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ORIGIN 
 

• Application by David Harrison on behalf of Glenn Clark of GFC Management Limited 
• On January 24, 2017 the following motion of Regional Council to initiate the MPS amendment 

process was put and passed: 
"THAT Regional Council: 
1. Initiate the process to amend the MPS and LUB for Planning Districts 14 and 17 to enable the 

development of four, 5-storey multiple unit dwellings at a density of 8 units per acre on 
Residential Opportunity Site B and the two additional properties as illustrated on Maps 1 and 
2, subject to addressing the phosphorous generation and traffic matters referenced within the 
December 16th staff report. In doing so, staff is directed to follow the public participation 
program for municipal planning strategy amendments as approved by Regional Council on 
February 27, 1997. 

2. Direct that staff engage the Fall River/Waverly community on the broader topic of seniors 
housing and return to Regional Council with the results of that engagement. MOTION PUT 
AND PASSED 

 
 
LEGISLATIVE AUTHORITY 
 
Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning and Development 
 
 
RECOMMENDATION 
 
It is recommended that North West Community Council recommend that Regional Council: 
 

1. Give First Reading to consider the proposed amendments to the Municipal Planning Strategy 
(MPS) and Land Use By-law (LUB) for Planning Districts 14 and 17, specifically the River-lakes 
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Secondary Planning Strategy (SPS), as set out in Attachments A and B of this report to establish 
a new zone which will allow a “residential complex inclusive of supporting uses” on Residential 
Opportunity Site B and add two additional properties to Opportunity Site B and schedule a public 
hearing; and 
 

2. Approve the proposed amendments to the MPS and LUB for Planning Districts 14 and 17 as set 
out in Attachments A and B. 

 
 

BACKGROUND 
 
On January 24, 2017 Regional Council initiated an MPS amendment process to consider development of 
four, 5-storey multiple unit dwellings on the subject property known as Opportunity Site B in Fall River (Map 
1 and 4).  Council also directed staff to engage the Fall River community on the broader topic of seniors’ 
housing needs in Fall River and the proposed development specifically, and to return to Regional Council 
with the results of that engagement. 
 
The application for the proposed development was submitted by David Harrison on behalf of GFC 
Management Limited. The subject property is designated as a Residential Opportunity Site (Site B) under 
the River-lakes SPS which currently allows increased density on this site for housing developments up to 
maximum of 4 units per acre and a maximum of 3 storeys in height by development agreement.  The current 
application does not meet this policy criteria therefore the applicant is seeking amendments to the Municipal 
Planning Strategy (MPS) for Planning Districts 14 and 17 to enable this project. 
 

Subject Site PIDs 00506501, 40707432, and 40707440 situated at 1109, 1075 
and 1085 Fall River Road, respectively 

Location South side of Fall River Road, East of Meltzer Common Park 
Regional Plan Designation Rural Commuter 
Community Plan Designation 
(Map 1) 

Residential  

Zoning (Map 2) R-1B (Suburban Residential) Zone  
PID 00506501 is identified as Residential Opportunity Site B under 
the River-lakes Secondary Plan 

PID Site Size  Frontage  Current Land Use 
00506501 19 ha (47 ac) 172 m (564 ft.) Single Unit Dwelling 
40707432 0.46 ha (1.14 ac) 38 m (125 ft.) Vacant 
40707440 0.47 ha (1.16 ac) 53 m (174 ft.) Single Unit Dwelling 
    Total 19.9 ha (49.17 ac) 263 m (863 ft.)  

 

Surrounding Use(s) On the south side of the property there is a low density residential 
subdivision known as Fall River Village.  To the north, the property is 
bounded by Fall River Road and on the opposite side of the road 
there are also low density residential dwellings.  To the west, the 
property is bounded by low density residential uses and the lands to 
the east are forested 

 
Proposal Details 
The proposed development is for an enriched living care facility intended to respond to market demand for 
housing that is designed to meet the changing needs of citizens as they age..  The proposal includes multi-
unit dwellings building forms augmented by a range of on-site services including, foot care, general health 
counselling and support, transportation and housekeeping provided through a contract with Northwoodcare 
Inc. 
   
The applicant is proposing amendments to the density and form limitations in Policy RL-13 to allow 
additional units and larger buildings to generate economies of scale that would enable the care services by 
Northwoodcare Inc.as well as additional building enhancements such as underground parking, elevators, 
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and common spaces. The higher density is also requested to minimize the cost of the rental units to 
increase affordability  
 
The details of the request for MPS amendments are as follows: 
 
a) increase the permitted density from 4 units per acre to 8; 
b) increase the maximum number of storeys per building from 3 storeys to 4; 
c) increase in the maximum number of units per multiple unit building from 40 units to 100; and  
d) include two smaller sites identified as PIDs 40707432 and 40707440 as a part of Residential 

Opportunity Site B to allow these sites to be used for access to the proposed development. 
 
Further details of the original proposal and the policy context of the site can be found in the December 16, 
2016 Initiation Report found at the link below: 
 
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/170124rc1417.pdf  
 
Overview of Report 
Pursuant to Council’s existing direction on this matter, this report provides the following for Council’s 
consideration: 
 
• An outline and description of the public engagement process completed for this file; 
• An overview of the comments received during the public consultation program relating to seniors’ 

housing needs in the Fall River Area in general; 
• An objective assessment of the current proposal in the context of existing policy and the public input 

gathered throughout the engagement process; and, 
• A recommended regulatory approach in response to the current application that includes revised policy 

and updated land use regulations for Opportunity Site B which provides an option for the proposed 
housing form while respecting the existing core policies of the River-lakes Secondary Planning Strategy.  

 
Acknowledging’s Council direction to engage the public on the topic of seniors’ housing, it is important to 
note that the Municipality has no ability to regulate building occupancy based on age (ie: seniors only). This 
was a point which was noted within the engagement undertaken over the past months, and considered in 
the authoring of the policies proposed within this report.  
 
Public Consultation  
A day-long open-house public engagement event was held at the Gordon R. Snow Centre on the general 
topic of seniors’ housing needs in the area and the specific elements of the proposed development.  
 
This approach was chosen by staff to ensure broad engagement on seniors’ housing and the proposed 
development so the community could be well informed and have an opportunity to provide staff and the 
applicant with its perspective on seniors’ housing issues and suggestions for development that could 
minimize adverse impacts.  
 
Staff and Consultants for GFC Management Limited were on hand at the Gordon R. Snow Centre from 
1:00 PM – 9:00 PM on March 22, 2017 to provide information and receive public input.  Two public 
information sessions were held that day at 2:00 PM and 6:30 PM to accommodate a variety of schedules.  
The public were also given the opportunity to provide feedback on public comment forms prepared by staff 
or to send in their own written submissions about how the proposed development for seniors would affect 
the surrounding area (immediate neighbourhood) and the community-as-a-whole.  
 
Public Meetings and Submissions 
In a presentation by Consultants for GFC Management Limited, the community was informed about the 
need for senior citizen housing and an existing gap between various housing forms for independent living 
and housing for long-term care.  The consultant gave an overview of some housing examples to address 
this need in HRM and presented an analysis of how the present policy should be changed to accommodate 

https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/170124rc1417.pdf
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these needs.  Northwoodcare gave a presentation about the service model they propose to provide at this 
location. 
 
Staff advised the community about the overall policy approach to allow alternative housing forms to meet 
the housing needs under the River-lakes SPS. Staff also provided information about the model that was 
envisioned to allow for higher density on this site and advised the public what aspects of the policy needed 
to be changed to accommodate the proposed development.   
 
The Public Information Meetings were attended by 160 residents at the 2:00 PM session and 110 residents 
at the 6:30 PM session. The afternoon session was primarily attended by seniors from the communities 
around the Shubenacadie Lakes. The evening session was primarily attended by other residents from the 
surrounding area.  In addition to the comments received at the Public Information Meetings, 112 written 
submissions were received from members of the public during and after the public information meetings.  
 
A copy of the meeting summary is attached as Attachment D.  Also attached are verbatim comments 
received from the written submissions which  have been sorted into six individual attachments depending 
on the respondent’s place of residence or interest in the subject as outlined below:  
 

1. Those living in the immediate neighbourhood (Attachment E);  
2. Those living in the wider community between 2-5 kilometers from the site (Attachment F);  
3. Those either living 5 kilometers or more from the site and those not reporting any place of 

residence (Attachment G); 
4. Letter from the Fall River Family Practice (Attachment H);  
5. Letter from Northwood Care (Attachment I); and   
6. Letter from Dr. Robert Strang (Attachment J). 

 
Summary of Common Themes 
The following provides a summary of the content of the comments and written submissions sorted into four 
common themes; seniors’ housing needs, building height and scale, building impact on infrastructure and 
services, and maintaining the Fall River vision. Direct reference to the meeting summary, submissions 
databases and letters is encouraged. There is a great deal of information and insight that can be gained 
from these submissions that could not all be captured in the summary below.  
 
Seniors’ Housing Needs Comments 
 

• Some noted that there is an urgent need for seniors’ housing to allow people to remain in their 
community.  

 
• Some noted that there is a critical need for housing for seniors and the proposed development at 

the Carr Farm could bring affordable housing to seniors that could contribute to a “vibrant and 
socially cohesive community” (Attachment J – Strang Submission). 
 

• Some noted that the seniors were the strength of the community and that they deserved to remain 
in the community they helped build.  

 
• Some were concerned that the facility would not be occupied by seniors since the Municipality has 

no authority to regulate who can live in the buildings.   
 

• Some were concerned that the buildings would become mixed age buildings and some seniors 
wanted to live in the buildings with seniors only. 

 
• Some expressed concern with the distance of the buildings from the Village Centre and questioned 

how seniors would access the Centre.  
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• Some residents noted that there was lack of accessible sidewalks on the side of the Fall River 
Road of the proposed development and that the Fall River Road configuration would make it difficult 
for seniors to access the sidewalk on the opposite side of the road.   
 

• Some noted that the existing health care services in the community are overwhelmed and 
questioned how seniors could be cared for in the community.   
 

• Some stated that the proposed development would bring investment and business to the local 
economy and complete the community by providing housing for all ages.   
 

• Some indicated the proposed development should be in the Village Centre where services are 
accessible and where seniors would not be isolated from the community centre.   
 

• Some questioned the need for 400 units to service seniors noting that the proposed development 
is approximately 10% of the existing population of Fall River.  
 

