 (regiond planning 7 s), Kurt Pyle, 476 8599
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(amendment ?'s), Sharon Bond 490 4800 (development 7 s)

Attachme
One Parcel of Land 4 Fleg
(Flag Lot Potential) Diagram

Flag Lot #1

Driveway

typically
shared, and

length at
owner’s
Discretion

EXISTING ROAD

Driveways

H:\Regional Planni INAL) 13.4.wpd




Interim Growth Management -21- April 13, 2004
Council Report

Attachment 5 - Statement of Provincial Interest Regarding Infrastructure

Goal

To make efficient use of municipa water supply and municipa wastewater disposa systems.

Basis

All leves of government have made ggnificant investment in providing municipa water supply and municipd
wastewater disposal infrastructure systems.

Unplanned and uncoordinated devel opment increases the demand for costly conventiond infrastructure.

Application
All communities of the Province.

Provisons

1. Panning documents must promote the efficient use of existing infrastiructure and reduce the need for new
municipa infrastructure. Measures that should be considered include:

(a) encouraging maximum use of exigting infrastructure by enabling infill development on vacant land and higher
density development;

(b) discouraging development from legpfrogging over areas served by municipa infrastructure to unserviced aress,

(c) directing community growththat will require the extenson of infrastructure to areas where serving costswill be
minimized. The use of practica dternatives to conventiond wastewater disposa systems should be considered;

(d) identifying known environmental and heglth problems related to inadequate infrastructure and setting out short
and long-term policies to address the problems including how they will be financed.

2. Where on-dte disposa systems are experiencing problems, dternatives to the provison of conventiond
wastewater disposa systems should be considered. These include the replacement or repair of malfunctioning on-
Ste systems, the use of cluster systems and establishing wastewater management didtricts.

3. Ingdling municipa water systems without municipa wastewater disposal systems should be discouraged.

4. Intermunicipa solutions to address problems and provide infrastructure should be consdered.
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