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INTRODUCTION

This Municipal Planning Strategy has been prepared according to the provisiong/oinibgpal
Government ActChapter 18, SNS 1998 and pursuant to Municipal Council's adoption of Municipal
Development Plan, Stage 2 Process, 1983 in March of 1983. The Strategy covers the areas
generally known as Beaver Bank, Hammonds Plains and Upper Sackuville.

Pursuant to thélunicipal Government Acand Municipal Council's own commitment to public
participation, a Public Participation Committee comprised of landowners and residents representing
communities and community groups within the Plan Area was formed. This Committee had
representation on th&lunicipal Plan Committee of Council and held prime responsibility for
general public input and participation throughout the process. The Public Participation Committee
held regular and special meetings, receivpdagentation from area residents, held "open houses”,
conducted a survey, and distributed information eoatoor throughout the Plan Area.

This Municipal Planning Strategy is divided into four sections. Section | describes the Plan Area
in its regional context and presents an overview of the Area's communities including matters which
are relevant to the direction of future community develepim Section Il contains land use policies

and development control guidelines respecting future land use decisions. Section Ill contains
discussion and policies relating to environmental health services, transportation needs and the
provision of communit services. Finally, Section IV consolidates the various implementation
measures provided in the Planning Strategy throughviineicipal Government Actand other
statutes and actions of Municipal Council.

The policies adopted by Municipal Council in this Strategy are prefaced by explanatory and
supporting text which shall be considered as a legal part of the Strategy. Of the maps which are
included and specifically referred to, the Generalized Future UaedMaps 1A, 1B, 1C, 1D, 1E),
Transportation Map (Map 2), Springfield Lake Service Boundary Map (Map 3), Lucasville
Hammonds Plains Water Service District (Map 4) and Beaver Bank Servicing Boundaries (Map 5)
shall also constitute legal parts of this 8gy. The Generalized Future Land Use Map shall direct

the preparation and amendment of the zoning map for the Plan Area.

This Municipal Planning Strategy replaces the original Municipal Planning Strategy adopted in
1987. The changes from the original strategy were made as a result of a review under the direction
of a former Municipal Planning Advisory Committee, prior to &aenation, and, after
amalgamation, an Area Advisory Committee and North West Planning Advisory Committee. The
former Municipal Planning Advisory Committee distributed information eoatoor throughout

the Plan Area and provided recommendations on a euofissues identified by the public. The

Area Advisory Committee continued the review of the issues after amalgamation. The Area
Advisory Committee held regular and special meetings and received representation from area
residents. Open Houses were distd to receive widespread public input at various stages in the
process. As a result of this process, the revised planning documents were adopted in 1999 and some
amendments were made to the policies and provisions of the Municipal Planning Strategryycand

Use Bylaw, including Section Il and Section IV of the Plan. Section | has also been updated to
reflect the changed circumstances of the Plan Area since amalgamation.

Halifax Regional Municipality, at the time of the review of the previous planning strategy, had
initiated a regional visioning exercise. It is anticipated that further to this regional visioning
process, the Municipality will consider strategic regionevmblicies relating to the achievement

of efficient, economically viable and environmentally sound communities.
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Section Il of this document contains policies that have regional impact: Environmental Health
Services, Transportation and Utilities, Recreation, Education and Protection Services. Thus, in light
of the anticipated regional visioning exercise, Sectiooflthis document was not revised except

for the references to Planning Districts, community names, policy renumbering and reference to the
former Planning Act. It was recommended that these policies not be amended until a regional
context was establishe®ection Il is therefore identified for future review, once the regional
policies as part of the Regional Planning exercise are in place.

Although no revisions have been made to Section Ill, a number of transportation and environmental
issues were identified by the AAC for review under future regional visioning/planning initiatives.

With regard totransportation, the AAC recommended that a transportation study be undertaken
within the Hammonds Plains area. Of specific concern were the eventual development of the
Halifax By-pass and the pedestrian/vehicular concerns at the intersection of the htisyiPhains

Road and Pockwock Road. The AAC recommended that Halifax Regional Municipality work with
the Province and in consultation with the public to undertake a detailed evaluation of a preferred
road alignment through the Plan Area for the HalifaxgBgs. With regard to the Hammonds Plains
Road/Pockwock Road intersection, the AAC recommended that the Province work with the
community to resolve the problems at this intersection. Thus, these identified concerns must be
taken into consideration as pafta Transportation Strategy for the region.

With regard to the Environment, the AAC was especially concerned with the numerous wetlands,
watercourses, steep slopes and floodplains and their identification and protection within the Plan
Area. These environmental features can be placed under prassuresult of the development of

lands. As such, the AAC identified the need to address these issues in the Plan Area as part of any
subsequent Regional Planning process.
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SECTION |
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REGIONAL CONTEXT

The former municipalities of the City of Halifax, City of Dartmouth, Town of Bedford and the
County of Halifax amalgamated into Halifax Regional Municipality (HRM) on April 1st, 1996.
The Plan Area consists of the areas generally known as Beaver BankoAdsPlains and Upper
Sackville.

As shown on the accompanying map, the Plan Area lies to the north and west of the urbanized
metropolitan area, with Sackville, the former Town of Bedford and the former City of Halifax
forming itssoutherly boundaries. The Plan Area extends north from these urban areas to the Hants
County line.

The Plan Area's communities stretch along three collector highways which extend from the
metropolitan area to the Annapolis Valley, the South Shore and Yarmouth. These roads have
historically been main routes channelling traffic to and from the provinajaital to the rest of

Nova Scotia. As a result of this road network, the Plan Area has three quite separate and distinct
areas the communities located on the Hammonds Plains and Upper Hammonds Plains Roads; the
Upper Sackville communities which stret@long Highway No. 1 (Old Windsor Highway); and the
communities of Beaver Bank and Kinsac which straddle the Beaver Bank and Kinsac Roads. The
Lucasville Road, along which the community of Lucasville is located, connects Highway No. 1
with the Hammonds Piias Road.

The population of HRM was 342,965 in 1996vhich represented a population increase of
approximately 4 % from 1991. The population of Fiean Area increased by approximately 26%,
with a 1996 population of 14,890. The Plan Area continues to be a rapidly suburbanizing area.
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REGIONAL CONTEXT MAP

Regional Context Map
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Long time residents, who can trace their ancestors back to the first settlers, have been joined by an
influx of newer residents, many of whom are employed in the cities of Halifax and Dartmouth.
They are attracted to the Plan Area because of its easgsatxelaces of employment, its
availability of land, and its scenic value. This growth as a residential area for those with urban
employment is expected to continue.

In addition to the three collector highways, access to urban areas is provided by two limited access
highways. The accessibility provided by these roads is a significant factor in the area's growth.
Highway 103 in the west provides a direct route intodity for residents at the western end of the
Hammonds Plains Road. Highway 101 serves residents of Upper Sackville and Beaver Bank.

Two rail lines also run through the Plan Area. The Dominion Atlantic Railway (DAR) is owned
by Canadian Pacific and runs from Windsor Junction to Yarmouth. The Canadian National line
runs from Halifax through Kinsac and on to Truro.

With the exception of a very small portion of the Hammonds Plains Road and most of the Lucasville
Road, the Plan Area lies outside the regional development boundary of the provincial-Halifax
Dartmouth Metropolitan Regional Development Plan. From adoption of this plan in 1975 until its
1985 amendment, development within much of the Plan Area had been restricted by limits placed
on the rate of development of individual land holdings in any eae. yWith the amendment of the
Regional Development Plan to remeoannual permit restrictions, the suburban and exurban areas
of the region experienced increased subdivision activity and residential growth. Under the
Municipal Government Act, the HalifaRartmouth Metropolitan Regional Development Plan is to

be repealé by the Province on April 1, 2000.

Facilities of regional significance are located in the Plan Area. The most important of these are the
Halifax Regional Water Commission Water Distribution Plant and Pockwock Lake Watershed.

Pockwock Lake is located north of Upper Hammonds Plains. This water system serves the former
City of Halifax, the former Town of Bedford, and the communities of Lower Sackville, Timberlea,
Lakeside, Beechville, and the village of Uplands Park. The tegdtptant and water distribution
system are owned and managed by the Halifax Regional Water Commission while the watershed
lands are owned by the Department of Natural Resources and managed by a committee with
representatives from the Departments of tii®nment, Natural Resources, and the Halifax
Regional Water Commission.

The former Highway 101 Sanitary Landfill Site is located in Upper Sackville. It began operation

in November, 1977, and ceased operations on December 31, 1996. Based on a commitment made
by the former Halifax County Council, the site of the new landdillocated outside of the Plan

Area at Otter Lake.

Beaver Bank Villa, in North Beaver Bank, contains a large "home for special care" facility which
includes both a nursing home and an adult residential centre. It is privately owned, and located on
the site of a former RCAF radar station. This regioralifa caters primarily to residents from the
Halifax-Dartmouth metropolitan area and Hants County, but also receives residents from the rest
of the Province.