• Some indicated  that the proposed senior’s housing development would not adequately meet the 
needs of seniors as the site is located too far from the Village Centre.  Some questioned the site 
design with trails on a sizable hill, without an accessible sidewalk.  These people felt that a seniors 
facility should be in the Village Centre where people with limited mobility would be able to walk to 
shops and services and remain engaged in community activities to maintain a healthy quality of 
life. (Attachment E – Respondents 9, 23, 50, 51, 53, 54) 

 
• The Fall River Family Practice stated that the need for access to affordable housing is a recurring 

theme that is commonly reported to them by their geriatric patients. This group of practitioners 
stated that the Carr Farm was an ideal location for a seniors’ housing development with the 
development of underground parking, walking trails, possible inclusion of a community garden and   
other amenities such as an exercise site and other common areas for social gathering and health 
promotion, would decidedly meet the needs of many of our seniors and keep them in our 
community. (Attachment H) 
 

• Northwood Care reiterated its full commitment to partner with GFC Management on the design and 
development of programs and services for an age-friendly senior’s housing development on the 
Carr Farm land. (Attachment I) 

 
Building Height and Scale Comments  
 

• Some noted that the development of four 5-storey buildings was out of character with the rural 
context and incompatible with the surrounding low density residential neighbourhood.  

 
• Some participants were in support of housing for seniors but stated the proposed buildings were 

too big for the area and were particularly concerned with the height of the proposed development. 
 

• Some participants indicated that the buildings would be out of scale with the surrounding area and 
incompatible regardless of the age of the intended occupants.  

 
• Some noted the buildings would not be visible from the surrounding area. 

 
• Some respondents noted that the placement of four 5-storey buildings on the top of the hill would 

be visible from the surrounding area, particularly that portion of the community down the hill from 
the proposed development, and they were concerned that the development would be out of context 
and character with the surrounding neighbourhood.   

 
• Some expressed concern that they would lose their privacy and would be impacted by noise and 

light pollution in the forested natural area in which they built their homes.  
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• Some indicated  that the proposed development did not fit and was concerned that nearby property 
would experience reduced privacy, tranquility and quality of life. (Attachment F – Respondents 6, 
2, Attachment E - Respondent 53)  
 

• Some stated that the community needed centralized growth where the development could access 
services.  They indicated that the proposed development is contrary to the Fall River Vision and 
expressed interest in maintaining the River-lakes SPS.  

 
• Some felt that the proposed development would change “the face of the community from the current 

rural standard people opted for when moving here, especially the long-term residents”. (Attachment 
F – Respondent 1, Attachment E – Respondent 21. 26, 53, 56, 58, 62)  

 
• Some questioned why a 5-storey building was needed to provide an elevator noting that lower rise 

buildings are also equipped with elevators. (Attachment F – Respondent 2, Attachment E – 
Respondent 62) 

 
Building Impact on Infrastructure and Services Comments 
 

• Some participants were very concerned about the impact of blasting on their private wells and were 
not convinced that the provisions of the Blasting By-law would protect them if their wells were 
damaged during construction.  

 
• Some were concerned about the impact of the proposed development on the existing road system, 

sewage effluent, sediment and stormwater impact on the lakes, and the impact on fire services.  
 

• Some were concerned that the proposed development would exacerbate traffic congestion on the 
Fall River Road and Highway 2 regardless of the age of the intended building occupants.  
 

• Some were concerned about the impact that four 5-storey multiple unit dwellings would have on 
local schools if the buildings were not occupied by seniors.  
 

• Some were concerned about light and noise pollution.   
 

• Some were concerned with the impact of building height on fire services noting that there is no fire 
equipment in the area capable of servicing a 5-storey building. These people noted that a ladder 
truck would be needed to service a 5-storey building and the local fire station does not have this 
equipment.   

 
Maintaining the Vision Comments 
 

• Some respondents stated that the Fall River Vision should be maintained.  
 

• Some expressed concern that the requested amendment doubles the density the community 
agreed would be appropriate for this site while the River-lakes SPS was being developed. 
 

• Some wanted the 3-storey height limitation retained.  
 

• Some indicated that the strategy for dispersing these higher density forms of development 
throughout the community should be maintained and that higher density forms of development 
should be developed in the Village Centre near Sobeys.  

 
• Some expressed concern that the impacts of the proposed development would be borne by the 

immediate neighbourhood while the rest of the community benefited.   
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DISCUSSION  
 
The MPS is a strategic policy document that sets out the goals, objectives and direction for long-term growth 
and development in the Fall River area. While the MPS provides broad direction, Regional Council may 
consider MPS amendment requests to enable proposed development that is inconsistent with its policies. 
Amendments to an MPS are significant undertakings and Council is under no obligation to consider such 
requests.  Amendments should be only being considered within the broader planning context and when 
there is reason to believe that there has been a change to the circumstances since the MPS was adopted, 
or last reviewed. 
 
Existing Policies / Regulations Addressing Seniors’ Housing Needs 
The River-lakes SPS was generally intended to accommodate the growing need for alternative housing 
forms for seniors in Fall River.  The proportion of seniors living in Fall River more than doubled from 1996 
– 2016.  The proportion of the population aged 65 and above in Fall River rose from 5.2% (421 people) in 
1996 to 11.1% (1139 people) in 2016.  For the whole of HRM, “most recent population projections indicate 
that by 2026 HRM will be home to nearly 88,000 seniors comprising 19% of Halifax’s population as 
compared to 15.7% in 2016.”1 This change in demographics represents the change in circumstance that 
provides a rationale for consideration of an amendment to existing policy.  
 
The SPS was designed to accommodate alternative housing forms (townhouses and multiple unit 
dwellings) by  assigning additional capacity at four residential opportunity sites throughout the Plan Area 
as shown on Map 4 and as described in Table 1 below.    
 

Table 1 
River-lakes Residential Opportunity Sites 

Alternative Housing Forms at Higher Densities 
 

Site  Location Form Density  
Units/acre 

Development Yield 
per Site 

A 
Village Centre behind Sobeys 
where higher density forms are 
encouraged. 

Multiples & 
Towns 

4 (private well) 
8 (central water) 

48 units 
96 units 

B Subject Property 
Multiples, 
Towns & 
Singles 

4 188 

C Fall River Village South – end of 
Ingram Drive 

Multiples, 
Towns & 
Singles 

4 120 

D Windsor Junction – Charleswood 
Subdivision Townhouses 

 
2 
 

84 

 
    Total         440 – 488 units 

 
 
Existing policy on these four sites permits a broader mix of housing types and increased density in a manner 
that was seen to be compatible with the existing and desired character of the community at the time of the 
development of the River-Lakes SPS.  Increased density of 4 – 8 units per acre was assigned to Site A in 
the Village Centre given its close proximity to businesses and services in a more walkable, pedestrian 
friendly setting.  A density of 4 units per acre was assigned to Sites B and C to allow for a mix of low-rise 
multiples, townhouses and singles with the intention of meeting the needs of alternative housing forms 

                                                 
1 Halifax Regional Municipality.  Proposed Approach to Uniform Land Use Regulation of Seniors Housing. 
Staff Report presented to Halifax Regional Council, August 1, 2017. 
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while maintaining compatibility with the surrounding area.  A density of 2 units per acre was assigned to 
Site D which is an area within the proposed Charleswood Subdivision.   
 
In addition to these opportunity sites, the River-lakes SPS also allows development of nursing homes and 
residential care facilities on this land and all other R-1B zoned properties and R-6, R-7, P-2 zoned properties 
throughout the River-lakes SPS and Planning Districts 14 and 17.  This would allow the development of a 
24-hour care nursing care facility on the subject property for individuals who can no longer live 
independently. Small scale Residential Care Facilities are also permitted as-of-right on these residentially 
zoned properties throughout the Plan Area but are limited to 6 bedrooms to ensure compatibility with the 
low density residential environment.  
 
Previously Approved Development 
In addition to the recently adopted River-lakes SPS policies relative to more dense development forms, in 
2015 a development agreement was approved to permit the addition of 76 residential units in a 6-storey 
multiple unit dwelling near the Highway 102 Interchange at the Inn on the Lake. This application was 
submitted prior to the adoption of the River-lakes SPS and was enabled to proceed under previous policy 
 
Housing for an aging population 
The municipality has some authority to create policy aimed at addressing social conditions but is not able 
to regulate tenancy.  The establishment of regulations restricting age would be considered discriminatory 
under the NS Human Rights Act.  However, a developer or property owner may market buildings for 
seniors2 and the Municipality may institute design requirements which may respond to the needs of an older 
demographic provided they do not discriminate against other groups or individuals.   
 
In planning for its communities, the Municipality aims to develop policies and enable development which 
supports sustainable growth and reflects community desires in terms of land uses and building form. The 
existing policies under the River-lakes SPS provide for alternative housing options while minimizing the 
impact on the community with design criteria that enhance compatibility between different land uses.  In the 
case of this proposed development, the proposed use of land is several multiple unit dwellings designed to 
respond to individuals who may need personalized services or help with activities of daily living.  However, 
it is also acknowledged that the additional density in this proposed development provides an economy of 
scale that allows the establishment of additional on-site facilities that support individuals who, regardless 
of their age, may need personalized services. 
 
Village Centre Proximity and Development Capacity 
The overarching goal of the River Lakes SPS is to ensure the development of a mixed use, walkable village 
centre and a more complete community. Staff note the existing policy approach does contain some capacity 
for alternative housing forms in the Fall River area.  However, only one of the four Residential Opportunity 
Sites in the River-lakes SPS is within the Village Centre Designation (Site A).  This site is behind the existing 
Sobeys store and was assigned a higher density ranging between 4-8 units per acre depending on the 
availability of potable water. That site is situated so that people could walk to nearby shops and services 
but this 12-acre site will permit only 48 – 96 units and the topography is not attractive to those with limited 
mobility.   
 
Opportunity Site B is the site closest to the Village Centre that is of adequate size to accommodate this 
housing form and address matters of compatibility and design to fit within the surrounding community.  
While the proposed development on Site B does respond to housing demands in the Fall River area and 
can be designed to meet the needs of individuals who may require more assistance in their day to day 

                                                 
2 “In Nova Scotia, there area variety of housing options . . . but . . . they do not specifically restrict occupancy 
to seniors. Exclusive rules on the basis of age and accommodation are generally understood to be 
discriminatory under the Nova Scotia Human Rights Act. Instead, these developments may be built and/or 
marketed as ‘senior friendly’, ‘adult lifestyle’, or simply ‘for seniors’.”  Law Reform Commission of Nova 
Scotia. Seniors-only Housing Discussion Paper 2010. 
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living, its use for that purpose comes with challenges relative to its distance from the Village Centre and the 
adequacy of services and HRM infrastructure such as community transit, alternative transportation options 
and the location of a sidewalk on the southeast side of Fall River Road opposite the proposed development.   
 
Notwithstanding these shortcomings, staff acknowledge the River-lakes SPS does not contain opportunity 
sites closer to the Village Centre that would support higher density in a manner that meets the diversity of 
housing needs as they are currently understood.   Staff also recognise the desire for this housing type is 
present in the community and acknowledge that the economies of scale proposed by the applicant should 
support enhanced services that respond to the needs of seniors and others who may require support.  
 
