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Reviewer

Comment

Response

Prior to Community Engagement Requi

rements

HRM Planning
/ Project Lead

The Traffic Impact Statement (TIS) and
Stormwater Management Plan submitted will
need to be stamped and signed by a
professional engineer licensed in Nova Scotia.

The legend indicates a 30 m buffer; however,
the Conceptual/Servicing Plan currently
shows a 20 m buffer from the watercourse.
Please update the map and legend to
accurately reflect the correct buffer
distances. Please note that any alteration to a
watercourse and/or wetland will require
provincial approval, which must be obtained
and submitted at the permitting stage.

The Conceptual/Servicing Plan shows a
portion of the developable area to the east of
the driveway entrance (off Peddy’s Brook
Drive) and a small portion on the northern
side of Hannah Lane being located within the
watercourse buffer zone. As per Section 46(a)
of By-law L-500, the developable area shall
exclude any watercourse buffer zones.
Additionally, according to Sections 46(c) and
(d), the developable area shall not include any
areas within the 1:100-year floodplain or with
slopes exceeding 30%. Please amend the
Conceptual/Servicing Plan accordingly to
clearly exclude the watercourse buffer and
any such constrained areas from the
developable area.

Recreational space, as per Section 49 of By-
law L-500, shall be located outside the 1:100-
year floodplain. The submitted maps are
missing the 1:100-year floodplain boundary.
Please provide updated Conceptual plan
including this information. Please refer to
comments from Parkland Planning below.

The dashed circle located in the southern part
of the site is unclear. Please clarify its
purpose. Additionally, will the remaining
lands in the south remain undisturbed?

1. Both have been updated and
stamped by the relevant
professional engineer.

2. Plans have been updated to show
20m watercourse buffer.

3. The plans have been updated to
more clearly depict that no
structures are to be located within
the 20m watercourse buffer. The
1:5-year and the 1:100-year flood
levels have also been modelled and
added to the plans, demonstrating
the proposed roadways and
infrastructure are located outside of
the respective boundaries.

4. The 1:100-year flood levels are
now shown on the drawings.

5. This was an annotative error and
has been removed.
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Reviewer Comment Response
Provide confirmation on the intent of these
lands.
6. Please clarify and illustrate in the Conceptual | 6. Buffering is now shown along the
Plan how buffering between the proposed lot boundaries, and includesa 2.4 m
development and the neighbouring land uses | setback as stipulated in the L-500
will be achieved, including the buffer land use bylaw. This is being shown
distances. as a vegetative buffer.
7. As per the findings of HRM’s Third Party 7. The proposed plan has been

Review Agency, CBCL, the calculations suggest | updated to show and state that only
that a maximum of 77 units can be supported | 77-units are currently feasible
based on the lot allocation requirements based on the required groundwater
outlined in the Guide. As a result of the recharge area. The lot fabric was
findings of the submitted Level 1 adjusted to show these 77-units
Groundwater Assessment, staff would west of the proposed watercourse
anticipate that the revised submission will crossing. Lands to the east of the
include a reduced unit count to reflect these watercourse crossing are shown as
findings. Alternatively, you may opt to a future phase and are stipulated
proceed with a Level 2 Groundwater that they are subject to the findings
Assessment at this time to confirm that of a Level 2 groundwater study
sufficient groundwater is available to support | during detailed design.
100 units. Please refer to the attached review
completed by CBCL.

HRM 8. No comments at this time.

Engineering

HRM Parkland | 9- Thelune 12, 2025 Rationale Letter cites 9. Parkland dedication calculations

Planning parkland as shown on the concept plan, which | have been updated to exclude areas
consists of a trail corridor along Peddy's situated within the 1:100-year flood
Brook, as exceeding the 10% requirement for | limits. 10% requirement is still being
developable land required for recreation achieved.
under HRM By-Law L-500 governing Land
Lease Communities. Part 49(3)(d) requires
recreation land to be located outside the
1:100-year flood plain, which could exclude
the bulk of the proposed recreation area
proposed to meet this requirement of the by-
law. An amended recreation area may be
required.

HRM Fire 10. No comments at this time.

Prevention

HRM 11. Please adjust the development area on the 11. The plans have been updated

Environment site plan (shown in blue) to remove any area accordingly.

& Climate within the required watercourse buffers.

Change

Halifax 12. No comments at this time.

Regional

Centre for

Education

NS 13. No comments at this time.