The Woodbine Mobile Home Park is locatedBieaver Bank. In addition to this park, there are
two other mobile home parks, one on the Lucasville Road, and one in Upper Sackville. These

Beaver Bank, Hammonds Plains and Upper Sackville MPS Page6



parks, which provide housing for a significant portion of the Plan Area residents, are an important
type of alternate housing accommodation.
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PLAN AREA PROFILE

Much information on early settlement in the area is sketchy and a large part of what is available
originates with church records.

The communities of Hammonds Plains, Upper Sackville and Beaver Bank all trace the dates of their
early settlement to the turn of the 19th century. There is some evidence that a number of families
settled in the Beaver Bank area after the War of 18121887, there were ten families in the
settlement and the 1838 census shows a population of 108.

Early settlers to Middle Sackville arrived around 1785 bearing hames which are familiar today,
such as Fenerty or Hefler, who established the first sawmill in the area, and Webber, after whom
Webber's Lake is named. These early settlers were joined eohyaa group of Maroons from
Jamaica. However, many of these people returned to their homeland after a few years. The Lewis
Lake area was largely unpopulated with only one house in 1870.

The first land grants were issued in Hammonds Plains in 1786, one of which is simply recorded as
being given to an "Englishman". Between 1816 and 1817, a group of 504 black refugees from the
War of 1812 arrived in Hammonds Plains. They were later jdigealgroup of thirty blacks who
settled in Pockwock in 1834.

A record of the establishment of the first schools and churches provides the earliest indication of
the evolution of permanent settlements. While there is mention of a school master in the "negro
district” of Hammonds Plains in 1828, the first school lesus the Plan Area were built between
1850 and 1865. In 1850 the settlement of Beaver Bank was "laid off" as a school district.

A Baptist Church, built in 1821 in Hammonds Plains, is the first known church in the Plan Area,
although there is mention of a missionary preacher in the Hammonds Plains area in 1811. The
Anglican Church of the Good Shepherd, built in 1886, was the first church in Beaver Bank. Prior
to this, Anglican church services were first held in 1870 indbally famous Grove home, which
served as a finishing school for girls from "country districts". By 1839, a Baptist congregation was
organized in Lucasville. A Baptist meeting house was erected in Upper Sackville in 1832. One of
the smallest churches Wova Scotia, the United Baptist Church, was built in Yankeetown in 1897.

There is evidence to suggest that the forest industry was important for most communities in the
early days of settlement. Beaver Bank had two sawmills in 1892, as well as a box factory. Logging
and milling are also mentioned in the early accounts of Upekville. At Pockwock, there was

a mill for manufacturing barrels. The Kinsac Lumber Company used the early Intercontinental
Railway to transport its finished products to market. In addition to lumbering, the Beaver Bank
area had extensive slate ques in 1892.

Roads in the area have had a long history as important thoroughfares. Yankeetown and the
settlements on Stillwater Lake were located on the old road to Lunenburg. The first stage coach
travelled along the Old Windsor Highway in 1816. Inns were develapmty the route at
Springfield Lake and Lewis Lake to service this coach traffic. Halfway House on the Sackville
River, beyond Lewis Lake, marked a halfway point where tired horses were exchanged for fresh
ones.

Low growth rates continued until the early 1960s keeping the Plan Area, with its small settlements,
predominantly rural. The land resource itself continued to provide employment opportunities for a
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large number of residents. However, the relatively recent movement of people to suburban areas
has begun to alter the Plan Area's character. Between 1976 and 1981, nearly forty per cent of
households newly arrived in the Plan Area had previously residede Halifax Dartmouth
metropolitan area. Newer residents, who are no longer dependent on the land for their livelihood,
commute to the cities for their employment.

The original pattern of settlement, characterized by large parcels and scattered linear development,
is being altered. Large land grants have been subdivided into building lots. Smaller lots have been
created along the highways, changing the developpadtarn from scattered to continuous in some
areas. This is especially true of the Beaver Bank Road. Large residential subdivisions now extend
from the collector highways into backlands. The lots in these subdivisions are relatively small in
relation toolder lots in the area and in some cases the population of newer subdivisions is greater
than the population of the older communities. These subdivisions have a "suburban" rather than
"rural" character.

Population

The 1996 and 1991 population figures and percentage change for the Plan Area and Halifax
Regional Municipality are shown in Table 1:

TABLE 1 POPULATION AND PERCENT CHANGE: 1981
Source: Statistics Canada, 1991 and 1996 Censuses of Canada

1991 1996 % Change, 199196
Beaver Bank 5925 6155 3.9%
Hammonds Plains 3630 6275 72.9%
Upper Sackville 2275 2460 8.1%
HRM 330845 342965 3.7%

In the Plan Area, the population of the Hammonds Plains community increased the most in 1996
with 6,275 persons, an increase of approximately 72.9% from 1991.

In terms of its age structure, each district has a similar percentage of-agkdoplelderly and
working-age residents. As shown in Table 2, the Plan Area has a higher proportion of young
families (014)(2534) than HRM. There are noticeably lower numbers of the elderly (65+) in the
Plan Area.
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TABLE 2 AGE DISTRIBUTION BY PERCENTAGE: 1981
Source: Statistics Canada, 1991 and 1996 Censuses of Canada

1991 1996 Percent Change % 19956

B.B. H.P. || US HRM B.B. H.P. us. || HRM B.B. H.P. U.S. || HRM

0-19 || 2090 1145 || 740 88030 || 1335 || 1950 || 780 89395 || -36 70.3 5.4 1.6

20-64 || 3640 2260 || 1440 || 21080 || 4170 || 3995 || 1555 || 21836 || 14.6 76.8 8 3.6
5 5

65+ 195 225 95 32015 || 670 350 110 35210 || 244 55.6 15.8 10

Total || 5925 3630 || 2275 || 330845 || 6155 || 6275 || 2460 || 34296 || 3.9 72.9 8.1 3.7
5

As a major share of the Area's growth has occurred in the past 20 years, and as development and
in-migration of young couples and families continues, it is reasonable to assume that even with a
number of young adults leaving the area in search of education and employment, there will be
increases in the teenage population in the relatively near future.

The Plan Area and Municipal population figures have important implications in terms of services
and facilities which will be desired in the Plan Area. Not only are there immediate demands for
specific facilities, particularly schools, to serve the larggst group in the area, but it is expected

that a developing interest in youth programs and other services for young adults will increase. Road
capacities are also an issue with the increasing numbers of people moving into the area. Of
importance is th@ressure to provide these facilities to the Plan Area relative to equal pressures
from other parts of the Municipality which are experiencing similar demographic conditions.

Major Land Uses

Most of the Plan Area consists of forested land. In developed areas, residential land use is the
predominant form of development with single unit dwellings comprising the majority of the
housing stock. Mobile homes also represent a significant compofahte housing stock,
particularly within mobile home parks. Apartments are almostaxistent. Beaver Bank Villa, site

of the former Royal Canadian Air Force (RCAF) radar station does, however, contain a
concentration of sendetached units which wereiginally built to serve the staff of the RCAF
station.
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TABLE3 TOTAL NUMBER OF OCCUPIED PRIVATE DWELLINGS BY TYPE, %
Change: 199196

Source: Statistics Canada, 1991 and 1996 Censuses of Canada

1991 1996 Percent Change % 19956

B.B. |H.P. |US.|HRM | B.B. | H.P. | US.|HRM | B.B. | H.P. | U.S. | HRM

Total | 1870 | 1190 | 740 | 122120 | 2020 | 2075 | 795 | 131525 | 8 44 |74 |7.7

Sing. | 1115 | 895 | 545 | 61200 | 1295 | 1770 | 590 | 67195 | 16.1 | 97.8 | 8.3 9.8
Det.

Semi | 110 |5 5 8325 | 95 0 0 9800 | -14 -100 -100 17.7
Det.

Row | 15 0 0 4570 |0 0 0 5075 | -100 | - - 111

Apt., | 35 35 15 6060 | 10 35 25 6070 | -71 0 66.7 | 0.2
Det.
Dup.

Apt., | O 0 0 11765 | 0 0 0 11115 | ; . 55
$5 st.

Apt., | O 5 0 25830 | 35 15 0 27830 | - 200 - 7.7
<5 st.

Other | 0 5 0 360 0 20 0 435 - 300 |- 20.8
Sing.
Att.

Mov. [ 585 |[240 | 175 | 4005 | 600 | 245 | 175 |[4005 | 2.6 2.1 0 0
Dwg.

There is a limited amount of commercial and service industrial development within the Plan Area,
much of which is homdased and serveslacal market. Homdased service industries are
distributed throughout the Plan Area and consist primarily of vehicle and machine repair
establishments, trucking operations, and small contractors. They represent an important component
of the rural economy

No real commercial core can be identified in the Plan Area. Most major and specialized shopping
needs are being met in metropolitan shopping centres. The majority of commercial development
not associated with a residential property is located in the HertsnPlains area. There are also
several commercial recreation facilities which serve a larger market, including campgrounds, golf
courses, and an amusement park.