With adherence to the architectural design requirements established during the Fall River visioning process 
and retention of treed buffers and landscaping, staff advise that buildings of a moderate scale could be 
placed on Site B to fit in with the surrounding community while maintaining the elements of rural character 
(forested hillsides, clean lakes, retention of environmentally sensitive and culturally significant areas).  
Based on a maximum of 4 storeys in addition to requirements for retention and integration of the elements 
referenced above, it is felt that the form of the proposal is sufficiently compatible with the surrounding 
context.   
 
Fire Protection and Building Height 
Station 45, Fall River is a combination Fire Station, comprising of a dedicated group of Volunteer 
Firefighters who respond during emergencies, whey they are available.  As well, the station is staffed with 
4 Career Firefighters who are on duty Monday to Friday, 10.5 hours each day (referred to as E-Platoon).  
Halifax Regional Fire & Emergency has advised, the proposed development will further tax the available 
staffing resources from Station #45.  A recent external consultant report outlined Station #45 is unable to 
meet an approved 2006 Council Response Standard, for minimum on scene Firefighters and apparatus 
requirements.  This development, combined with the emergency response services for the Halifax 
International Airport will further burden the response capacity, unless the Career Staffing is changed from 
an E-Platoon model to a 24 hours / 7 day a week model, adding 15 new Firefighters.  This service level 
increase is currently being factored into HRF&E’s response service plans.  Additional staffing for Station 
#45 would initially increase the operating budget, with further incremental salary increases occurring each 
year, as new Captains and Firefighters move up the wage scale steps.  These increased costs include 
salaries, benefits, recruitment, training, personal protective equipment and uniforms. 

In addition to the increased staffing for the upgraded operational response model, the size of the proposed 
development would also mandate changing the current fire apparatus, from an Engine to an Aerial 
Apparatus.  This was a recommendation provided by an external consultant, as part of an Operational 
Review to provide an aerial apparatus to provide elevated rescue capacity and better protect all structures, 
over 3 stories.  This change would require an increase to the Emergency Fleet Capital Budget, changing a 
future purchase from an Engine to an Aerial.  This change is also being considered in HRF&E’s operations 
plan. 

Preliminary cost estimates for these capacity enhancements are included in the Financial Implications 
section of this report.  These types of associated municipal costs can be expected to increase as HRM 
continues to develop and intensify its Rural Growth Nodes as identified within the Regional Plan. 
Furthermore, while it appears this development could materially contribute to the need for additional fire 
fighting capability, this general trend could prove to be inevitable as service delivery models improve over 
time.  
 
Petition 
A petition has been submitted with 2,050 signatures in support of the proposed development. A blank copy 
of this petition is provided in Attachment K. One of the reasons stated in the petition to support this 
development is as outlined below: 
 

“The current rules require that a road be built through the site, connecting Fall River Rd. to Fall 
River Village.  This connector road is not required with the more compact higher density plan …” 
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HRFE, advises that a secondary emergency access will be needed to the development for fire emergency 
services.3 The proposed development of 400 units is a significant amount of development that will require 
one access for the operation of fire emergency equipment and a second access for evacuation. The 
proposed zone requires one driveway access to Fall River Road and any existing driveway access which 
are no longer necessary shall be removed and an emergency secondary access provided to Cummings 
Drive or Ingram Drive as required.  Staff anticipates the new Halifax Water easement crossing the property 
may be utilized for this emergency secondary access. 
 
Boundary Changes to Opportunity Site B 
The requested MPS amendments include two smaller sites identified as PIDs 40707432 and 40707440 as 
a part of Residential Opportunity Site B.  Staff reviewed this request and advise that the inclusion of these 
two properties will allow better access to the proposed development.  Therefore, it is reasonable to include 
these two properties as Opportunity Site B as shown on Attachment A-Schedule A.   
 
Further, during staff’s review and analysis of this application, it became apparent the Opportunity Site B 
designation may have been inappropriately applied to a parcel of land located east of the subject site (PID 
00507996).  Staff recommends the boundaries of Opportunity Site B be modified to exclude this property 
as it is not in the same ownership of the other three properties which make up Opportunity Site B 
(Attachment A-Schedule A).  Further development of this property would still be subject to the applied R-
1B (Suburban Residential) Zone and Residential designation provision of the MPS and LUB. 
 
Regulatory Approach 
The current development approval model in the River Lakes SPS allows applications at the opportunity 
sites to be considered by development agreement.  While a development agreement provides the most 
comprehensive form of predictive development regulations, it is not warranted in this instance as the site 
plan approval process affords an appropriate level of regulation for the proposed development.   
Accordingly, staff recommend that Regional Council amend the existing policies for Site B by establishing 
new polices and a new zone with site plan approval provisions to allow the following (Attachment A and B): 
 

• Two smaller sites identified as PIDs 40707432 and 40707440 as a part of Residential Opportunity 
Site B and remove PID 00507996 from Site B. 

• A mixed-use residential complex inclusive of supporting services uses consisting of a maximum of 
5 multiple unit dwellings where services and amenities are provided to those individuals who may 
need personalized service or help with activities of daily living; 

• A maximum of 5 accessory buildings of 1,000 square feet (92.9 m2) in size, or one 5,000 square 
foot (464.5 m2) accessory building for the purpose of containing supporting service uses, amenity 
space, and recreation uses; 

• Maximum building size of 4 storey and 4,180.6 square metres (45,000 square feet);  
• 60% of the site retained as a non-disturbance; 
• Architecture as per requirements of the River-lakes SPS; and 
• Additional conditions for the site design to ensure, traffic impact and environmental impacts 

(phosphorus net loading) are addressed. 
 
It is important to note that the Municipality does not have the ability or desire to regulate the age of 
individuals who live in specific developments. This proposed policy instead groups a number of 
complementary uses in association with a multi-unit development, so as to provide for an inclusive living 
complex which includes a range of supportive amenities to allow individuals of a variety of abilities to live 
within the Fall River community.  
 

                                                 
3 Since the proposed development does not involve the subdivision of land, there is no requirement for a 
second access pursuant to the HRM Municipal Design Guidelines for subdivision under the Subdivision 
By-law.  A second access however, can be required for emergency services with or without a proposal for 
subdivision approval. 
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Conclusion 
As directed by Regional Council, staff engaged the community on the topic of seniors’ housing and did so 
in the context of the proposed development as the two topics are inextricably linked.  A great deal of 
feedback was received from the public consultation and consensus was that senior citizen housing is 
needed in the Fall River area.  However, based on that same consultation program, there is a lack of 
consensus on whether buildings of the scale and density being proposed should be permitted at this site.   
 
The existing policies in the SPS for alternative housing forms are intended to allow aging-in-place while 
permitting development compatible with the surrounding land use context. Policies further seek to ensure 
development does not exceed infrastructure capacity in the area or in the receiving waters of the 
Shubenacadie Lakes.  Density was originally limited to 4-units per acre on this property and study 
requirements were established to verify the proposed development will not exacerbate traffic problems or 
adversely affect the Shubenacadie Lakes.  To date, these studies have not been completed however, the 
requirement for completion of these studies has been included in the new proposed zone. 
 
Acknowledging the municipality’s inability to regulate for age specific housing, it is accepted that individuals 
of any age may require additional assistance in their day to day living. It is further acknowledged that if 
facilities such as these are to provide the types of health and wellness services that are required for 
independent living, they must be of a certain size to reach the necessary economies of scale. As such, the 
proposed land use regulations permit housing combined with the necessary suite of businesses and 
services to allow residents to live and gain access to these types of services without leaving the Fall River 
Community.  Implementing policies which allow increased densities, modestly increased building scales, in 
addition to design criteria which will mitigate impacts of density and mass is advisable.  
 
This report provides Council with summary of the comments received and a recommended approach to 
provide housing which will likely cater to the senior population on Opportunity Site B while respecting the 
core polices of the Fall River area.  On balance, it is recommended that Council amend the River-lakes 
SPS by removing the development agreement requirement for Opportunity Site B and establishing a new 
site-specific zone which will allow an increase in density from 4 units to approximately 8 units per acre and 
an increase from 3 to 4 storeys in height while continuing to accommodate intents such as environment, 
traffic impact and compatibility.  
 
 
COMMUNITY ENGAGEMENT 
 
The community engagement process is consistent with the intent of the HRM Community Engagement 
Strategy, the HRM Charter, and the public participation program approved by Council on February 25, 
1997.  The level of community engagement was consultation, achieved through providing information and 
seeking comments through the HRM website, signage posted on the subject site, letters mailed to property 
owners within the notification area and a public information meeting held on March 22, 2017.   
 
The public comments received are outlined in the Public Consultation section of this report.  
 
A public hearing must be held by Regional Council before they can consider approval of the recommended 
MPS and LUB amendments. Should Regional Council decide to proceed with a public hearing on this 
application, in addition to the published newspaper advertisements, property owners within the notification 
area shown on Map 5 will be notified of the hearing by regular mail.  
 
The proposal will potentially impact residents and seniors in the surrounding area and in the other 
communities throughout the Shubenacadie Lakes Plan Area (Planning Districts 14 and 17).  The proposal 
will also impact businesses, institutions and medical services with the community.  
 
 
FINANCIAL IMPLICATIONS 
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The proposed increase in permitted density, from 4 units per acre to 8, could accelerate the timeframe to 
increase the HRFE service level in the Fall River area. 
 
Existing development capacity provided for in the current policy (200 units) combined with the service 
demands from the Stanfield International Airport have already generated the need for a HRFE service 
review because the theoretical density in this fire service area is over the threshold for a higher service 
model.  The proposed development of 400 units represents a material population increase, which will impact 
this ongoing review. 
 
Regardless of the outcome of this application, it is anticipated that additional staffing will be required to 
provide service on a 24-hour basis which will initially add $1.5 million in salary, benefits, recruitment, 
training, personal protective equipment, and uniform costs to the HRFE annual operating budget.  This cost 
will increase to $1.9 million after 3 years as Captains and Firefighters move up the wage scale steps.  In 
addition, the proposed development will contribute to a municipal requirement for the future acquisition of 
an aerial truck for Fall River Station 45.  The estimated capital cost of this equipment is up to $2 million. 
 
The applicant will be responsible for all other costs, expenses, liabilities and obligations imposed as a result 
of this development application. The administration of the proposed MPS amendment can be carried out 
within the approved 2018-19 C310 Planning Applications budget and with existing resources. 
 
 
RISK CONSIDERATION 
 
There are no significant risks associated with the recommendations contained within this report. This 
application involves proposed amendments to a Municipal Planning Strategy and Land Use By-law. Such 
amendments are at the discretion of Regional Council and are not subject to appeal to the Nova Scotia 
Utility and Review Board.  
 
 
ENVIRONMENTAL IMPLICATIONS 
 
The River-lakes Secondary Plan requires the submission of a phosphorus net loading assessment study 
together with a conceptual level erosion and sedimentation control plan and a conceptual level stormwater 
management plan to determine if the proposed development can take place on this site without emitting 
any greater phosphorus levels over present emissions.  Greater phosphorus emissions could adversely 
affect the receiving waters of Lake Thomas and lakes upstream in the Shubenacadie system.  Insufficient 
information however, is available to determine the degree of impact at this point in time.  The proposed 
LUB amendments require the provision of a phosphorous net loading study prior to the issuance of a 
development permit. 
 
