
April 6th, 2016 
 
 
 
United Gulf Developments Limited 
60 Walter Havill Dr, Suite 111 
Halifax, Nova Scotia  
B3N 0A9 
 
Attention: Navid Saberi 
 
RE: Traffic Impact Statement: Paper Mill Lake Subdivision 
 
DesignPoint Engineering and Surveying Ltd. is pleased to submit this Traffic Impact Statement (TIS) in 
support of the proposed amendment to the Development Agreement (DA) dated May 17th, 1995 
between Annapolis Basin Group Inc. and The Town of Bedford. The properties of 00360677, 00428375, 
40810228, and 40810210 included in the DA are owned by United Gulf Development Limited. Section 14.2 
of the DA states that: 

“The Developer shall be allowed to create no more than 100 residential units prior to the completion of a 
collector road which is to run from Moirs Mill Road to Hammonds Plains Road.” 

This DA was signed prior to the consideration and/or construction of Oceanview Drive, Nine Mile Drive, 
Southgate Drive, Larry Uteck Boulevard, and the Larry Uteck Interchange and its connection to Highway 
102 – Bi Centennial Highway (BiHi), when the only access/egress from the proposed subdivision was via 
Moirs Mill Road and Nelson’s Landing Boulevard to the Bedford Highway. 

This TIS supports the amendment to section 14.2 of the DA to allow for additional phases of this 
development without the need to build a collector road to Hammonds Plains Road. The DA allows for 881 
residential units, to date 160 units have been built, leaving 720 units to be considered within this TIS. 

Proposed Development Phasing 
This development is proposed to be completed in phases. The two phases that are considered are as 
follows:  

 
Phase 1 
This first phase of the remaining development will consist of connecting Richardson Drive between Moirs 
Mill Road and Oceanview Drive. Currently, Richardson Drive has been built to Baha Court (northend) and 
has been built to form a T-intersection at Oceanview Drive (southend). The remaining 290 m long section 
of Richardson Drive will be built as part of this phase. As part of this connection the remaining lots on 
Baha Court will be constructed as well as the lots along Richardson Drive for a total of 60 units out of the 
720 units remaining.  

Phase 2 (Full Build Out) 
This future phase includes the remaining 660 units (720 units subtract the 60 units undertaken as part of 
Phase 1 outlined above) and the construction of the associated street network which includes the 
connection of Nine Mile Drive to Moirs Mill Road (See Figure 1: Map 4: Approved Site Plan for the Paper 
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Since this DA was signed 160 residential units have been constructed (100 on Ahmadi Crescent, 
Richardson Drive, Baha Court, and Moirs Mill Drive and a 60 unit seniors’ complex on Hammonds Plains 
Road). Originally, when this DA was signed Moirs Mill Road, Nelson’s Landing Boulevard, and the new 
connection to Hammonds Plains Road were to be the only routes into and out of this proposed 
subdivision. Since the approval of the DA, Oceanview Drive, Nine Mile Drive, Larry Uteck Boulevard, South 
Gate Drive, and the Larry Uteck Interchange to the BiHi have been constructed. This has significantly 
increased the roadway capacity into and out of the proposed subdivision. 

As part of the proposed Phase 1 of the Paper Mill Lake subdivision, Richardson Drive will be completed 
and connected between Moirs Mill Road and Oceanview Drive. The approved concept plan for the Paper 
Mill Lake subdivision has always showed Richardson Drive connecting Moirs Mill Road and Oceanview 
Drive, which is consistent with the concept plan that was approved as part of the original DA.   

Existing Traffic Data 

The HRM Regional Plan outlines street classification for the HRM roadway network. The HRM redbook 
provides guidelines on the average daily traffic volumes for each street classification. Table 1 lists the 
existing street network that surround the proposed subdivision as well as recent traffic count data 
received from HRM or undertaken by DesignPoint.  