Resource Based Activity

Forestry is the main resource industry. Forested lands supply the raw materials for pulp companies,
local sawmills and wood fuel businesses. Several sawmills and lumber yards are located in or
directly adjacent to the Plan Area. The rise in energy paicdsecent conversions to wood stoves
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in the metropolitan area has created the potential for the establishment of additional wood fuel
businesses. Such activity is evident in the Plan Area.

Relatively high quality deposits of quartzite, shale and gravel, combined with increased building
activity in the greater metropolitan area, will continue to support extractive operations in the Plan
Area.

There are few agricultural operations of any size. Exceptions to this are the several small horse
stables in the Lucasville and Beaver Bank areas.

General Considerations

Through the process of public participation, a number of general considerations have been raised:

Suburban/Rural Conflicts

Community growth in the Plan Area, with its pockets of suburban residential development
occurring within a traditionally rural mixed use environment, creates conflicting needs and
demands. This conflict relates to both the level of services to be praudethe perceived need

for land use regulation. Newer residents generally favour a higher level of services and more land
use regulations than do long time residents. The challenge of the Strategy is to respond to both
groups, providing protection whereis required as well as maintaining the ability of property
owners to use their properties in a more varied manner in areas where this has traditionally occurred.

Environmental Considerations

The many factors which make the Plan Area an attractive place to live also contribute to the
potential for environmental problems. For the most part, development is serviced by individual
wells and orsite sewage disposal systems. However, the Area inradmes poor soil capability

for on-site services. This is an important consideration in responding to future growth, and points
to the need for measures to alleviate problems created by extensive developmentsitgh on
servicing.

The community of Springfield Lake, which was the subject of a pollution control’stoidyides

an example of the potential for serious problems associated wiiteordevelopment.
Development around the lake, which serves both water supply and recreation functions, created
pollution as a result of malfunctioning sewage disposal syst€ersral servicing was the only
effective way to resolve the problem, and as such, central sewer servicing was installed in the late
1980s. There are still ongoing concerns, however, with the lakewater quality.

While Springfield Lake is the most notable example of an environmental problem, the Plan Area is
well endowed with lakes where, without proper protection, sirpibdiution problems could also
occur. The issues involved in protection of this natural resource must be addressed.

Municipality of theCounty of Halifax Springfield Lake Pollution Control Study. Porter Dillon Ltd.,
January, 1985.
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Mobile Home Development

As was previously stated, the Plan Area has three mobile home parks which comprisdiveenty

per cent of the total housing stock. Woodbine Mobile Home Park, located in Beaver Bank, is the
largest in Atlantic Canada. The development and expansion effihdss, as well as the possibility

of new parks within the Plan Area, are of concern to residents. In particular, an adequate level of
services must be provided within mobile home parks and parks must be properly integrated with
the existing community.

Highway 101 Sanitary Landfill Site

This regional facility, which opened in 1977, ceased operations on December 31, 1996. The landfill
site is now located at Otter Lake, situated on a 200 acre site off exit 3 on Highway 103, outside the
Plan Area. There is an interest in the rehabilitatiwch @nversion of the former landfill site into a
regional recreation facility.

Transportation

Transportation concerns in the Plan Area centre on the Beaver Bank and Hammonds Plains Roads,
both of which are subject to considerable traffic which is aggravated by a high volume of truck
traffic. Nonlocal truck traffic has not been permitted on the IHaonds Plains Road since April of

1989.

Residential development, with the resulting increase in the number of access points onto the
highway, compounds current problems with existing winding and hilly roads. Although there are
proposals at present to upgrade and widen the Beaver Bank Roaentese! that, in the long

term, other improvements will be necessary including gdss route. The Department of
Transportation and Halifax Regional Municipality are identifying a future corridor for such a route.

The Department of Transportation and HRM are presently involved in selecting {hasby
alignment for the Hammonds Plains Road, which will channel through traffic off of this highway.
The location and impact of this{mass is a source of concern foraaresidents, especially residents

of the newly developed Maplewood subdivision, which is located in close proximity to one
proposed alignment.

The Department of Transportation, in consultation with the public, is planning an alignment for a
connector road between Highway 102 and Highway 103, south of Hammonds Plains Road through
the Plan Area. This will have an impact on traffic on the HammBtales Road. It is anticipated

that this connector road will be constructed in 22083 by the Province.
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SECTION I

Beaver Bank, Hammonds Plains and Upper Sackville MPS Pagel4



LAND USE INTENT

The Generalized Future Land Use Maps (Maps 1A, 1B, 1C, 1D, 1E) illustnatk® (RC-Feb
9/10;E-Apr 3/10) land use designations which are intended to direct the pattern of future
development within the Plan Area. These designations reflect both existing development and the
potential for a transition of uses. The eleven designations are:

Mixed Use A

Mixed Use B

Mixed Use C

Residential

Upper Hammonds PlairGommunity (RC-Jan 10/23;EFeb 3/23)
Hammonds Plains Commercial Designation (R&-eb 9/10;EApr 3/10)
Rural Resource

Watershed

Former Regional Sanitary Landfill Site

Provincial Park

Springfield Lake

Flood Plain

ThreeMixed Use Designation®cognize the sentural development characteristics, particularly a
traditional mix of low density residential, home business and resource uses. Each designation
provides for community uses and facilities. Establishing three separate designations reflect
community differences among three distinct mixed use portions of the Plan Area and provides a
mechanism to respond in a flexible way to attempts by each area to shape its own community. In
very general terms, the Mixed Use Aegignation covers Beaver Bank, Mixed Use B covers
Hammonds Plains, and Mixed Use C covers Upper Sackville. While Mixed Use A and B provide
for a limited amount of commercial and industrial development, the Mixed Use C Designation, with
its focus on job craion, encourages a more significant mesidential component.

The Residential Designatiomas been applied, for the most part, to larger subdivisions which have
been developed on local subdivision streets. While a number of these areas are in the very early
stages of development, others are established residential neighbourhoods, in whognusuds

almost complete. This designation is predominantly characterized by single unit dwellings with a
very limited number of community facilities. The designation contains provisions to maintain and
protect these residentianvironments from incompatible land uses.

The Upper Hammonds PlairSommunity (RC-Jan 10/23;EFeb 3/23) Designationcovers the
community of Upper Hammonds Plains and recognizes that the primary intent of the community is
not the development of detailed land use regulation. It supports a wide variety of activities while
establishing a number of requirements aimed auadied the major sources of land use
incompatibility.

The Hammonds Plains Commercial Designatiornas been applied to several parcels of land
near the intersection of Hammonds Plains Road and Kingswood Drive/Gatehouse Run. The
designationencourages commercially focused development that is comprehensive, cohesive,
and designed to provide a range of services within a centralized location. The designation
supports a variety of activities, including the potential for residential uses above thmain
floor of commercial use buildings, while establishing a number ofequirements aimed at
reducing land use incompatibility. (RC-Feb 9/10;EApr 3/10)
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The Rural Resource Designatidras been applied to the "backlands"” of the Plan Area, which are
generally undeveloped and without public road access. At present, the major use of these lands is
for resource activities, and the designation establishes resource uses and resourcs msltistrie
priority. Major residential development may expand into this area but will be monitored in terms
of its effect on resource development and its impact on the existing communities and their
infrastructure.

The Watershed Designatiors located on lands within the Pockwock and Tomahawk Lakes
watersheds. All of the Pockwock Lake watershed and a major share of the Tomahawk Lake
watershed are owned by the Department of Natural Resources or the Halifax Regional Water
Commission. While thelesignation permits limited residential development in recognition of
private land holdings, the primary focus is the protection of the watershed area as a regional water

supply.

TheFormer Regional Sanitary Landfill Site Designataafdressed the safe operation of the former
facility to minimize negative effects on adjacent areas. This site ceased operations on December
31, 1996. This Designation gives direction and support for the conversion of the site into a regional
recreation faility for the greater Sackville area. To date, no recommendations have been made
regarding the rehabilitation of this site. Public consultation must be undertaken to determine the
future of this site.

The Provincial Park Designatiorecognizes crown land at Cox Lake in Hammonds Plains which
the Department of Natural Resources has designated as "Park Reserve", and indicates Council's
support for the development of the park.

The Springfield Lake Designationovers the primarily developed langisrrounding Springfield
Lake.lt is similar tothe Residential Designation but was created to recognize the need for special
interim measures prior to central sewerage services being installed in order to address the
potentially serious pollution problem in the area, with the goal of preventing figtegoration of

the lake. Central sewer was installed in the late 1980s to rectify the pollution problem. However,
water quality monitoring continues to be an issue.