 
ALTERNATIVES 
 
North West Community Council could recommend that Regional Council: 
 

1. Refuse to proceed with amendments to the MPS and LUB for Planning Districts 14 and 17.  A 
decision of Council to approve or refuse the proposed amendments is not appealable to the N.S. 
Utility & Review Board as per Section 262 of the HRM Charter.  

 
2. Modify the proposed amendments to the MPS and LUB for Planning Districts 14 and 17 as set out 

in Attachments A and B of this report. If this alternative is chosen, specific direction regarding the 
requested modifications is required. Substantive amendments may require another public hearing 
to be held before approval is granted. A decision of Council to approve or refuse the proposed 
amendments is not appealable to the N.S. Utility & Review Board as per Section 262 of the HRM 
Charter. 
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Attachment A 
Proposed Amendments to the Municipal Planning Strategy  

for Planning Districts 14 and 17 (Shubenacadie Lakes) 
 

BE IT ENACTED by the Regional Council of the Halifax Regional Municipality that the Municipal Planning 
Strategy for Planning Districts 14 and 17 (Shubenacadie Lakes), is hereby further amended as follows:  
 
1. Amend the River-Lake Secondary Planning Strategy by deleting the entire section titled “Site B – 

Fall River Village North Residential Opportunity Site” after the section River-lakes Village Center 
Designation Residential Opportunity Site A, including preamble and policy RL-13 and replace with 
the text in bold below: 

Site B – Fall River Village North Residential Opportunity Site  

Site B is situated at the north-end of Fall River Village, running parallel with the Fall River 
Road. It is a 49.3 acre site that was once the site of the “Old Carr Farm”.  It has a natural 
landscape with rolling hills, low lying areas and mature vegetation.  These features offer an 
opportunity to offset the differences in scales of development if it is designed to fit into the 
natural landscape.  The River-lakes SPS recognizes the urgent need for alternative housing 
forms in Fall River, specifically multiple unit dwellings. Population in Fall River has more 
than doubled from 1996-2016 and the proportion of the population aged 65 and above in Fall 
River rose from 5.2% (421 people) in 1996 to 11.1% (1139 people) in 2016.1  To help support 
this change in demographics and increase in population there is a need for alternative 
housing, therefore, Site B has been selected because of its size, reasonable proximity to 
services and amenities and ability to provide an alternative housing options, specifically 
multiple unit dwellings in a catchment area including Waverly, Lakeview, Windsor Junction, 
Fall River, Wellington, Fletchers Lake, Oakfield and Grand Lake.  Site B provides an 
opportunity to develop a series of multiple unit dwelling(s) with services and amenities 
provided on site. The purpose of this housing option, acknowledging that additional density 
is required to provide an economy of scale that allows for the establishment of additional 
site facilities, is to support those individuals who may need personalized services or help 
with activities of daily living.  A new zone will regulate site development through the Site 
Plan Approval process.  
 
RL-13 The River-Lakes Residential Campus Zone shall be created under the 

schedules of the Land Use By-law.  The intent of this Zone is to enable a 
series of multiple unit dwelling(s) with services and amenities.  This zone is 
only applied to Site B as shown on Map RL-3 and subject to appropriate land 
use by-law requirements and site plan approval.  To ensure development 
compliments the surrounding neighbourhood and is built to reflect an 
integrated approach to design, building form, and site development, controls 
related to architecture, landscaping, retention of vegetation, driveway 
access, parking, pedestrian access, outdoor lighting, signage, and 
accessory buildings shall be established in the land use by-law.   

 
RL-13A  For lands zoned River-Lakes Residential Campus, the Land Use By-law may 

increase the notification distance for a Site Plan Approval that is granted or 
refused by a Development Officer.  

 
 
RL-13B The Land Use By-law may set conditions, including performance standards, 

to be met before a development permit may be issued. 
 

 1 Halifax Regional Municipality.  Proposed Approach to Uniform Land Use Regulation of 
Seniors Housing. Staff Report presented to Halifax Regional Council, August 1, 2017. 

 



 

2. Policy RL-22 of the River-Lakes Secondary Plan Strategy shall be amended by adding the text 
shown in bold below and by deleting the text shown in strikeout below: 

RL-22 The River-lakes Secondary Planning Strategy shall establish a no net increase in 
phosphorus as the performance standard for all large scale developments considered 
through the provisions of a development agreement pursuant to policy RL-13 and 
development agreement policies RL-4, RL-5, RL-11, RL-12, RL-13, RL-14 and RL-15 of 
this Secondary Plan.   

 

3. Policy RL-23 of the River-Lakes Secondary Plan Strategy shall be amended by adding the text 
shown in bold below: 

RL-23 The following measures shall be incorporated into the provisions for Opportunity Site 
B and all development agreements in the River-lakes Secondary Planning Strategy 
Area: 

(a) A site non- disturbance area of a minimum of 50% of the site or greater if 
required pursuant to any other policies within this Secondary Planning Strategy 
or the Regional Municipal Planning Strategy; and  

(b) Stormwater management and erosion and sedimentation control plans are in 
place to minimize impact on receiving waters. 

 

4. Policy P-154(b)(ix) shall be amended by deleting the text shown in strikeout below: 

  P-154 The following uses shall only be considered subject to the entering into of a development 
agreement according to the Provisions of Section 55, 66 and 67 of the Planning Act.  

 (b) within the Residential Designation: 

 (ix) Low scale multiple unit dwellings, townhouses, single unit dwellings or two unit 
dwellings up to 4 units per acre on Site B shown on Map RL-3 of the River Lakes 
Secondary Planning Strategy, according to Policy RL-13 (RC Oct 23/12; E Jan 12/13) 

 
 
5.  Amend Map RL-3 – Alternative Housing Opportunity Sites as shown on Schedule A attached 

hereto. 

 

 

I, Kevin Arjoon, Municipal Clerk for the Halifax 
Regional Municipality, hereby certify that the 
above-noted by-law was passed at a meeting 
of the Halifax Regional Council held on 
_____________ ___, 2019.  

 
____________________________________ 
Kevin Arjoon  
Municipal Clerk 
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*Revised - January 14, 2019 
Attachment B  

Proposed Amendments to the Land Use By-law  
for Planning Districts 14 and 17 (Shubenacadie Lakes) 

 

BE IT ENACTED by the Regional Council of the Halifax Regional Municipality that the Land Use By-law 
for Planning Districts 14 and 17 (Shubenacadie Lakes), is hereby further amended as follows:  
 
1. The Table of Contents shall be amended by adding the text shown in bold below immediately 

after the text “PART 14F: RCDD (Residential Comprehensive Development District) Zone” and 
before the text “PART 15: I-3 (Light Industry) Zone”: 

PART 14G: RLRC (River-lakes Residential Campus) Zone  

 

2. The Table of Contents shall be amended by adding the text shown in bold below immediately 
after the text “APPENDIX “A”: Non-Conforming Uses” and before the Schedules: 

 APPENDIX B: Form and Requirements for Site Plan Approval Application  

 

3. The Table of Contents shall be amended by adding the text shown in bold below immediately 
after the text “Schedule N: Airport Noise Contour Overlay”: 

Schedule O: Site B 

 

4. Part 3 shall be amended by adding the text shown in bold below to the list of Zones under Section 
3.1 immediately after the words “RCDD Residential Comprehensive Development District Zone” 
and before the words “Industrial Zones”:  

River-lakes Zones 

        RLRC River-Lakes Residential Campus 

 

5.  Section 3.6 OTHER USES CONSIDERED BY DEVELOPMENT AGREEMENT shall be 
amended by deleting the words shown in strikeout below: 

(z) Low scale multiple unit dwellings, townhouses, single unit dwellings or two unit 
dwellings up to 4 units per acre on Site B shown on Map RL-3 of the River-lakes 
Secondary Planning Strategy, according to Policy RL-13. 

 

6.  Section 4.4 ONE MAIN BUILDING ON A LOT Subsection (a) shall be amended by adding the 
text shown in bold below: 

(a) any building within a RLRC, C-4, I-3, AE-1, AE-2, AE-3, AE-4 or AE-H Zone or 
on the property shown on Schedule K; 

 

7. Section 4.11 ACCESSORY BUILDINGS Subclauses (a)(iii) and (a)(iv) shall be amended by 
adding the text shown in bold below: 

(iii) Exceed a height of: 

2. twenty five (25) feet (7.6 m) in any R-1B, R-IC, R-1D, RLRC, CC, VMS, 
or VG zone; 



 (iv) Exceed a gross floor area of: 

2. one thousand (1,000) square feet in any R-6 or RLRC, R-1E zone; 

 

8.  Section 4.26 STANDARDS FOR PARKING LOTS Subsection (2) shall be amended by adding 
the text shown in bold below: 

 (2) Notwithstanding Section 4.26 (1) (a), all parking areas in the RLRC, CC, VMS, 
VC-CDD, VG and RCDD zones including driveways and maneuvering areas 
shall: 

 

9.  Section 4.26 STANDARDS FOR PARKING LOTS Subsection (3) shall be amended by adding 
the text shown in bold below: 

(3) Where a parking lot for more than ten (10) but less than twenty-one (21) vehicles 
is required or permitted in the RLRC, CC, VMS, VC-CDD, VG and RCDD zones 
the following provisions shall apply in addition to the provisions outlined in 
Sections 4.26 (1) and (2): 

 

10.  Section 4.26 STANDARDS FOR PARKING LOTS Subsection (4) shall be amended by adding 
the text shown in bold below: 

(4) Where a parking lot for more than twenty (20) vehicles is required or permitted in 
the RLRC, CC, VMS, VC-CDD, VG and RCDD zones, in addition to the 
provisions outlined in Sections 4.26 (1) (2) and (3), the following provisions shall 
apply: 

 

11. Section 5.1AA GENERAL REQUIREMENTS -FALL RIVER shall be amended by adding the text 
shown in bold below: 

5.1AA GENERAL REQUIREMENTS - FALL RIVER ZONES  

Within the RLRC, CC or VMS Zones materials used for signs shall have matte or dull 
finishes. Gloss finish and backlit signage is prohibited in RLRC, CC or VMS Zones.  
Multi-tenant signage shall begin with the civic address, followed by building name, if 
applicable, and then followed by the name of any tenant.  