Departme
nt of
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Communities,

Culture,

Tourism &

Heritage

NS Revisions are required to the submitted Traffic 14-17. The TIS has been updated
Departme | Impact Statement accordingly and stamped by a
nt of (TIS) to address the following comments: professional engineer.

Public Works

14. The signal warrant and left turn lane warrant
are mentioned but not included. Please
provide a copy of the information in the
warrant.

15. A copy of the traffic count data needs to be
included in the appendix.

16. A horizon year with future traffic volumes was
not analyzed.

17. An adjustment factor of 0.92 should have
been used instead of 0.89 based on the count
dates.

CBCL 18. Please refer to attached document provided 18. The proposed plan has been
(Groundw by CBCL. updated to show and state that only
ater 77-units are currently feasible

Assessment) based on the required groundwater

recharge area. The lot fabric was
adjusted to show these 77-units
west of the proposed watercourse
crossing. Lands to the east of the
watercourse crossing are shown as
a future phase and are stipulated
that they are subject to the findings
of a Level 2 groundwater study
during detailed design.

Prior to Decision Requirements

Planning /
Project Lead

19.

20.

Please provide a separate Conceptual Plan as
one will be required to be included as an
attachment to the draft Development
Agreement.

Please clarify and provide further details
regarding the proposed on-site recreational
facilities, including their type and location.
Please update the Conceptual Plan to show
the on-site recreational facilities. Please
provide information on if any maintenance
buildings will be provided as part of the
parkland space.

19. Concept plan has been
provided.

20. The intent would be for the
1,065m AT trail itself to be the
recreational space for this
development. The trail is located
outside of the 1:100-year flood
limits, will have fencing between
the proposed land-lease lots and
trail itself, and two access parking
lots. The detailed design drawings
will depict the trail horizontal and
vertical alignments in more detail
and ensure that they meet the
grading requirements of the L-500
bylaw.
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There are no maintenance buildings
planned as part of this
development.

Engineering 21. The Preliminary Stormwater Management 21. The plan has been stamped by a
Plan submitted needs to be stamped and professional engineer and re-
signed by a professional engineer licensed in submitted.

Nova Scotia.

Parkland 22. No comments at this time.

Planning

HRM Fire 23. No comments at this time.

Prevention

HRM 24. Was a wetland and watercourse delineation 24. A wetland and watercourse

Environment report prepared for this site? If so, please delineation was completed by

& provide as part of the resubmission. Strum on August 8, 2024. The

Climate linework depicting the watercourse

Change and wetlands on this site are based

this delineation. Strum had not
completed a report at this time, as
the intent is to formalize the intent
of wetland alteration, and include
the report as part of the wetland
alteration package itself. In lieu, we
have attached the supporting forms
and documents that Strum has filled
out for the delineation. A report will
be submitted during detailed design
approval.

25. It is recommended to retain as many existing | 25. The client is in agreement, the
wetlands as possible. Have any applications updated plans have been updated
for wetland alteration been submitted to to minimize the area of impacted
Nova Scotia Environment & Climate Change? | wetlands. There has not been a
If so, please submit documentation. wetland alteration application yet.

26. How far is the trail from the watercourse and | 26. The 1:100-year flood limits have
what is the proposed trail surface? Please been calculated and added to the
consider impacts to the watercourse when drawings, the proposed trail is
designing the trail to prevent washout. For outside of these limits in all
example, consider alternatives to crusher locations. The proposed trail
dust for the trail surface to avoid material would be crusher dust, but
sedimentation and washout from heavy is subject to detailed design.
precipitation events.

27. Please identify the measures that will be 27. The proposed septic systems
taken to provide hydrologic separation will all need NSECC approval to be
between the proposed septic systems and the | constructed. To achieve this
proposed stormwater ponds and approval, the proposed systems
watercourse. must maintain all required buffering

distances between the proposed
septic systems and storm ponds,
wells, wetlands, watercourses,
foundations, etc.

Halifax 28. No comments at this time.

Regional
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Centre for

Education

NS 29. No comments at this time.

Departme
nt of

Communities,

Culture,

Tourism &

Heritage

NS 30. Stormwater management is mentioned in the | 30. Stormwater balancing
Departme proposal and the outputs are provided. calculations are all tabulated and
nt of However, the calculatlions for the post described in the tables in the top

Public Works development stormwater flows and right of the drawings. An export of

calculations for the stormwater retention the hydrologic model has been
design are not provided. These are needed provided as supplementary
and must be submitted for review. information.