When the Larry Uteck Interchange was constructed in 2010 it was designed to handle between 45 000 
and 50 000 vehicles per day (vpd). In a discussion with representatives of the Nova Scotia Department of 
Transportation and Infrastructure Renewal (NSTIR) they indicated that the interchange is currently 
operating at approximately 50% of its intended capacity. 

Table 1 also identifies the approximate remaining capacity within the surrounding street network. As can 
be seen in Table 1, all streets are currently operating below their intended capacity based on the recent 
traffic data or can be assumed based on traffic data of the surrounding streets. It should be noted that 
the traffic count undertaken for Oceanview Drive was completed in December, 2014. Oceanview Drive is 
a direct link between a residential area and a commercial area. Based on this connection it can be assumed 
that this volume is most likely higher than the usual volume on Oceanview Drive due to the holiday season. 
In addition, Larry Uteck Boulevard is an arterial roadway that allows for greater than 20,000 vpd. The 
remaining capacity is shown conservatively at 1500 vpd which is 20,000 minus the existing daily traffic 
volume of 18,500. 
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Phase 2: Trip Distribution 

As previously indicated, when the DA was signed connections via Moirs Mill Road and Nelson’s Landing 
Boulevard to the Bedford Highway were the only connections to get to and from this subdivision. The 
construction of Oceanview Drive, Nine Mile Drive, Southgate Drive, Larry Uteck Boulevard, and the Larry 
Uteck Interchange which now connects this proposed subdivision to the BiHi all allow for more 
connections into and out of this subdivision.  

Consideration for the calculated traffic volumes and predicted travel patterns on Nine Mile Drive, Moirs 
Mill Road, Richardson Drive, and Royal Masts Way was carried out to establish the future distribution 
patterns of the site-generated trips. The original concept plan shows Nine Mile Drive being connected to 
Moirs Mill Road and it is expected this would still be the case during future Phase 2 construction. 

The site-generated trips associated with the proposed development were assigned to the extended Nine 
Mile Drive, Moirs Mill Road, Richardson Drive, and Royal Masts Way for access to Larry Uteck Boulevard 
or the Bedford Highway. It is assumed that the trips heading to and from this area are either travelling to 
and from the school (located at the end of Oceanview Drive east of Amin Street), the commercial and 
office space at the Larry Uteck Interchange, or the Bedford Highway via Larry Uteck Boulevard, Southgate 
Drive, or Moirs Mill Road all which have significant remaining capacity.  

In order to get out of or into this subdivision it is assumed that the proposed 6283 daily trips generated 
by this subdivision will initially travel via the following roadways to get to ultimately the Bedford Highway 
or Larry Uteck Boulevard: 

• Nine Mile Drive (remaining vehicle capacity: greater than 4,500, assumed 50% of proposed trips 
take this road: 3,142) 

• Moirs Mill Road (remaining vehicle capacity: 7,525,  assumed 50% of proposed trips take this road: 
3141) 

• Royal Masts Way (remaining vehicle capacity: 1,900, assumed 5% of proposed trips take this road: 
314)      

• Richardson Drive (remaining vehicle capacity: 2,830, constructed as part of Phase 1, assumed 5% 
of proposed trips take this road: 314)  

In considering the full buildout of this development, the proposed and existing street network based on 
the existing traffic data and trip generation can be accommodated and in all cases have some remaining 
capacity. Many of those vehicles accessing Oceanview Drive to connect to Nine Mile Drive will now travel 
the proposed connection between Nine Mile Drive and Moirs Mill Drive thereby relieving Oceanview Drive 
as the subdivision expands. Therefore, a connection to Hammonds Plains Road is not required now nor in 
the future. 

Conclusions and Recommendations 

The following conclusions were assembled from the traffic impact assessment: 

• Phase 1: The estimated weekday trips generated by the site in Phase 1 is 571 vehicles per day. 
The analyses indicates that the 571 vehicles per day estimated to be generated by the proposed 
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