 

12. Section 5.7 FACIAL WALL SIGNS Subsection (2) shall be amended by adding the text shown in 
bold below:  

(2) Notwithstanding Section 5.7 (1), within the RLRC, CC, VMS, VG or FRB Zone, 
no facial wall sign shall: 

 

13. Section 5.7 FACIAL WALL SIGNS Subsection (3) shall be amended by adding the text shown in 
bold below:  

 (3) Within the RLRC, CC, VMS, VG or FRB Zone, canopies and awnings attached 
to walls shall: 

 

14. Section 5.8 PROJECTING SIGNS shall be amended by adding the text shown in bold below: 

5.8 PROJECTING SIGNS 



Projecting signs are prohibited except in the RLRC, CC, VMS, VG or FRB Zone.  Within 
the CC, VMS, VG or FRB Zone, no projecting wall sign shall: 

 

15. Section 5.8A ROOF SIGNS shall be amended by adding the text shown in bold below: 

5.8A ROOF SIGNS 

Signs mounted on the roof of any building within the RLRC, CC, VC-CDD, VMS, VG, 
FRB and RCDD Zones are prohibited. 

 

16. Section 5.9 GROUND SIGNS Subsection (1) shall be amended by adding the text shown in bold 
below 

(1) Ground signs are prohibited in the RLRC and CC Zones, except for ground signs 
on the corner lots at the intersection of Fall River Road and MacPherson Road 
and ground signs on the corner lots at the intersection of Fall River Road and 
Highway 2. 

 

17. Section 5.10 ARCHITECTURE REQUIREMENTS shall be amended by adding the text shown in 
bold below:  

5.10 ARCHITECTURE REQUIREMENTS 

The following provisions shall apply only to the CC, VCCDD, VMS, VG, FRB, RLRC 
and RCDD zones created for the River-lakes Secondary Plan Area. 

 

18. Section 5.10.1 ENTRANCES and FACADES clause (d) shall be amended by adding the text 
shown in bold below: 

 (d) At least three of the following architectural elements shall be incorporated in all 
walls facing a street for every ten (10) feet (3 m) within the CC Zone, twenty (20) 
feet (6 m) within the VMS Zone, or fifty (50) feet (15.2 m) within the VG, VCCDD, 
FRB or RCDD Zone or hundred (100) feet (30.48m) within the RLRC Zone:  

 

19. Part 14G shown in bold below shall be added after Part 14F RCDD (RESIDENTIAL 
COMPREHENSIVE DEVELOPMENT DISTRICT) ZONE and before Part 15 I-3 (LIGHT 
INDUSTRIAL) ZONE: 

 PART 14G:  RLRC (RIVER-LAKES RESIDENTIAL CAMPUS) ZONE 

      
14G.1 RLRC USES PERMITTED 
 

(1) Subject to 14G.10, all development within the RLRC Zone, as shown on 
Schedule B, shall be subject to Site Plan Approval.   

 
(2) The following uses are permitted within the RLRC (River-Lakes Residential 

Campus) Zone: 
 

Multiple Unit Dwellings 
Office 
Day Care Facilities  
Medical Clinic 
Personal Service 



Park and Open Space 
Recreation Uses 

 
14.G2  RLRC REQUIRED USES  

  The development shall contain all the following uses on the site: 

Residential Uses 
Multiple Unit Dwelling 
Amenity Area  
 
Supporting Uses  
Office 
Health and Wellness Centre 
Personal Service 

 
 
14G.3 DEVELOPMENT PERMIT IN RLRC ZONE 
 

(a) No Development Permit shall be issued by the Development Officer for any 
use permitted in the RLRC (River-Lakes Residential Campus) Zone unless Site 
Plan Approval has been granted by the Development Officer for the 
development.   

 
(b) No development permit shall be issued for a development in the RLRC zone 

unless the required uses and the requirements set out in sections 14G.2, 
14G.4, 14G.5, 14G.6, 14G.7, 14G.8 and 14G.9 are met. 

 
 

14G.4   RLRC ZONE REQUIREMENTS 
 
In any RLRC Zone, a development shall meet the following requirements: 
 
(a) Minimum Lot Area:  5 acres (2.02 hectares) 
 Minimum Frontage:  100 feet (30.48 m)   

Minimum Front or Flankage Yard:  30 feet (9.1 m) 
Minimum Side Yard:  50 feet (15.24 m)  
Minimum Rear Yard:  50 feet (15.24 m) 
Maximum Height of Main Building:  50 feet (15.24 m) and 4 storeys 
Maximum Number of Main Buildings  5  
in the “general area of development” as  
shown on Schedule O:  

 
(b) All proposed development shall be located centrally on the site as generally 

shown on Schedule O.   
  
 
14G.5 OTHER REQUIREMENTS: MAXIMUM BUILDING FOOTPRINT 
 
 The gross footprint of any single main building shall not exceed 45,000 square 

feet (4,180.5 m2). 
 
 
14G.6 OTHER REQUIREMENTS: PARKING 
 

(1) Notwithstanding clause 4.25 (b), the parking requirement for all proposed 
development on the site generally shown on Schedule O shall be a minimum 
of 0.5 spaces per dwelling unit.   



 

(2) Supporting Uses listed in 14G.2 shall require no parking. 

 
 14G.7    OTHER REQUIREMENTS: SUPPORTING USES & ACCESSORY BUILDINGS 

(a) Office, Medical Clinic, Health and Wellness Centre, Personal Service, Day 
Care Facilities, and Recreation Uses may be located in any building on the 
site.   

(b) Accessory buildings located on the development site are permitted in the 
following number: 

(i) a maximum of one (1) accessory building for each Multiple Unit 
Dwelling in accordance with Section 4.11; or  

(ii) notwithstanding Section 4.11 and subject to 14G.7(c), one (1) 
additional stand alone building.   

(c) The accessory building provided for in accordance with 14G.7(b)(ii) shall not 
contain Dwelling Units and shall not exceed 5,000 square feet (464.5 m2) in 
size.  

 
 14G.8 OTHER REQUIREMENTS: CONDITIONS  

 
(1) No Development Permit in the RLRC Zone shall be issued unless the following 

conditions have been met:  
 

(a) a Traffic Study is provided to the Municipality to determine the impacts 
the development (full build out) may have on the surrounding road 
networks;   

 
(b) the required Traffic Study considers: 

 
(i) the Fall River Road and Highway 2 Intersection, the Highway 

102/Highway 118 interchanges, and the Lockview Road and 
MacPherson Road intersection, and 

 
(ii) the findings of the Fall River/Waverley/Wellington Transportation 

Study; and 
 
(c) a Phosphorus Net Loading Study is provided to the Municipality to 

determine if the development will export any greater amount of 
phosphorus from the subject site during or after the construction than 
the amount of phosphorus determined to be leaving the subject property 
shown on Schedule O prior to the development taking place.  
 

 
(2) If the Traffic Study reveals that the development may have impact on the 

surrounding road network, then the proposed development shall only be 
permitted if the Development Officer is satisfied that methods/improvements 
have been taken to reduce the impact.  
 

(3) If the Phosphorus Net Loading Study reveals that the phosphorus levels 
predicted to be exported from the proposed development exceed the 
phosphorus levels currently exported from the site, then the proposed 



development shall only be permitted if the Development Officer is satisfied that 
the methods to be taken will reduce phosphorus export levels to those levels 
that existed before the proposed development, such as a reduction in density, 
or the building footprint. 
 

(4) Any stormwater management devices designed to treat phosphorus shall be 
located on the development site.  
 

(5) A study necessary to meet the conditions in subsection 14G.8(1) shall be 
prepared by a qualified professional and submitted to the Municipality when 
applying for a development permit. 

 
14G.9    GENERAL REQUIREMENTS: SITE PLAN APPROVAL 

 
(1) Applications for Site Plan Approval shall be in the form specified in Appendix 

B.   
 
(2) All Applications for Site Plan Approvals shall be accompanied by a site plan 

drawn to scale and of sufficient detail to address all matters identified in this 
Section. 

 
(3) The Development Officer shall approve an application for Site Plan that meets 

14G.8 and the following requirements: 
 

(a) all proposed and existing buildings shall be located centrally on the site, 
as generally shown on Schedule O as “General Area of Development”; 

 
(b) all proposed parking and loading facilities shall be located: 
 

(i) in close proximity to the buildings, and  
 

(ii) centrally on the development site, as generally shown on 
Schedule O as “General Area of Development”. (Parking may 
include underground parking). 

 
(c) driveway access shall be limited to one access to Fall River Road and 

any existing driveway access that the Development Officer determines 
is no longer necessary shall be removed; 

 
(d) an emergency secondary access shall be provided to Cummings Drive 

or Ingram Drive, as required; 
 
(e) landscaping, hedges, or fencing shall be used as buffering along the 

yard setbacks, parking areas, and along property lines; 
 
(f) within the non-disturbance area, 

 
(i) existing natural vegetation shall be retained, and 

 
(ii) activity shall be limited to walkways and trails not exceeding 3 

metres in width, conservation uses, driveway crossings, and 
infrastructure for wastewater, stormwater, and water, and water 
control structures; 

 
(g) all proposed walkways shall be: 

 
(i) located to provide safe and accessible pedestrian access to the 



buildings from the parking area and from the street, 
 
(ii) surfaced with a non-slip material, such as brick, concrete, or any 

other suitable material to clearly delineate pedestrian walkways 
from vehicle circulation areas, and 

 
(iii) continuous, well-lit, free of obstruction, with low curbs, and 

accommodate mobility devices such as walkers, wheelchairs and 
scooters; 

 
(h) all lighting devices shall be designed to direct light to driveways, parking 

areas, loading area, building entrances and walkways, and arranged to 
divert the light away from streets, adjacent lots, and buildings;   

 
(i) different purpose oriented lighting shall be provided, such as flush 

mount lighting for building accent, or ground-oriented lighting along 
pathways, 

 
(j) lighting shall comprise full cut-off fixtures that are properly shielded to 

reduce the spillover of lighting onto adjacent properties; 
 

(k) any alteration of land, including the removal of topsoil, shall be 
undertaken in a manner which does not impact negatively on the natural 
function of any watercourse abutting the property or located on the 
property including runoff and erosion; 
 

(l) measures are identified for the effective drainage of stormwater within 
the development site as well as any downstream or upstream areas 
which may be affected by the development; and 

 
(m) site design and layout shall take into consideration the soil conditions 

and shall minimize the amount of clearing and grubbing on steep slopes 
or erosive soils. 

 
(4) The notification distance for the approval or refusal of a Site Plan Approval in 

the RLRC zone shall be 328.08 feet (100 metres) from the property boundary 
of the lot that is the subject of the approval or the refusal. 

 
  (5)  All matters considered by site plan approval shall be adequately maintained. 
 

 
14.G.10  EXEMPTIONS FOR SITE PLAN APPROVAL 
 

(1) The following matters do not require site plan approval  
 

(a) interior renovations; and 
 

(b) additions having a gross floor area of 807.3 square feet (75m2) or less, 
providing floor area maximums are met, and the street facing facades 
are not changed.  

 
(2) All other requirements of this Bylaw shall be met before a development permit 

is issued. 
 