The Floodplain Designatiothas been applied tthe floodplains (RC-Apr29/25;E-May26/25)

along the Sackville River and McCabe and Webber Lakes which have been identified in floodplain
mapping prepared under the joint Canatiepva Scotia Flood Damage Reduction Progeamto

the floodplains that were identified under the 2017 CBCL Sackville Rivers Floodplain Study - Phase

Il and as mapped by Design Point Engineering in 2024 (RC-Apr29/25;E-May26/25). The intention

of the designation is to minimize the consequences of flooding while prowdivigonmental
protection for the identified watercourses.
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RESIDENTIAL GROWTH MANAGEMENT

The communities of Hammonds Plains, Upper Sackville and Beaver Bank have experienced a
considerable amount of residential growth since the early 1980's. Much of this growth is the result
of expansions to existing subdivisions such as Haliburton Heiglghland Park West, Sackville

Acres and Caribou Wilds and the creation of newer subdivisions such as Kingswood, Queenswood
and Blue Mountain Estates. Parts of the Plan Area are under significant development pressure. For
example, there are now a large nambf subdivision developments proposed for the Hammonds
Plains, Upper Sackville and Beaver Bank areas consisting of approximately 4900 lots overall.

These newer subdivisions have led to a significant increase in population in the Plan Area. The
original linear development pattern that was once confined to the main highway systems has also
been altered. Many of these subdivisions extend back fromghe/ay system in the form of large
country estate lots in a natural forest setting. They are developing near major road intersections
and extending a great distance into the backland areas with few connections between the
subdivisions. These new subdiwiss have given asuburbar feel to parts of the Planning Area,
where residents generally expect stricter land use controls than those associated with a more
traditional mix of uses. Residents may also expect increased levels of service in terms of roads,
central servicing, commutyi facilities, etc.

There are concerns in the community associated with residential subdivision development with
regard to the provision of services (schools, roads, transit), groundwater, soils and the cost of
infrastructure to sustain it. Thus, there is a desire for mdnagedential growth, that is, growth

that is phased in accordance with the provision of services and infrastructure to ensure that it keeps
up with development. There is also a desire by the community to retain the traditional rural
community form of pastre and woodlands, scenic lakes and wetlands and large county estate lots
that are serviced by esite septic and well systems.

Residential development has environmental impacts. This is particularly true in the Plan Area
because for the most part, the subdivisions are unserviced and require both a well for drinking water
and an orsite septic system for sewage disposal. Thigrhpact on groundwater and soils in the

area. In the past, high water tables, impermeable soils in the area and improper maintenance have
led to malfunctioning ofsite septic systems. This is a common problem throughout Nova Scotia
and has led the N.S. Depaent of the Environment to revise its regulations forsiba septic
regulations by increasing the minimum lot size requirements and requiring higher system design
standards.

Water quality is an issue in some portions of the Plan area where residents have experienced high
concentrations of iron in their well water supplies. This causes discoloration and odor problems as
well as high costs to maintain household fixtures, punmoisfitering systems. Drilled wells in

areas high in quartzite, as is the case in many areas throughout the Municipality, are also susceptible
to high levels of arsenic, manganese and hydrogen sulphide. Some residents within the Plan Area
have also expanced shortages in water supply and have had to explore alternate methods such as
the use of cisterns, the drilling of deeper wells or to request the Municipality to extend central water.

School capacity is another issue throughout the Planning Area. Many of the schools are at or over
capacity. For example, Hammonds Plains Consolidated School currently has nine portables. The
Municipality does not decide which schools get built or whensleen they are built. Rather, the
provision of schools is a Provincial responsibility. While it is difficult to determine how many
school age children originate from a proposed subdivision, the Plan Area is already saturated in
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terms of enrollment, especially in the Hammonds Plains and Upper Sackville areas. The
construction of two elementary schools and one junior high school to service the Plan Area has
been announced; however, it is expected that they will be at capacitppened because of the
current overflow situation. Residential growth must therefore be managed in order to ensure that
school capacity keeps up with residential development.

Continued residential development will also impact the level of service of roads in the Plan Area
and adjacent areas. Parts of the road system, in particular, Hammonds Plains Road, sections of the
Beaver Bank Road and sections of the Old Windsor Highwaynalanger of decrease in the level

of service provided to motorists during peak periods. This decreased level of service will occur as
a result of more and more subdivisions being developed with access off the main collector roads.
A number of these Bals are currently operating at less than their desired efficiency.

P-1 Deleted (RGJun 27/06;E-Aug 26/06)
P-2 Deleted(RC-Jun 27/06;E-Aug 26/06)

P-3 It shall be the intention of Council to establish a Comprehensive Development District

(CDD) Zone in the Land Use Bylaw which permits the development of a mix of low
density residential uses, associated community facility uses, local commercial uses,
home-based offices and smalscaleshort-term bedroom rentals(RC-Feb 21/23;ESep
1/23) bed and breakfasts.This zone may be applied to those lands for which an
application for rezoning was submitted prior to the first notice of the intention to
adopt the Regional Municipal Planning Strategy for Halifax Regional Municipality.
It will also be retained on thoselands that were previously zoned CDD where an
application for a development agreement was submitted prior to the first notice.
When considering applications for rezoning submitted prior to first notice, Council
shall have regard for the following: (RC-Jun 25/14;E-Oct 18/14)

(@) that the development is within the Mixed Use A, Mixed Use B, Mixed Use C,
Residential, Upper Hammonds Plains Community, Resource and/or Springfield Lake
designations;

(b) that the development is contiguous to a final approved residential subdivision that
has a minimum of 10 lots that is serviced by its own internal road network;

(c) that a traffic impact study, where determined by the Municipality and/or the Nova
Scotia Department of Transportation & Public Works, is submitted by the applicant
to demonstrate that the proposed development will not reduééetied of servic@
of the external transportation network below an acceptielel of servic@ as
defined by the Municipality and/or the Nova Scotia Department of Transportation &
Public Works;

(d) that there are sufficient school, recreation or community facilities and services to
support the development; and

(e) the provisions of Policy R37.

P-4  An application for development within any CDD Zone that was established before the
first notice of the intention to adopt the Regional Municipal Planning Strategy for
Halifax Regional Municipality or was rezoned pursuant to Policy P3, shall only be
consicered by Council through a development agreement, which shall specifgRC-
Jun 25/14;E-Oct 1814)
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(a)
(b)

(€)
(d)
(e)
(f)

(¢))
(h)
(i
()

(k)

the types of land uses to be included within the development;

the phasing of the development to ensure that there are sufficient road capacity,
school, recreation and community facilities and services to support the development
in accordance with the financial capability of the Municipality to absorb any related
costs;

that the proposed development suits the natural terrain and minimizes the negative
impacts on the natural environment;

that the subdivision plan makes provision to retain existing significant natural
features such as wetlands, floodplains, and watercourses through site design that
guides development away from these areas;

that useable open space lands are adequately distributed throughout the
neighbourhood(s) to meet the needs of the residents and to facilitate convenient
access;

that the layout, design and hierarchy of roads and pedestrian facilities is adequate to
service the proposed development and minimizes through traffic along on local
streets within the proposed and adjacent subdivisions;

measures to minimize the impact on local streets within existing adjacent
subdivisions during the construction phase of the proposed development;

provisions for the proper handling of stormwater and general drainage within and
from the development;

the provision of landscaping and the retention of natural vegetation;

controls on the use of a temporary rock crusher in the construction of the residential
subdivision in terms of hours of operation, minimum setbacks and buffering to
provide a dust, wind and noise barrier; and

any other matter relating to the impact of the development upon surrounding uses or
upon the general community, as contained in Polid3P.

P-5 Deleted (RGJun 27/06;E-Aug 26/06)

P-6 Deleted (RGJun 27/06;E-Aug 26/06)
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MIXED USE DESIGNATIONS

The Mixed Use Designations have been applied to the majoratgwaioped land within the Plan

Area, excluding large residential subdivisions developed on subdivision streets. While the major
land use is residential, there is also a significantnesidential component. This mixture of land

uses is a product of thda Area's historical development pattern, the functions it serves within
the metropolitan region, and a rural economic base characterized by a degree of economic
self-sufficiency.

Rural residential development in the designations, characterized by low density residential
development and associated business uses on residential lots, is interspersed with stretches of
undeveloped land and a mixture of scattered commercial, light rmaduestd resource uses. The
majority of development within the designations is located close to the main highways. Backlands
are used primarily for traditional forestry and extractive activities.

A significant number of dwellings are mobile homes; the vast majority located in mobile home
parks. In addition to mobile home parks and subutppa subdivisions, a continuation of the
traditional individual lot pattern along existing roads is expeca@dntinue. Older homes on large

lots are spread along the collector highway system which dates back to the turn of the century. A
few scattered farms and sawmills remain as important reminders of the resource base of early
settlements. Resource actiggihave, however, declined as the economic mainstay of the Plan Area
and those which remain are primarily related to forestry.