31. The intersection sight distance requires a 31. It is understood that this
three-dimensional analysis and design review. | request is related to the detailed
While not required at this stage, it must be design stage, and not required at
completed prior to receiving the provincial this time.

ROW permit. The ROW permit is needed
before any construction starts.

CBCL 32. Please refer to attached document provided 32. The proposed plan has been
(Groundw by CBCL: updated to show and state that only
ater 77-units are currently feasible

Assessment) based on the required groundwater

recharge area. The lot fabric was
adjusted to show these 77-units
west of the proposed watercourse
crossing. Lands to the east of the
watercourse crossing are shown as
a future phase and are stipulated
that they are subject to the findings
of a Level 2 groundwater study
during detailed design.

Additional / Advisory Comments

Planning/Proje
ct Lead

33.

34.

35.

Please confirm if there is any open storage
proposed as part of this development.

Please confirm if any signage, beyond what is
permitted in the Land Use By-law, is proposed
as part of this development.

The parking area is not considered a
recreation area. Please refer to the L-500
Bylaw for the recreation space/facility
criteria. Please update the site plan
accordingly to clearly show the recreation
areas.

33. There is a small open storage
area proposed for road materials.
The plans have been updated to
show this area (See area east of first
septic field).

34. There is currently no signage
being proposed for this
development.

35. The intent would be for the
1,065m AT trail itself to be the
recreational space for this
development. The trail is located
outside of the 1:100-year flood
limits, will have fencing between
the proposed land-lease lots and
trail itself, and two access parking
lots. The detailed design drawings
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will depict the trail horizontal and
vertical alignments in more detail
and ensure that they meet the
grading requirements of the L-500
bylaw.
36. It would be helpful if you could provide the 36. This is the intent of this
list of clarification and rationale comments in | document.
a Word document so that we can share them
with the review agencies.
37. The revised site plan contains many lines, 37. There are notes and hatching on
which makes it somewhat confusing. Certain | the drawings which show which
areas in the site plan, as shown below in red, | wetland areas are proposed to be

are wetlands. There is no clarification as to altered, along with an approximate
whether these wetlands will be removed or area of alteration at each location.
altered. If you have any information or The required alteration to the

updates or documentation regarding wetland | wetland area around the
delineation, please share them with us. Also, watercourse crossing will be subject
please clearly show the wetland areas on site | to detailed design, and the drawings

plan and label if they will be removed or have been updated to clearly
altered. acknowledge that a

watercourse/wetland permit will be
required from NSECC during
detailed design.

Engineering 38. At the Grade Alteration and Building Permit 38. Understood.
stage, the stormwater management plan for
this development must clearly note on the
plan that the requirements of AO 2020-010-
OP Respecting Stormwater Management
Standards for Development Activities have
been met. Specifically, the retention of on-
site stormwater runoff from the first 10mm of
an event and confirmation of the average
removal of a min 80% TSS.

39. A Grade Alteration Permit will be required 39. Understood.
prior to any excavation starting on the site.
Please refer to the Grade Alteration By-Law
G200.

40. Grade alteration to the site requires the 40. Understood.
applicant to take into consideration adjacent
properties including adequate storm water
management and potential future
use/development of area.

41. Applicants are required to obtain all required | 41. Understood.
permits from Nova Scotia Department of
Public Works (NSDPW) for work within the
public right of way.

42. Development Engineering encourages the 42. Understood.
applicant to initiate discussions with the
utilities (NSP, Aliant, etc.) at an early stage of
their planning. Doing so may reduce
scheduling or technical problems that may
arise during construction.
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Parkland 43. No comments at this time.

Planning

HRM Fire 44. No comments at this time.

Prevention

HRM 45. The trail may only be up to 3m wide per land | 45. A note has been added to the
Environme use by-law requirements. drawing to state this requirement,
nt & and will be further detailed in

Climate detailed design.

Change

46. The flood hazard mapping prepared by CBCL | 46. A hydraulic model was created
for HRM shows areas of flood risk on the site. | by DesignPoint to depict the 1:5-
There are limitations to the modelling, year and 1:100-year flood levels
especially when it comes to individual sites, within the subject parcel.
but it is useful for identifying general areas at
risk. It is recommended to conduct a more
detailed assessment to confirm that all
proposed development areas and
infrastructure are not impacted by flood risk.