 



22.  Appendix B shown in bold below shall be added after Appendix A – iii and before Schedule C - 
Areas of Elevated Archaeological Potential: 

APPENDIX B: SITE PLAN APPROVAL SUBMISSION REQUIREMENTS 

An application for Site Plan Approval in the RLRC (River-Lakes Residential 
Campus) Zone shall include the following:  

(a)  dimensions and area of the development site;  

(b) a site plan properly drawn to scale showing all information required by the 
RLRC Zone;  

(c)  a description, area, and location of all proposed buildings and land uses;  

(d)  the location of each residential area indicating the number, size, and type 
of dwelling units, including an indication of the number of bedrooms in 
each unit;  

(e)  the location of all existing buildings; 

(f) the location of the proposed and existing driveway accesses, including the 
location of the emergency secondary access; 

(g) the location and type of existing and proposed easements on and abutting 
the site, including the location of the Halifax Water easement for the water 
main;  

(h)  the location of existing and proposed septic systems, including any 
features associated with such a system;  

(i)  the measures proposed for the effective drainage of stormwater, including 
devices designed to treat phosphorus; 

(j) the identification, location and gradients of all parking areas, including the 
location and width of driveways, entrances and exits to parking areas, 
manoeuvring areas for vehicles, service areas, visitor parking, and loading 
areas;  

(k)  the location, area, shape, landscaping, and surface treatment of all public 
and private open spaces, park areas, or amenity spaces, including the 
location of hedges, and fencing;  

(l)  the location of all proposed streets, walkways, sidewalks, paths, and bike 
paths;  

(m)  the location of the Non-Disturbance Area” as generally shown on Schedule 
O; and 

(n) any additional information related to the development site, buildings, or 
abutting properties as may be required by the Development Officer to 
determine if the proposal conforms to the provisions of this By-law. 

 
21.  Add a new schedule, “Schedule O: Site B” as shown on Schedule A attached hereto immediately 

after the “Schedule N: Airport Noise Contour Overlay”. 

22. Amend Schedule B, the Zoning Map, by rezoning the property identified as 1109, 1075 and 1085 
Fall River Road, from the R-1B (Suburban Residential) Zone to the RLRC (River-lakes 
Residential Campus) Zone, as shown on the attached Schedule B. 

 

I, Kevin Arjoon, Municipal Clerk for the Halifax 
Regional Municipality, hereby certify that the 
above-noted by-law was passed at a meeting 



of the Halifax Regional Council held on 
_____________ ___, 201__.  

 
____________________________________ 
Kevin Arjoon  
Municipal Clerk 
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Attachment C 

Relevant Policy Excerpts from the River-lakes Secondary Plan under the Municipal 

Planning Strategy for Planning Districts 14 and 17 

The Vision 

The Vision for the River-lakes Secondary Planning Strategy is to maintain the rural village 

atmosphere and rural character of the area.  At the core of this vision is the desire to create an 

attractive village centre to service the surrounding neighbourhoods and to preserve the rural 

character of the Plan Area.  The rural character of this area is expressed in the low density 

development from of the neighbourhoods and positioning of the River-lakes Village Centre amidst 

the chain of lakes, forest covered hillsides, winding trunk highways and numerous cultural and 

natural features that give rise to the rural landscape.   

One of the most important natural assets throughout the Plan Area is the lakes.  On the eastern 

side of the Plan Area, is Lake Thomas and Fletchers Lake and on the western side of the Plan 

Area is Kinsac Lake which forms part of the Shubenacadie Lakes System.  It is the desire of the 

community to protect the relatively pristine nature of this lake system and controls will be 

established to limit the amount of phosphorus and pollutants entering the lakes through the 

retention of pervious surfaces, retention of natural vegetation on steep slopes, provision of 

landscaping, regulation on the amount and scale of development and management of stormwater. 

The continued development of the River-lakes Village Centre Designation as a central core and meeting 

place for the Plan Area is of pivotal importance to this Secondary Plan.  One extremely important cultural 

feature, within this area, is the historic Shubenacadie Canal.  . . . 

The Vision of the River-lakes Secondary Planning Strategy is to retain the rural village atmosphere 

and rural character of the area by fostering the: 

(a) development of the River-lakes Village Centre Designation as a place to which residents 

and visitors are attracted and become recognized as the centre of the River-lakes 

communities; 

(b) retention of the natural environment through the protection of the lakes, tree-covered 

hillsides, and environmentally sensitive areas that are of high value for groundwater 

recharge or are ecologically fragile and sensitive to disturbance;  

(c) creation of an interconnected system of open space that facilitates pedestrian movement 

throughout the Plan Area as illustrated on Maps RL-4 and RL-5;  

(d) preservation of the cultural and historical assets of the area, especially the Shubenacadie 

Canal and its historical and cultural importance as a transportation route to the Mi’kmaq 

and early North American settlers; and  

(e) implementation of improvements to the transportation infrastructure and the provision of 

central water to areas that are in keeping with the growth management objectives of the 

Regional Plan as determined through the Phase II Secondary Planning Process.   



 

Residential Developments in the River-lakes Secondary Planning Strategy Area 

 

There is a desire to allow for the development of alternative housing forms to accommodate the 

housing needs of seniors, young adults and other sectors of the population that need access to 

housing other than single and two unit dwellings.  In particular, there is a need for townhouses and 

low rise multi-unit dwellings (maximum 3-story) to meet the urgent needs of seniors who wish to 

remain in the community.   

 

There are however, limitations to the amount of development that that Secondary Planning 

Strategy Area may support without exceeding the limited carrying capacity of the lakes and road 

systems and adversely affecting the rural community character.  The Shubenacadie Lakes 

Watershed Study1 indicates that groundwater conditions are limited and the receiving waters of 

Lake Thomas and Fletchers Lake are nearing the threshold of desirable water quality objectives 

for the Shubenacadie Lakes.  The Fall River/Waverley/Wellington Areas Transportation Study 

also indicates that the intersection of Fall River Road and Highway 2 and the Highway 118 and 

Highway 102 interchanges are heavily congested during peak driving periods and are at certain 

times of the day failing to achieve acceptable levels of service. 2    

 

Given the urgent need to allow for alternative housing forms, the River-lakes Secondary Planning 

Strategy will allow consideration of townhouse developments and low-rise multiple-unit dwellings 

within a few locations through the provisions of a development agreement.  This will allow the 

Municipality to assess these developments on a case-by-case basis to determine if the 

developments can be permitted without adversely affecting the limited traffic capacity of the roads 

and the limited environmental capacity of the receiving lakes.  These forms of housing shall only 

be considered, through the provisions of a development agreement, within the areas zoned Village 

Mainstreet, within the River-lakes River-lakes Village Centre Designation and on the four 

opportunity sites situated throughout the Secondary Planning Strategy Area as shown on Map RL-

3.   

 

In order to determine if it is feasible to develop these sites, studies shall be required before a 

development agreement is approved by Council to determine if the development can proceed 

without exceeding the limits for phosphorus export, pursuant to Policy RL-22, or transportation 

system, pursuant to Policy RL- 25.  Multiple-unit housing developments shall be limited to three 

stories in height and shall have to generally conform to the architectural and site design 

requirements set out under the Land Use By-law. The developments shall also be designed as 

Classic Conservation (RC-Jun 25/14;E-Oct 18/14) Design developments to minimize impacts on 

the environment and surrounding community and preserve the rural character of the area. . . 

 

                                                           
1 Fall River-Shubenacadie Lakes Watershed Study, Jacques Whitford Limited, Centre for Water Resource Studies 

and ABL Limited, prepared for Halifax Regional Municipality, July 2010. 

2 Fall River/Waverley/Wellington Areas Transportation Study, CBCL Limited, prepared for Halifax Regional 

Municipality, January 2010. 



Site B – Fall River Village North Residential Opportunity Site  

 

Site B is situated at the north-end of Fall River Village, running parallel with the Fall River Road. 

It is a 46 acre site that was once the site of the “Old Carr Farm”.  It has a natural landscape with 

rolling hills, low lying areas and mature vegetation.  These features offer an opportunity to offset 

the differences in scales of development if it is designed to fit into the natural landscape.  The 

Classic Conservation (RC-Jun 25/14;E-Oct 18/14) Design approach also offers the opportunity to 

preserve the environmental and cultural assets of the site and to minimize impact on the receiving 

environment.   

 

Residents from Fall River Village have concerns about the potential for traffic impact should a 

road connection be established from the Fall River Road to Fall River Village over this site. There 

are also concerns about the loss of privacy and aesthetic impact of multiple-unit housing if not 

situated in such a manner so as to minimize impact on the surrounding low density residential area.   

 

In order to prevent a high concentration of multiple-unit buildings at this location, a maximum of 

three multiple-unit buildings with a maximum of 40 units per building shall be considered for 

development on this site. Council will also consider the development of townhouses, single unit 

dwellings, two unit dwellings or single unit dwellings to form part of this development in order to 

meet a range of housing needs.  Overall density on this site shall be limited to 4 units per acre 

subject to the submission of studies to verify that the development can take place without adversely 

affecting the road systems, surrounding neighbourhoods and receiving waters of Lake Thomas and 

that there are adequate soils and water to service the development.  Multiple-unit buildings and 

associated parking will be situated closer to the Fall River Road and parking lots for the multiple 

unit buildings will be kept out of the view of Fall River Road and any low density residential uses 

through the use of siting and buffering.  The development will have to conform to the architectural 

requirements established under the Land Use By-law and the height of all buildings shall be limited 

to a maximum of three stories. The development shall also be designed to minimize the impact of 

traffic flow on the surrounding low density residential development. 

 

RL-13 HRM shall consider permitting low scale multiple-unit dwellings townhouses, single 

unit dwellings or two unit dwellings on Site B through the provisions of a development 

agreement. The development shall be designed as a Classic Conservation (RC-Jun 

25/14;E-Oct 18/14) Development pursuant to Policy S-17 (RC-Jun 25/14;E-Oct 18/14) 

of the Regional Plan to offset the bulk and appearance of alternate building forms on 

surrounding low density residential development and to preserve the cultural and 

environmental assets of this site. In considering such an agreement, Council shall have 

regard to the provisions of Policy S-17 (RC-Jun 25/14;E-Oct 18/14) of the Regional 

Plan and the following: 

 

Built Form, Architecture and Use 

 

(a) that the maximum gross density is limited to 4 units per acre, the number of 

multiple-unit buildings is limited to 3, the number of units per multiple-unit 

building is limited to 40 units, and the height of any multiple-unit building is 

limited to three stories above average grade, excluding rooflines; 



(aa) that a minimum of 60% of the site is retained as open space; (RC-Jun 25/14;E-

Oct 18/14) 

(b) that the massing and built form of the development is compatible with any 

adjacent low density residential uses through the use of siting, transition of 

building scales, architectural elements to promote visual integration and 

landscaping and buffering; 

(c) that multiple-unit dwellings are situated closer to the Fall River Road to prevent 

the aesthetic impact of the bulk of larger buildings and extensive parking areas 

on the surrounding low density residential neighbourhood; 

(d) that the elevation of any townhouse buildings shall be articulated in a manner 

that provides variation between units, and reinforces common characteristics that 

visually unites the block; 

(e) that there are off-sets or other articulations in the overall roof structure to break 

up the massing of townhouse blocks; 

(f) that the development generally conforms to the architectural provisions set out 

under the land use by-law; 

 

Site Development Criteria 

 

(g) that parking areas are situated behind the buildings, out of view from Fall River 

Road;  

(h) that landscaping is designed to create a visually attractive appearance and reduce 

stormwater impacts;  

(i) that pedestrian walkways are provided throughout the site to provide safe and 

direct access to buildings, parking lots, trails and adjacent public streets and 

adequate useable amenity areas are provided; 

(j) that important cultural features such as the trails the Blue Hill Road Trail as 

illustrated on Map RL-4, views of the foreground meadows from the Fall River 

Road and the Carr Farmhouse are used to form an attractive focal point for the 

development where possible;   

 

Site Impact Controls/Assessments 

 

(k) that the lighting on the site is designed to prevent light pollution impacts on 

adjacent properties and to give a coordinated and unified appearance between 

the buildings and the site with oriented luminaries;   

(l) that any development situated adjacent to a low density residential development 

does not result in any undue adverse impacts on adjacent properties in terms of 

traffic or privacy conditions for those residential uses and their outdoor amenity 

areas;   

(m) that the traffic generated by the development will not adversely affect the 

intersection of Fall River Road and Highway 2 or the Highway 102 and Highway 

118 interchanges; and 

(n) that studies required pursuant to Policies RL-22 and RL-25 are undertaken prior 

to the approval of a development agreement; and 



(o) any other matter relating to the impact of the development on the surrounding 

community as outlined in Policies RL-23 and P-155 are addressed. 