The Plan Area's function within the region is evident within the Mixed Use Designations. Proximity
to the Metro area plus the availability of undeveloped land and resources combine to attract varied
land uses. Commercial recreation usesnusement cerds, campgrounds, golf courseare a

good example of land uses which have developed to serve a regional as well as a local population.
Auto repair is another example, as is the extraction of aggregate materials to support the building
activity of the graving region.

A significant element within the Mixed Use Designations is the use of residential properties for
business activities. This traditional characteristic reflects the history efigétfiency found in

such areas. Home businesses provide the main sournm®ofe or supplement incomes from jobs

in the city. Examples of this type of activity include auto repair establishments, appliance repair,
small contractors' yards, wood yards, craft industries, small trucking and excavating services, and
personal servie shops. These businesses, many of which provide a service to city dwellers, are
often unable to locate on residential lots in more urban areas and they contribute to a lifestyle which
residents wish to protect.

While there is a desire to permit a greater diversity of land uses in the Mixed Use Designations than
in other parts of the Plan Area, there is also recognition of the fact that this diversity increases the
potential for land use conflicts. The challengeaa accommodate this diversity in a harmonious
fashion.

A desire to permit the traditional variety of land uses to continue within the Mixed Use Designations

is tempered by the realization that close proximity and ease of access to the urban areas will
inevitability result in a change in community form. ThisHeeen occurring primarily through the
development of relatively large residential subdivisions extending back from the collector
highways. There is an acceptance of this transition as development pressures which have been felt
for the last twenty yearsoatinue. Such residential development is usually less tolerant of a wide
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variety of land uses and will require some measure of protection. Residential activity is also
expected to continue to bring with it the need for additional community facilities and local
commercial services. As such, in order to regulate the rate oivgibi activity in accordance

with the availability of services, provisions are made under the SubdivisidawBto permit a
maximum of 20 lots per 4 year period to be subdivided. Larger scale subdivisions would be require
phasing for the lots under a ©Olevelopment agreement.

While lands within the Mixed Use Designations display many similarities, there is a need to
establish three distinct designations in order to reflect certain community differences which are
found in the existing as well as in desired future developmemerpat The Mixed Use A
Designation falls within Beaver Bank. The Mixed Use B Designation is situated within Hammonds
Plains and includes lands along the Hammonds Plains Road and the Lucasville Road. The Mixed
Use C Designation falls within Upper Sackeikxcluding that area south of Orchard Drive which

is included within the Sackville Municipal Planning Strategy. Similarities between designations
will be reflected in common policies and zones. Differences which exist will be specified in separate
policies and zones.

Mixed Use A Designation

The Mixed Use A Designation encompasses lands along the Beaver Bank and Kinsac Roads, as
well as a portion of the Beaver Bank/Windsor Junction Cross Road, excluding most residential
subdivisions which have access to local streets. These subdivisionslzaekstom the highway

system and are therefore not readily visible from the Beaver Bank Road. This development pattern
has helped to maintain the scenic rural atmosphere of the community and is a development
characteristic valued by area residents.

From its early days as a farming and lumbering area, the area has been slowly evolving into
predominantly rural residential and suburban environments. As described previously, rural
residential development is characterized by a significant amount of business and resource related
activity operated in conjunction with a residential lot. Pockessibfirban residential development

are characterized solely by residential uses.

Non-residential development within the Mixed Use A Designation is less prominent than in the
Mixed Use B and C Designations and is at a smaller scale. Commercial outlets generally serve only
a local market, while the smadtale resource uses, which in@ui@drms and wood yards, add to

the rural character. There are also a number of scattered auto and machine repair establishments,
trucking and excavating operations, and small wood product manufacturing operations, the majority
of which are located in conpation with a dwelling. The Beaver Bank/Windsor Junction Cross
Road has several industrial sites. This location, close to a main rail line, may have some potential
for additional industrial development. Community uses such as schools, churches, andigommun
halls are also found within the area.

Within the Mixed Use A Designation, there is a desire to encourage a continuation of this evolution
towards primarily rural residential and suburban residential environment, in a manner that takes
into account the availability of roads and school and atberices through phasing under a CDD
development agreement. This does not include new mobile home parks, which are felt by the
community to be inappropriate to this type of growth. Commercial and community facility uses
serving a local market, as well @sntinuation of resource activities, are encouraged.
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In addition, it is felt that a limited amount of light or service industrial development may be
accommodated without adversely affecting residential development, due to the availability of
substantial amounts of undeveloped land and locational charactgergich as accessibility to
major transportation routes and rail line access. Industrial operations which may be considered
within the designation do not include salvage yards.

Mixed Use B Designation

The Mixed Use B Designation follows the Hammonds Plains, Upper Hammonds Plains and
Lucasville Roads and, as with Beaver Bank, it excludes the larger residential subdivisions
developed on local streets. Within the designation, there is an attachment bghlaogid new and

longer term residents of the Hammonds Plains area, to the reminders of the earlier days of the
community. These reminders include the older homesteads, churches and cemeteries, as well as
remaining farms and sawmills. Of the lands whach presently developed, the major land use is

low density residential. Interspersed with this are several business, industrial, resource and
community facility uses, many of which are small scale or are located on a residential lot. At the
present timepne major constraint on development is the limited access portion of the Hammonds
Plains Road, between English Corner and Highway No. 103, as shown on-Meggn2&portation.

Although residential development is the predominant land use, the Mixed Use B Designation has a
more marked mixed use development pattern than does the Mixed Use A Designation and fulfils
more of a regional function within the Plan Area. Manufacturingaijpes, commercial recreation

uses and sawmills of significant scale are located within this area. The majority of these are
scattered uniformly throughout the unlimited access portion of the Hammonds Plains Road and
have been readily accepted by areadeeg¥s. The largest industrial site is involved in two separate
operations, one of which assembles electrical cable for aircraft and the other which assembles
plastic components. These industries are located on the Hammonds Plains Road across from
Highland Park. They provide employment to the communities and are generally looked upon as
good neighbours.

There are similarities between the Mixed Use A and B Designations in terms of desired future
development, including encouraging rural residential and community facility development and
smaller commercial operations which serve the growing residential. dnghs industrial and
resource related development may also be considered. Again, access to major transportation routes
and available land may attract such operations to the area.

The differences which do exist with regard to desired future development relate mainly to mobile
home development, where the Mixed Use A Designation is much less permissive. (Pelijes P
P-19, R20). In addition, while the basic philosophy of developmsrsimilar, it is expected that
commercial development within the Mixed Use B Designation, while not large scale, will serve
regional as well as local markets, due to its location on an important commuter highway.

Mixed Use C Designation

The Mixed Use C Designation follows Highway No. 1, and the Patton Road, again excluding the
residential subdivisions developed with access to local streets. There is less extensive residential
development in this designation than in the Mixed Use A andeBigbations and a higher
proportion of norresidential development, primarily related to auto and machine repair
establishments and industrial services such as welding, trucking and excavating. Local commercial
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uses, commercial recreation uses, and small resource uses add to-tesidential component.
There are also large parcels of undeveloped land.

The area has provided an important opportunity for small businesses and industries to start up in
the past. As a result, there is significant local employment in home business and service industrial
activities. Close proximity to Sackville and the largegtropolitan area, combined with the fact

that such services would be more difficult to locate in these urban areas without the creation of land
use conflicts, add further strength to this regional function.

The emphasis within the Mixed Use C Designation will be on continued job creation. This leads to
a philosophy of development which encourages business and industry to locate in the designation.

Land Use Policies

In keeping with the low density nature of development, one and two unitrdygedill be permitted

in the Mixed UseéA, B and C Designations. Given the concern witkstta sewage disposal and

the desire for a low density envimoent, it is felt that, except fehared housing and special care
(RC-Aug 9/22;E Sep 15/22) which is recognized as fulfilling @pecial need, muHinit
development should not be permitted due to the absence of municipal water and sewer services.

The existence of general business use in conjunction with a residential lot is accepted. However,
there is concern with the potentially intrusive aspects of such operations, which include scale, noise,
smell, outdoor storage, emonmental problems andaffic generation. Therefore, businesses will
generally be permitted to the extent that they do not take away from the enjoyment of adjacent
residential properties. Zone requirements within the land udavbwill address compatibility
concerns by contrati)g maximum floor area related to business use as well as signage, open
storage, screening of outdoor display, and parking.

In addition to home business, small scale commercial operations on individual lots will be
accommodated in the Mixed Use A, B and C Designations. As with home business, zone standards
will be applied to such uses in order to reduce the possibility ofusadonflicts.

Given the traditional resource base of the local economy, agricultural uses and activities related to
the forest resource are permitted, as are the retail functions related to such uses. However, while
these activities have traditionally located in theseas and enhance the rural quality of the
communities, the potential for conflict from characteristics such as noise, odour and outdoor storage
exists. Therefore, separation distances and limits on the size and type of resource operations will
be establisbd. Intensive agriculture operations, such as mushroom farms, feed lots and
slaughterhouses, will not be permitted.