47. This development will likely be considered a 47. Our understanding is that a well
Public Drinking Water Supply. Please review is only considered public drinking
the requirements for Registered Public water supply if it services 15 or
Drinking Water Supplies with Nova Scotia more units. Each proposed well on
Environment & Climate Change. this development will service 14 or

fewer homes. Well design will be
confirmed following a Level 2
groundwater assessment, and
further during detailed design,
ensuring alignment with all NSECC
requirements.

48. Ensure well and septic placements conform to | 48. Well and septic locations have
provincial requirements. been depicted based on setback and

buffering distances as stipulated in
the NSECC “On-site Sewage Disposal
Systems Standard”, June 2022.

49. The watercourse crossing will require a 49. Understood, this will be
watercourse alteration approval from Nova completed during detailed design.
Scotia Environment & Climate Change. If fish | The lands east of this watercourse
habitat is present in the watercourse, crossing are considered a future
approval from the Department of Fisheries phase, and only if the LZGWA
and Oceans may also be required' permits additional density. Itis

possible that the watercourse
crossing is not required for this
development.

50. Ensure that any test pits for the purpose of 50. Understood, test pits will be
determining if contamination exists are completed prior to detailed design
completed by a Site Professional, in of the proposed septic systems.
accordance with the Contaminated Sites
Regulations.

Halifax 51. HRCE planning staff has assessed PLANAPP- 51. Understood.
Regional 2025-01288 and confirmed that students

Centre for from the development will be directed to
Education Oldfield Consolidated Elementary, Georges P.
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Vanier, and Lockview High as new units are
completed. The planning team has been
closely tracking the development and staying
involved to ensure there are no future
capacity concerns, particularly with Oldfield
Consolidated.

NS
Departme
nt of
Communities,
Culture,
Tourism &
Heritage

52.

The proposed development area (PDA) is
located in the community of Devon, within
the Halifax Reginal Municipality (HRM), Nova
Scotia, and is situated within PID 41396623.
The proposed development area (PDA) is not
within the HRM High Archaeological Potential
Zone, and there are no registered
archaeological sites within the immediate
vicinity. However, this is likely the result of a
lack of archaeological survey and not an
absence of occupation. The PDA is
surrounded by numerous examples of
hydrology, including Peddy’s Brook (also
called Paddy’s Brook in other mapping), that
runs through the development. This
watercourse’s banks may have sections of
elevated, better drained terrain indicative of
areas of elevated archaeological potential.
Based on the above factors, the general area
is considered to be of high potential for
encountering archaeological resources during
ground disturbance, or other impact
activities. An archaeological resource impact
assessment (ARIA) is recommended prior to
any ground disturbance activities
commencing.

52. Understood.

NS
Departme
nt of
Public Works

53.

No comments at this time.

CBCL
(Groundw
ater

Assessment)

54.

Please refer to attached document provided
by CBCL:

A Level 2 Investigation will be required,
including aquifer testing of at least 5 test
wells, with @ minimum spacing of 30 m. A
conceptual lot plan was provided and shows
proposed locations for 7 wells.

Site reconnaissance identified a number of
potential contaminant sources, including two
dug wells, an abandoned domestic fuel oil
tank, two vehicles, and an outhouse. A test
pit investigation of each area will be needed
to assess the presence or absence of residual
contamination in soil in these areas. Well
drilling will generally need to avoid these
areas as much as possible.

54. The proposed plan has been
updated to show and state that only
77-units are currently feasible
based on the required groundwater
recharge area. The lot fabric was
adjusted to show these 77-units
west of the proposed watercourse
crossing. Lands to the east of the
watercourse crossing are shown as
a future phase and are stipulated
that they are subject to the findings
of a Level 2 groundwater study
during detailed design.
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C. The rock of the area was identified as
potentially acid generating. The report
recommends assessment for Acid Rock
Drainage per the NS Sulphide Bearing
Material Disposal Regulations (NS Reg 57/95).

D. As the total demand for a water system would
exceed 20,000 L/d, the report acknowledges
that a Water Withdrawal Approval will be
required from NSE, which would be obtained
under a separate but parallel assessment and
reporting process.

If you have any questions or revisions regarding these notes please contact
Jeremy (jeremy.wyatt@designpoint.ca)or Lisa (lisa.macphee@designpoint.ca)
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