 

Water Quality Objectives  

Given the environmental sensitivity of the Shubenacadie Lakes and the desire of residents to 

preserve and protect its water quality, the Study recommends an oligotrophic status with an upper 

limit of 10µg/L should be maintained for Grand Lake.  This is also desirable since Grand Lake is 

a municipal water supply for the Municipality of East Hants.  Trophic Status limits should also be 

set for the lakes upstream from Grand Lake, Lake Fletcher, Lake Thomas, Kinsac, William and 

Charles - to ensure that this objective is maintained.   

The Study recommends an upper limit of 20µg/L for Lake Thomas and Lake Fletcher which are 

within the River-lakes Secondary Planning Strategy Area.  It also recommends 20µg/L for Lake 

William which may be impacted by future developments in the southern portion of the Plan Area 

that is within the Lake William Sub-watershed. Although a limitation of 20µg/L will maintain 

Lake William, Lake Thomas and Lake Fletcher at the upper range mesotrophic level in the long-

term, this Secondary Planning Strategy has no control over the developments that are in the 

portions of these sub-watersheds that area outside of this Plan Area.   

The proposed regulations for the River-lakes Village Centre Designation will significantly reduce 

the permitted floorspace and amount of impervious surface within the River-lakes Village Centre 

Designation from the previous regulations under the C-2 (Community Commercial) and C-4 

(Highway Commercial) Zones.  The new regulations proposed under the River-lakes Village 

Centre Designation Zones require the retention of a minimum of 50% of each site as pervious 

surface. The permitted building footprint for all buildings permitted within the various zones has 

been reduced from 10,000 square feet to anywhere between 2000 to 4000 square feet depending 

on the zone. The Regional Plan requires the retention of riparian buffers and wetlands which will 

also aid in the uptake of phosphorus and ameliorate its impacts. However, there is a substantial 

amount of housing development proposed within the southern and northern portions of the 

Secondary Planning Strategy Area which should be assessed to ensure that it does not exceed the 

capacity of the receiving waters to assimilate phosphorus without exceeding the water quality 

objectives established under this Secondary Plan.   

In order to maintain the health and resilience of these receiving waters, this Secondary Planning 

Strategy will establish a no net increase phosphorus export policy for any future residential 

developments exceeding 8 units/lots within the River Lakes Secondary Planning Strategy Area.   

Pursuant to the Regional Plan, any development requiring a new road for the development of more 

than 8 lots is only allowed to proceed under the provisions of a development agreement.  As part 

of the assessment process for a development agreement, applicants shall be required to submit a 

study by a qualified person demonstrating that the proposed development will not export any more 

phosphorus from the site than what may be exported from the site prior to the development taking 

place.  The total amount of phosphorus that is expected to be exported from the site prior to the 

undertaking of a development shall in effect become the phosphorus budget or limit for the amount 

of phosphorus that may be allowed to be exported from the site under the proposed development 

for that area.  If the amount of phosphorus for a proposed development exceeds the phosphorus 

budget for the site, then the density of development will have to be adjusted to reduce the 

phosphorus impacts on the receiving environment. The feasibility of continuing development in 



the northern portion of the Secondary Planning Strategy Area should be reviewed during the Phase 

II planning process. 

In order to achieve an appropriate balance of development throughout the Shubenacadie Lakes 

System and to maintain an oligotrophic level for Grand Lake, water quality objectives should be 

established for each contributing sub-watershed after HRM adopts a water quality monitoring 

functional plan.  HRM is currently undertaking a watershed study of the Shubenacadie Lakes 

Watershed to assess the impacts of potential future development in the Port Wallis area within the 

Lake Charles Sub-watershed. It would be appropriate to review the River-lakes Secondary 

Planning Strategy when setting targets for future growth in the Lake Charles or Lake William sub-

watersheds that are upstream from Fall River.  At this time, threshold values should be set for the 

Shubenacadie Lakes System against which to regulate the density of all future development.  

RL-22 The River-lakes Secondary Planning Strategy shall establish a no net increase in 

phosphorus as the performance standard for all large scale developments considered 

through the provisions of a development agreement pursuant to policies RL-4, RL-5, 

RL-11, RL-12, RL-13, RL-14 and RL-15 of this Secondary Plan.  This Policy shall also 

apply to proposed developments pursuant to policies S-15 and S-16 of the Regional 

Municipal Planning Strategy.  A study prepared by a qualified person shall be required 

for any proposed development pursuant to these policies to determine if the proposed 

development will export any greater amount of phosphorus from the subject land area 

during or after the construction of the proposed development than the amount of 

phosphorus determined to be leaving the site prior to the development taking place. If 

the study reveals that the phosphorus levels predicted to be exported from the proposed 

development exceed the phosphorus levels currently exported from the site, then the 

proposed development will not be permitted to take place unless there are reductions in 

density or other methods that (RC-Feb 23/16;E-Apr 2/16) to reduce phosphorus export 

levels to those current before the proposed development. Any stormwater management 

devices designed to treat phosphorus must be located on the privately-owned land 

included in the proposed development agreement. (RC-Feb 23/16;E-Apr 2/16)  The cost 

of the study shall be borne by the applicant.  The study may rely on phosphorus export 

coefficients derived from existing studies if they can be justified for application to local 

environmental conditions. All existing and proposed development within the affected 

area shall be taken into account and the consultant shall undertake Wet Areas Mapping 

to help define the ecological boundaries associated with the flow channels, accumulation 

points, and riparian zones to restrict any high impact development in those areas.  

RL-23 The following measures shall be incorporated into all development agreements in the 

River-lakes Secondary Planning Strategy Area: 

(a) A site non- disturbance area of a minimum of 50% of the site or greater if 

required pursuant to any other policies within this Secondary Planning Strategy 

or the Regional Municipal Planning Strategy; and  

(b) Stormwater management and erosion and sedimentation control plans are in 

place to minimize impact on receiving waters. 

 

Transportation 

 



River-lakes Road Systems 

 

The Fall River/Waverley/Wellington Areas Transportation Study was prepared by CBCL for the 

River-lakes Secondary Planning process.  The purpose of the study was to examine traffic 

conditions on the existing road network and to recommend transportation improvements for 

current and future potential growth.   

 

The Study found that existing traffic at the Highway 102 / Highway 2 /Highway 118 interchange, 

the Fall River Road / Lockview Road intersection and Fall River Road / Highway 2 intersection is 

heavily congested during the am and pm peak periods. The intersection of Highway 2 / Highway 

118 southbound / Highway 102 northbound ramps were found to be functioning very poorly with 

substantial queuing occurring on Highway 2 (up to 1500 m) during the am peak. During the pm 

peak, the Highway 102 southbound ramp / Highway 2 intersection and the Highway 118 

southbound ramp / Highway 2 intersection were both experiencing poor operating conditions with 

queuing of up to 500 m on the Highway 118 southbound ramp.  Also during the pm peak period, 

the Highway 118 northbound exit ramp was shown to experience significant queuing which would 

sometimes extend all the way back onto the highway.  

 

The Study indicates that conditions will worsen at these intersections as more development takes 

place over the next 20-25 years and that the Fall River Road / MacPherson Road and Fall River 

Road / Highway 2 intersections will also exceed capacity.  Without road improvements or controls 

on growth, the intersections of Highway 2 / Highway 118 southbound ramp, Highway 2 / Highway 

102 southbound ramp, Highway 2 / Fall River Road, Fall River Road / McPherson Road, and Fall 

River Road / Lockview Road are predicted to experience significantly diminished operations.  

 

The Study recommends a number of short-term improvements to alleviate current traffic 

conditions that were recommended by the Fall River VIC for implementation (Appendix A).  

These include recommendations to channelize traffic through a right turning lane from Fall River 

Road to Highway 2, restricting left turns from Fall River Road into Wilson’s and improvement of 

pedestrian facilities at the intersection of Fall River Road and Highway 2. It is also recommended 

that the Municipality also encourage the Province of Nova Scotia to consider the development of 

a roundabout between Highway 2, Perrin Drive and the Highway 102 northbound ramp to alleviate 

current traffic conditions at the interchanges. 

 

A number of longer-term solutions were also recommended including the widening of the Fall 

River Bridge to 4 lanes and upgrading the Fall River Road and Highway 2 Intersection.  The 

Committee does not recommend the Fall River Road and Highway 2 Intersection upgrade as 

designed by the consultants since it will not retain the rural village character desired by the 

community for the River-lakes Village Centre. It is the recommendation that an alternative design 

solution be considered that is more in keeping with the vision for the River-lakes Village Centre.  

  

The Study also recommends the development of a new interchange to reduce traffic on Highway 

2 and to take pressure off the Highway 102 and Highway 118 interchanges.  Three of the most 

probable locations include 1) the extension of the Windsor Junction Road past the Cobequid Road 

to connect with a full access interchange with Highway 102; 2) the extension of the Cobequid 

Road to connect with a full access interchange with Highway 102; or 3) the construction of a new 



road to the north of the Plan Area to connect to the eastbound leg of the interchange at Aerotech 

Park.  The modeling results for the study predicts that the development of an interchange south of 

the Plan Area via connection from either Windsor Junction Road or Cobequid Road would be the 

more effective means of alleviating traffic congestion on Highway 2.   