A variety of institutional uses such as schools, churches, community centres and fire departments
are scattered throughout the Mixed Use A, B and C Designations, providing an important
community focus. With few exceptions, institutional uses are notdenesl to create undue land

use conflicts in the mixed use environment and will be encouraged. However, in the Mixed Use A
and B designations, fire and police stations will be subject to a site specific review provided through
the zoning amendment proced(&ze Policy 22).

P-7 It shall be the intention of Council to establish the Mixed Use A and B Designations as shown
on the Generalized Future Land Use Maps (Map 1A, 1B, 1C, 1D, 1E). Within these
designations, it shall be the intention of Council to support the continuztithre existing
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semtrural mixed use environment, characterized by low density residential development,
community facilities and a mixture of light industrial, resource and small scale commercial
uses, often located on residential lots. It shall further be the interfti@ouncil to reflect
certain community differences regarding future development within its policies for each
designation.

P-8 Within the Mixed Use A and B Designations, it shall be the intention of Council to establish
a Mixed Use 1 Zone which permits single and two unit dwellings, open space uses, existing
mobile dwellings,shared housing usegRC-Aug 9/22;E Sep 15/22)and short-term
bedroom rentals (RC-Feb 21/23;ESep 1/23)the limited use of residential properties for
business purposes, small scale commercial and resource related activities and most
institutional uses. Controls on open storage and parking will be ebtablte address
compatibility concerns with surrounding development. Forestry uses and larger scale
agricultural operations, with the exception of intensive agriculture operations, shall be
permitted subject to separation distance requirements desigpemhiote compatibility with
surrounding land uses.

P-9 Notwithstanding Policy 8, existing mobile home parks and commercial recreation uses shall
be permitted within the Mt1(Mixed Use 1) Zone to the extent that they exist at the time of
the adoption of the original Strategy in December 1987. Any propageahsion shall be
subject to the provisions of PolicieslP and F27.

P-9A Notwithstanding Policy P-8, Senior Citizens Housing use shall be permitted within the
MU-1 (Mixed Use 1) zone, on specified parcels of land, as listed in AppendixLAf the
Land Use Bylaw. All Senior Citizens Housing uses listed within Appendix AL shall
be deemed to be an existing use and permitted to continue to operate with the same
amount of dwelling units or less, as listed within the AppendixXRC-Sep 12/23;EOct
10/23)

Within the Mixed UseC Designation, in addition to single and two unit dwellingsd shared
housing useand guest houses, mobile dwellings will also be permitted. They are considered to be
an important and necessary component to the housing stock of théReAug 9/22;E Sep
15/22)

Most commercial, service, and light industrial operations of a limited size will be permitted to locate
without review procedures in the Mixed Use C designation. Larger scale commercial, service and
light industrial uses will also be permitted, subject zimne standards designed to ensure
compatibility with surrounding land uses. Among these standards will be a requirement for direct
access to Highway No. 1, increased lot size, frontage, setback, and separation distance
requirements, as well as maximum bdinly size and lot coverage and outdoor storage provisions.
Special access requirements shall be established for service stations. In addition, industrial uses
requiring process water treatment are felt to be more appropriate in fully serviced indastsal p

and specialized industrial sites. Only those uses which can be serviced wittsiten sBwage
disposal systems will be considered in the designation.

P-10 It shall be the intention of Council to establish a Mixed Use C designation as shown on the
Generalized Future Land Use Maps (Map 1A, 1B, 1C, 1D, 1E). Within this designation, it
shall be the intention of Council to recognize and encourage a mixedeuskmpment
pattern characterized by low density residential development, community facilities and a
significant concentration of general business uses and in particular service industrial uses.
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In establishing this designation, it shall be the intention of Council to recognize the primary
importance placed on opportunities for job creation and the provision of services to adjacent
urban areas.

P-11  Within the Mixed Use C Designation, it shall be the intention of Council to establish-a MU
2 (Mixed Use 2) Zone which permits single and two unit dwellings, mobile dwellings,
shared housing usefRC-Aug 9/22;E Sep 15/22xhort-term bedroom rentals(RC-Feb
21/23;ESep 1/23, the use of residential properties for business purposes, institutional
uses, small scale commercial and industrial activities, resource uses, and existing salvage
yard operations. Controls on open storage and parking will be established to address
compaitbility concerns with surrounding development. Forestry uses and larger scale
agriculture operations, with the exception of intensive agriculture operations, shall be
permitted subject to separation distance requirements. Larger commercial and industrial
uses to a maximum of 10,000 square feet shall also be permitted provided that they have
direct access to Highway No. 1 and are subject to increased yard, frontage and lot size
requirements as well as separation distances from watercourses-H&ingle Uhit
Dwelling) and R2(Two Unit Dwelling) Zones.

P-12 Notwithstanding Policy A1, the existing mobile home park and commercial recreation
use shall be permitted within the M2{Mixed Use 2) Zone to the extent that they exist at
the time of adoption of this Strategy. Any proposed expansion shall becstbjthe
provisions of Policies 28, R19, and F27.

P-12A Notwithstanding Policy P-11, Senior Citizens Housing use shall be permitted within
the MU-2 (Mixed Use 2) zone, on specified parcels of land, as listed in AppendixlA
of the Land Use Bylaw. All Senior Citizens Housing uses listed within Appendix AL
shall be deemed to be an existing use and permitted to continue to operate with the
same amount of dwelling units or less, as listed within the Appendi(RC-Sep 12/23;E
Oct 10/23)

Rural Residential DevelopmenMixed Use A, B and C Designations

Within the Mixed Use A, B and C Designations, there are existing pockets of development which
have evolved a primarily rural residential environment, as well as undeveloped areas where a rural
residential environment is desired. Existing rural residesti@ronments are characterized by
contiguous residential development occurring on lots which are relatively small in comparison to
surrounding undeveloped parcels. Unlike areas of "suburban” type growth, these areas are not
located on local subdivisionrsets and have a wider range of home based business activities.

Non-residential development in both existing and undeveloped areas will be limited to the use of
residential properties for smaltale home business and resource activities. A greater degree of
protection from nofresidential development than is providadareas of mixed use development

will be provided through the creation of a rural residential zone. Development of these areas for
industrial or highway commercial uses would be contrary to the intention of providing protection
for these areas. Thereforeo rezoning for such purposes shall be considered in areas zoned as rural
residential (Policies24 and P28).

Within the Mixed Use A Designation, there is an existing service industrial operation located within
an area of rural residential development. Because of its establishment prior to any zoning
regulations, this existing use will be recognized but no expangill be permitted.
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P-13  Within the Mixed UseA, B and C Designations, it shall be the intention of Council to
establish a F6(Rural Residential) Zone within the land useldy which permits single
and two unit dwellings and the limited use of residential properties for business purposes,
including day care facilities, as well as smatlale resource uses. This zone shall be
applied to existing rural residential areas as well as undeveloped areas where a rural
residential environment is desired. Council may consider applying tBéRiRal
Residentl) Zone to other areas subject to the following conditions:

(a) the provisions of Policy 237;

(b) the effect on existing neresidential development within or adjacent to the area to be
rezoned; and

(c) the suitability of the area to be rezonedrion-residential development in terms of
road access, location, and adjacent land uses.

P-14  Notwithstanding Policy A3, existing businesses shall be permitted to the extent they are
in existence at the time of adoption of this Strategy.

Residential Subdivision Developmeri¥lixed Use A, B and C Designations

All existing areas of suburban residential development are included within the Residential
Designation (Policy 83). Based on past and ongoing residential subdivision activity within the
Plan Area, and its location within the metropolitan region, it $® akasonable to assume that
pockets of this development will continue to occur in the Mixed Use Designations. Their specific
locations will be determined by market forces and suitable soil conditions fsiteosewage
disposal and are thus not identifi@ at the present time. In the Mixed Use Designations, areas may,

in the future, desire or benefit from a zone designed to protect the suburban residential environment.
(See Residential Designation, Polic\3®).

Such residential areas differ significantly from areas of rural residential development. They are
most often located on backlands off the main highways and have lot access to local subdivision
streets. Development generally consists of single unit dwslhvith very limited business uses,
which are contained within the dwelling.

The Mixed Use A, B, and C Designations support the transition of areas within the designations
into a predominantly residential environment subject to the subdivision rate of 20 lots per 4 year
period or by CDD development agreement in a manner that itatkeaccount the availability of

roads, schools and other services through phasing. However, there is also an expressed desire to
support an environment which encourages a variety of land uses and the employment which this
creates. Lands with direct aceet the collector highways are often more appropriate for
nonresidential uses and in most cases shall be maintained for a variety of land uses. Future
suburban residential development will therefore be encouraged to locate on local streets off the
main hghways. This has been the general pattern for existing residential development.