 

The Municipal Planning Strategy for Planning Districts 14/17 recommends the construction of a 

collector road over the backlands from Fall River Road to Wellington to provide eventual 

connection to a road that was previously contemplated by the Nova Scotia Department of 

Transportation and Infrastructure Renewal.  This road was the Hammonds Plains/Beaver Bank 

By-pass which would have extended from the Highway 213 across the Hammonds Plains, 

Lucasville, Middle Sackville, Beaver Bank and Fall River/Fletchers Lake backlands to connect to 

Highway 102 at the Aerotech Interchange (Transportation Map 3). This by-pass road is no longer 

proposed by the Nova Scotia Department of Transportation and Infrastructure Renewal and 

responsibility for future road development is now the responsibility of HRM.  HRM will review 

its best locations for growth and long-term infrastructure development in light of the findings of 

the Shubenacadie Lakes Watershed and Fall River/Waverley/Wellington Transportation studies, 

in the Phase II River-lakes planning process. . . 

 

RL-25  As an interim measure, HRM shall require the proponents for any large scale residential 

developments considered through the provisions of Policies RL-11, RL-12, RL-13, RL-

14 and RL-15 of this Secondary Planning Strategy or commercial development 

considered pursuant to policies RL-4 and RL-5 or Policy P-68 of the Planning Districts 

14/17 Municipal Planning Strategy and polices S-15 and S-16 of the Regional Municipal 

Planning Strategy, to submit a traffic study to determine the impacts of development on 

the Fall River Road and Highway 2 Intersection, the Highway 102 / Highway 118 

interchanges and the Lockview Road and MacPherson Road intersection.  The study 

shall take into consideration the findings of the Fall River/Waverley/Wellington 

Transportation Study and the amount of development permitted in areas subject to these 

development agreements shall be regulated on the basis of the receiving road network 

capacity and the provisions of Policy RL-22.   
 



Attachment D:  Public Information Meeting Summary









want to have seniors housing without parking for family to come visit or the community services that 
would be available to seniors. No places to park to enjoy all the parkland that is around.  

Jay Cameron, Waterford Crescent, stated he shares a lot of the concerns with everyone in the room. 
He has a point of concern about Ingram Dr. itself. They want to open Ingram Drive up to traffic. From this 
development there is no street into Ingram Drive. If the development has grown in size why does this 
mean we don`t need a street but when it was smaller we did? He heard there is going to be a gate now 
and who has access to the gate and what is the intent of the gate. His main concern about both 
developments is that they don’t open up Fall River Village to non-residential traffic. Ms. Ryan stated the 
road connection is required when you are dealing with subdivision. When you get passed 100 lots we 
require a second access. In this case there is no subdivision development occurring so it would require a 
driveway not a road. Mr. Harrison stated with regards to the gate HRM would determine the access as it 
is for their emergency services.  Ms. Langille stated it would be used if the main access was not 
accessible it provides a secondary access.  

Greg Bannett, Lake Thomas Crescent stated as a kid he talked to a lot of people on his walk to and 
from school. He stated a lot of people moved out of the community because they were seniors and could 
no longer afford to live in their homes. They had to move outside of the community to be able to get the 
services they needed to live where they could access them. The people are what make Fall River special. 
He feels they can’t allow this to continue to happen because people want to stay here. If this is to help 
welcome seniors to the community maybe this is what is needed. If the cost per unit is really lower by 
having a taller building I would rather Fall Rivers character be built around its people rather than around 
the look of a building to keep these people here. This way we could have a vibrant community made of all 
different ages. I want people to stay here.  

Robert Showed, Cumming Dr. wanted to know if the blasting damages the wells, who do they call. Mr. 
Teasdale stated that the HRM Blasting By-law deals with that through the permit that is issues. There is 
24 hour # on the permit if there is an issue.   

Paul, High Rd feels the development has an identity crisis. He said he really wanted to support it 
however; he wanted to know how they were going to provide reduced rent for seniors. He thinks that a 
100 unit development wouldn’t be efficient enough to provide reduced rent without some sort of 
government assistance. What is a comparable rent? There is none because there are no other apartment 
buildings in Fall River. He said his experience is that if it is an assisted living facility, getting into a 
complex like Shannex, you have to get your name on a list and then could end up anywhere not 
necessarily in your community. It all depends on your needs. Mr. Harrison stated assisted living is not 
regulated by the province. He stated that what he was talking about was the single point entry access 
system for nursing homes. You have no guarantee when you get into long term care that you will stay in 
your community you go to the first bed that is available. Public – you said 25% reduction. Mr. Harrison 
stated in the example of the Gradenview that 25% of the cost of delivery those care services is spent 
driving and there is a reduction to those tenants because of grouping in a single building.  

Jesse Gravel, Cummings Dr. with regards to the water problem, it was stated that insurance would take 
care of it when the water is gone. When the water is gone it is gone, insurance isn’t going to be able to 
take care of that.  

Krista Snow stated a lot of the seniors aren’t comfortable speaking and one gentleman just left in tears 
because he feels that his community doesn’t want him there.  

Councillor Streatch gave his closing remarks. 

6. Closing Comments

Ms. Ryan thanked everyone for coming and expressing their concerns and views. 

7. Adjournment

The meeting adjourned at approximately 8:35 p.m. 



Laurie Baker Comments
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ra
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 c
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 c
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at
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 f
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b
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 t
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n
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 b
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 c
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 b
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.
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b
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 b
e

o
cc

u
p

ie
d

 b
y

se
n

io
rs

.

•
Li

m
it

ed
 s

o
ci

al
 a

n
d

p
h

ys
ic

al
in

fr
as

tr
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 C
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o
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p
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en
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 f
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Th

e 
p
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p

o
se

d
 5

 s
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ry
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p
ar

tm
en

t 
b

u
ild

in
gs

 w
ill
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o

w
er

 o
ve

r 
tr

ee
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n
e 
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 t

h
e 

d
ev

el
o

p
m

en
t 

is
 a
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th
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p
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f 
th

e 
h
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h
er

e 
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o
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th

er
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h
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o
u

n
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b

ed
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 c
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n
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o
f 

o
n
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m
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o
m
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h
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e 
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y 
h

ig
h

 r
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o
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g 
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e 
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n
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b
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 b
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b
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 c
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ei
r 

p
ro

p
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n
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p
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 c
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p
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 t
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l c
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 c
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h
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 f
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 p
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 p
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l d
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 b
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p
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 t
h
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 d
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 t
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 d
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 d
o

 n
o

t 
d

ri
ve

 o
r 

w
o
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ld

 li
ke

 t
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 b
e 
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al
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o

b
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n
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 d
o
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en
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d
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d
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 c
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at
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 t
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 t
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 c
lo

se
 

b
y.

 -
   

N
o

rt
h

w
o

o
d

 c
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 d
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 m
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 m
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p
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 m
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w
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e 
le

ad
 a

ct
iv

e 
liv

es
.  

Th
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, b
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 b
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 1

 K
ilo

m
e

tr
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 f
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te
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o
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e 
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e 
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b
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n
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 c
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h
e 

b
u

ild
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 c
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d
e 

1
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r 
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 t

o
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h
o
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h
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h
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w
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 f
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M
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p
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 F
al
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iv
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m
u

n
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h
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 d
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o

p
m
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d
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n
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o
n
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ly
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n
g 

b
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ed
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an
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n
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 d
ev
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o

p
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n
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u
n
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e 
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 c
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h
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o
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d
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o
p
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n
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d
ev

el
o

p
m

en
t 
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ill

 b
e 
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 t
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e
n
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u

t 
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o
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 c
an

n
o

t 
d
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b
y 
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g 
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n
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ve
 s

e
n

io
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d
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ill
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b
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o
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e 
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u

b
lic

 o
n

 a
 f
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 c
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 f
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l v
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al
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iv
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y 
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 I 
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e 
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y 
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o
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o
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p
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h
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e
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o
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p
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n
g 
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 d
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o
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t 
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d
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p
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l p
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 p
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 d
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 c
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 t
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 c
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n
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d
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n
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0
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ra
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 m
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 f
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ra
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 c
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b
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Attachment J 

Dr. Robert Strang 

May 23rd, 2017 
Ms. Maureen Ryan 
Senior Planner 
Halifax Regional Municipality 

Dear Ms. Ryan, 

Re: Proposed Seniors Housing Development, Carr Farm property 

I am writing to you as a 15-year resident of Fall River to express my strong support for the proposed 

seniors housing development for the Carr Farm property in Fall River. 

There is a critical need for housing specifically suited to the needs of seniors in communities through 

HRM and Nova Scotia, and Fall River is no exception. In addition, vibrant and socially cohesive 

communities require a mix of housing options (affordability, density, rental vs single owner, mixed land 

use vs residential) to accommodate diverse needs and support diverse populations.  The proposed Carr 

Farm development will be a significant step forward in addressing these growing issues in Fall River by 

bringing affordable, compact housing with partnership arrangements to efficiently provide home-based 

supports across a range of needs.  Fall River needs the Carr Farm development! 

I know that the developer has provided HRM with a document addressing the questions and concerns 

regarding their proposal at a recent public meeting and I hope that this information is given due 

consideration by HRM planning staff. 

Sincerely, 

Dr. Robert Strang 

Cc:  Steve Streatch, Councillor, Waverley-Fall River-Musquodoboit Valley 

Original Signed 



Attachment K - Blank Copy of Petition

Petition Originator: Krlsta Snow —30 Holyrood Close, Fall River, NS B2T lvi

LETS PULL TOGETHER AS A COMMUNITY
AND SOLVE OUR SENIORS HOUSING PROBLEM

Sometimes, people don’t feel Comfortable speaking in public, but if you think
Fall River needs seniors housing, now is the time to say so.

ThetiIrrehfl5lanmin?WeWfoi9hiCiFrrafthprdpejware not appropriate for
seniors housing and a more compact higher density plan has been submitted:

~ The Current rules require that a road be built through the site,
connecting Fall River Rd. to Fall River Village. This connector road is
not required with the more compact higher density plan, and a full
traffic study will be required to guide the new development

• The 5 storey building heights are needed in order to make the housing
as affordable as possible and thecare services as efficient as possible.

• These new buildings will be for seniors. The Nova Scotia Law Reform
Commission has ruled that ~eniors-only. buildings can be built and that
the housing can be marketed to seniors.

,e The physicians at Fall River Fami’y Practice support the more compact
higher density design plan for the Carr Farm. They want our seniors
housing problem solved as soon as possible fot the benefit of their
4,000 older patients.

I support the more compact higher densit’~’ plan for tI-ti Carr Farm:

__.~. —s- - ,

Your Name Dare
• Address

Send (or we will send) to:
Maureen Ryan, Halifax Regional Municipality, P0 Box 1749, Halifax, NS 83] 3A5
Email: rva nm@halifax.ta Phone: 9024904799

Copy to: Councillor Steve Streatch, Halifax Regional Municipality, PG Box 1749, Halifax, NS
834 3A5 Email: streats@halifax.ca Phone: 902-579-6738

Comments? —

Start Date — 22/04/17
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