There is also a desire to prevent the creation of small scattered residential zones and the premature
rezoning of land before capability for development withsda services has been assessed by the
Department of the Environment.

Separation requirements from residential zones to major industrial uses and commercial
entertainment uses will be established to further ensure that protection is provided for residential
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environments. In addition, as with the rural residential zone, no rezoning for commercial or
industrial purposes shall be considered in areas zoned as residential (Paliend P28).

P-15 It shall be the intention of Coundi recognize and support the continuation of residential
subdivision activity and the resulting transition of portions of the Mixed Use Designations
from a mixed use to a suburban residential environment, through the application of a R
1(Single Unit Dweling) Zone to be applied in the Mixed Use A, B and C Designations.
(Residential Designation, Policy-34). Council may consider applying this residential
zone subject to the following conditions:

(@) lands to be rezoned contain a maximum of 20 lots per 4 year period shown on an
approved tentative plan of subdivision;

(b) lots shown on a tentative plan of subdivision shall be capable of access to local
subdivision streets or shall be adjacent to an existirigStgle Unit Dwelling)
Zone;

(c) the effect on commercial or industrial development within the area to be rezoned; and

(d) the provisions of Policy R237.

Prior to the original date of adoption of this Planning Strategy in December 1987, there were lands
located within the Mixed Use C Designation in the vicinity of Springfield Lake, which were zoned
R-2 (Two Family Dwelling). Residents living along Highwhlp. 1 and a portion of the Patton
Road north of Lakeview Avenue who had this zoning expressed a clear desire to maintain a similar
zoning in order to protect and preserve the residential character of their neighbourhood.

P-16 Within the Mixed Use C Designation, it shall be the intention of Council to establish a R
(Two Unit Dwelling) Zone, which permits single and two unit dwellings, existing home
businesses, open space uses and offices and day care facilities comitiinea dwelling
and operated by a resident of the dwelling. It is Council's intention that this zone be applied
only to properties located on the east side of Highway No. 1 north of Lakeview Avenue and
a portion of the Patton Road extending approximatef00 feet north of the Highway No.

1 intersection.

Auxiliary Dwelling Units- Mixed Use A, B and C Designations

There is an interest in the community to provide apartment units within single unit dwellings either
at the time of construction or through conversion. These units may be built to accommodate family
members, but are also used to supplement householdencom

Although the impact of auxiliary units on adjacent properties is generally minimal, there are
concerns that their inclusion will detract from the surrounding neighbourhood. These concerns
include number, unit size, parking spaces, the location of extamtrances and appearance.

P-17 It shall be thentention of Council to create an Auxiliary Dwelling Unit-(B) Zone which
permits auxiliary dwelling units in addition to all uses permitted in tHe (8ingle Unit
Dwelling) Zone. This zone shall control maximum gross floor area of the auxiliary unit,
parking and the number of entrances along the front wall of the dwelling. In considering
amendments to the Land Use-Byv to an R1A Zone, Council shall have regard to the
following:
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(@) the maximum gross floor area of any auxiliary dwelling unit shall not exceed forty
(40) percent of the gross floor are of the dwelling;

(b) there shall be no more than one (1) entrance along the front wall of the dwelling;

(c) the power meter for the auxiliary dwelling unit shall not be located on the front facade
of the building;

(d) one oftstreet parking space shall be provided for any single unit dwelling unit
containing an auxiliary dwelling unit; and

(e) the provisions of Policy R237.

Monarch and Rivendale Subdivisions

The Rivendale subdivision was developed following an asf-right subdivision approval
process in the early 1990s while the majority of theMonarch Estates subdivision was
developedsince 2001 under the terms of a development agreemerithe homeowners in both
subdivisions hare experienced water shortages andnoMarch 2, 2010, Regional Council
approved an extension of water services to the area to address this issue. However, the
Monarch development agreement specifies that the subdivision is to have-site wdls. To
allow the water service the development agreement mube dischargedfrom the completed
phases and a zonplaced on the lands.

Further, the Monarch and Rivendale subdivisions contain several zones including the
development agreement. Therefore, daff surveyed the public andit was determined the
residents wanted to maintain theland use rights they currently have butenhance home
businesses provisionand restrict the potential to erect mobile dwellings. As there was no
zone that would match what thecommunity wanted, a new zone was required that would
permit larger home businesses, auxiliary dwelling units and recognize existing lots with
reduced frontage requirements.

P-17A It shall be the intention of Council to create an Auxiliary Dwelling Unit with Home
Business (R1B) Zone which permits auxiliary dwelling units, expanded home
business uses and home daycare uses in addition to all uses permitted in th&/R
(Auxiliar y Dwelling) Zone. This zone shall control maximum gross floor area of the
auxiliary unit, parking and the number of entrances along the front wall of the
dwelling. It shall allow existing flag lots, but new lots will have to meet a larger
frontage requirement. This zone will be applied to the lands in the Monarch and
Rivendale subdvisions as shown orSchedule P17A.

(RC-Sep 13/11;EOct 29/11)

Mobile Home Parks

One exception to lowdensity residential environments within the Mixed Dssignations is found

in the three existing mobile home parks. There are approximately 20 persons per acre in the mobile
home parks compared to a density of approximately 7 persons per acre in surrounding developed
areas. The mobile home parks providecmsmodation for approximately omgiarter of the Plan

Area population. This fact, together with the size and density of mobile home park development in
a primarily low density area, has raised a number of community concerns.

Mobile Home Parks Mixed Use A Designation

The Woodbine Mobile Home Park is located in south Beaver Bank. Because of its size and density,
the addition of another park within the Mixed Use A Designation would not be in keeping with the
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desire to protect the existing low density rural residential environment. However, it is recognized
that an expansion to Woodbine may be reasonable provided that certain concerns are addressed,
concerns which relate both to the external and internal coasegs of such an expansion.

Unlike the more gradual rate of growth in the surrounding community, mobile home park
development has a more immediate impact which must be assessed. Because of the high demand
for mobile home spaces and the immediate occupancy possible, there is kelgddttime to

expand services.

External concerns include the effect of any expansion upon existing municipal and community
services, particularly education and recreation. The localized effect of traffic increases on the
Beaver Bank Road is also an identified community concern whichldibe addressed in any
expansion proposal. Beaver Bank Road carries a large volume of both commuter and truck traffic
for its design. Especially at peak travel times, the amount of traffic generated from Woodbine has
a significant localized effect ondtific circulation and any expansion to the park will increase the
amount of traffic feeding into two access points on this road.

In 1994, in response to significant environmental and health risks attributed to both the capacity
and performance of the private sewage treatment plant servicing the Woodbine mobile home park,
the Municipality entered into an agreement with the park'sotanpermit the park to be connected

to the Sackville sanitary sewerage system. Servicing the park involves the installation of a trunk
sewer service line along the Beaver Bank Road to the park's entrance.

In order to reduce the impact on the overall sanitary system, as well as to ensure that all costs
associated with connecting Woodbine to the system are borne by the park owner, a number of

conditions were included in the servicing agreement. These includeisions towards sharing

in the costs of extending the trunk service to the park; installation at the owner's expense of a sewage
transfer system consisting of a pumping station, a storage/retention tank, control, inspection and

monitoring devices andther necessary equipment and facilities; and provisions to limit the level

of future development within the park based on an assigned level of daily sewage flow.

Internal concerns centre upon the effects which any expansion might have on the existing park.
The size factor alone requires that a very close look be taken at any plans to expand the park since
it already places great demands on the park managemeantisdrto provide a reasonable level of
service to a mobile home community with the population of a small town. Evidence that the existing
level of services to park residents is adequate and will not be adversely affected by any expansion
will be an imporant consideration. The existing sewage treatment plant is now at or over capacity
and no expansion can be considered until this capacity problem has been resolved.

P-18 Within the Mixed Use A Designation, it shall be the intention of Council to establish a R
3a (Mobile Home Park) Zone, which permits Woodbine mobile home park. Within the
mobile home park zone, Council may consider permitting an expansion of thagexist
mobile home park, by development agreement and according to the provisions of the
Municipal Government Acand with regard to the following:

(a) the adequacy of existing park services including sewer and water systems, recreation
facilities, road and general park maintenance, garbage collection and street lighting;

(b) the effect which any extension would have upon the level or quality of services in the
existing park;
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(c) the ability of education facilities, protection services, and recreation facilities to
adequately service the increased demands of the additional development, or to
respond with the provision of additional services;

(d) the provision of landscaping or buffering from adjacent land uses in order to protect
the privacy, reasonable use and enjoyment of those properties;

(e) the provision of landscaping or buffering from the public road to which it has access;

()  stormwater planning;

(g) the impact of the extension on internal and external traffic circulation patterns;

(h) park layout and design including the design of the internal road network and
separation distances from maintenance buildings and sewage treatment plants;

() where any new sewage treatment plant is proposed, the location and level of treatment
of the sewage treatment plant;

() the provisions of the Mobile Home Park-Baw;

(k) the provisions of Policies-P1 and P137; and

() that the total number of mobile dwellings permitted within the park shall not exceed
the maximum number of units capable of being serviced by the sewage flows
assigned to the park's sewage transfer system under the servicing agreement signed
in 1994.

Mobile Home Parks Mixed Use B and C Designations

Within the Mixed Use B and C Designations, expansion of existing parks or new mobile home park
development is considered an appropriate land use where external effects are minimal and where a
positive living environment is provided to tenants.

At the present time there are two mobile home parks within these Mixed Use Designations, Timber
Trails on the Lucasville Road and Springfield Estates in Upper Sackville. Timber Trails, often
praised as one of the best parks in Halifax Regional Municipdiag recently expanded and
contains approximately 250 mobile homes. The Springfield Estates Mobile Home Park contains
160 mobile homes. The sewage treatment plant servicing this park is presently experiencing
difficulties and there is some evidence t@ggest that the capacity of the plant is insufficient to
adequately treat the volume of effluent it receives. There are also problems with the park's water
distribution system, especially with regard to water quality.

Due to their relatively high density and the physical appearance of the units themselves, there is a
desire to maintain an adequate separation distance between mobile home parks and more
conventional residential development in order to encourage a hausaowiationship between the

two. In addition, maintaining adequate separation from highway commercial and industrial uses to
mobile home park development will help to ensure a higher quality residential environment for park
residents.

P-19 Within the Mixed Use B and C Designations, it shall be the intention of Council to consider
permitting new mobile home parks as well as expansions to existing parks, by development
agreement and according to the provisions of Khenicipal Government ActIn
considering such uses Council shall, in addition to the considerations identified in Policy
P-18, have regard to the following:

(a) thatthe proposed development not be located within two hundred feet(Sarigle
Unit Dwelling), G4(Highway Commercial),-1 (Mixed Industrial) or 44 (Sanitary
Landfill Site) Zone;
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(b) that the mobile home park shall not require access throughlgiRgle Unit
Dwelling) zone; and
(c) the provisions of Policy R237.

Mobile Homes on Individual Lots

Response from residents in the existing mobile home parks indicates an interest in mobile home
development on individual lots. The Mixed Use C Designation has accommodated this demand by
permitting individual mobile homes "by right"{EL).

Within the Mixed Use B Designation, the demand for mobile homes on individual lots will be
accommodated within mobile home subdivisions. While there is support for such development,
there is also community concern that mobile home subdivisions be developech a way that

they are in keeping with the surrounding community and existing residential development and do
not interfere with its existing serural character.

Within the Mixed Use A Designation, the demand for mobile homes on individual lots will be
accommodated within the less developed portion of the designation, located north of the Beaver
Bank River and along the Windsor Junction Beaver Bank Cross Roadldnto ensure that the
introduction of these units will be compatible, their location will be subject to the rezoning
procedure.

In keeping with most existing residential subdivisions, and with considerations for the development
of new subdivisions (5), access to mobile homes within mobile home subdivisions will be
limited to local subdivision streets.

In support of the possibility for mobile dwellings to be replaced by conventional housing over time,
conventional single and two unit dwellings will also be permitted within these subdivisions.

P-20 It shall be the intention of Council to establish &@®obile Dwelling) Zone within the
land use bytaw which permits mobile dwellings as well as single and two unit dwellings.
In considering an amendment to the schedules of the land dagvlig aR-3 (Mobile
Dwelling) Zone, within the Mixed Use B Designation, Council shall have regard to the
following:

(@) lands to be rezoned shall contain a maximum of twenty lots per four year period
shown on an approved tentative plan of subdivision;

(b) lots shown on a tentative plan of subdivision shall be capable of access to local
subdivision streets;

(c) the subdivision street shall not require access through a residentially zehgaréR,;
and

(d) the provisions of Policy R37.

P-21 Within the Mixed Use A Designation, it shall be the intention of Council to consider
permitting mobile homes on individual lots by amendment to the schedules of the land use
by-law to a R3 (Mobile Dwelling) Zone (Policy £20), subject to the followip
considerations:
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(@) that no amendment to the land useldoy to a R3(Mobile Dwelling) Zone shall be
considered in the area south of the Beaver Bank River, except for lands along the
Windsor Junction Beaver Bank Cross Road; and

(b) the provisions of Policy R237.

Community Facility DevelopmentMixed Use A and B Designations

While most community facilities will be encouraged within the three Mixed Use Designations, there
is a desire to establish some control over the location of police and fire stations within the Mixed
Use A and B Designations. It is recognized that considerstudy is associated with the location

of both facilities and that locational factors such as response time often dictate the best location for
such facilities. However, there is an expressed desire for the general community to be part of the
site seletion process through the zone amendment procedure. Community concerns with regard to
traffic generation combined with the potential for noise generation and hours of operation, are the
major factors in establishing a site specific review for the above use

Community halls and centres are considered as community facilities and shall be encouraged.
Fraternal centres, however, are considered to resemble more closely a commercial club than do
traditional community centres located throughout the Plan Area. &ashare more likely to have
longer and more regular hours of operation as well as a regular clientele and will be considered
through an amendment to the land usdaby to a G4 (Highway Commercial) Zone (P4).
P-22  Within the Mixed Use A and B Designations, it shall be the intention of Council to apply
the R2(Community Facility) Zone (Policy-B8) to existing fire stations and to consider
new fire and police stations by amendment to the schedules of the kafylasv to a
community facility zone, and with regard to the following:

(@)
(b)

(©)

the potential for adversely affecting adjacent residential development;

the impact of the proposed use on traffic volume and traffaulation, sighting
distances and the access and egress of the site; and

the provisions of Policy R237.

40 Sandy Lake Road in Beaver Bank (PID 40256273) is a 4.11 apm@perty which
was previously used commercially as a bus depot. The Beaver Bank Kinsac Lions Club
acquired the property in 2007 to establish a fraternal centre. The property is ineligible
for the consideration of the Highway Commercial Zone under Policy 24 as it does
not have direct access to a collector highway. However, the property does have many
features that would make it a suitable location for a fraternal centre including its large
size, proximity to the Beaver Bank Road, and mature vegetation.

P-22A It shall be the intention of Council to consider permitting a fraternal centre by
development agreement on the property known as 40 Sandy Lake Road (PID
#40256273), in accordance with thidalifax Regional Municipality Charter, and having
regard to the following:

(@) the potential for adversely affecting surrounding residential development;
(b) the retention of mature vegetation to serve as a buffer between abutting
properties;
(c) the hours of operation; and
(d) the provisions of Policy RP137.
(RC-Mar 5/13;E-Apr 20/13)
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Commercial DevelopmentMixed Use A and B Designations

As has been previously discussed, commercial development is interspersed with residential
development in the Mixed Use Designations. While home business and commercial operations of
a limited scale comprise most existing commercial development and vpéroatted "by right”

within the Mixed Use A and B Designations, there is also a need to accommodate a small number
of larger existing developments as well as to provide an opportunity for new commercial uses,

which serve a growing local market. As welllete is a limited regional market capable of being

met within the Mixed Use B Designation.

Although the designations provide for the protection of existing and future residential
environments, the availability of a significant amount of undeveloped land makes it possible for
residential and some commercial development to be accommodated withating major land

use conflicts. The requirement for an amendment to the land tlagvly intended to provide the
review procedure necessary to protect residential and community facility uses and reduce the
potential for land use conflict.

Aspects of commercial developments such as lot size, separation distances, highway access,
location of parking areas, setbacks from the highway, limits on outdoor storage and display and
signage will be addressed in the land usdaly through the use ofone standards. Through
attention to such development details, it is possible to accommodate commercial uses without
unduly interfering with the suburban and rural residential environments as well as associated
community facilities.

In order to provide more flexibility in accommodating commercial development while protecting
residential development, there is a need to distinguish between two types of commercial uses. One
type of commercial operation involves no outdoor storage olagigmd is wholly contained in one
building. Examples include retail stores and personal service shops. Other types of commercial
uses, by the nature of their operation, involve outdoor activities, storage and display and may
require numerous accessory lduigs or extensive parking areas. Examples include car lots,
building supply operations, and garden centres. Such uses will have more significant impacts on
the surrounding areas than will the more limited commercial uses. While one site may be
appropride for the more limited range of commercial uses, it may not be suitable for the more
intensive commercial uses. These two types of commercial uses will be accommodated through
the creation of two commercial zones, with varying zone standards regulatttapostorage and
display, lot coverage, lot size and signage.

Although there are, at present, no identifiable concentrations of commercial development within

the Mixed Use A and B Designations, this is a development form which shall be encouraged. It is
premature to predesignate land for a commercial core, the ¢oatt@n of commercial uses will

be encouraged through the rezoning process. A reduction in abutting yard requirements will serve
as a development bonus for commercial operations proposed to locate adjacent to existing
commercial development.

Within the Mixed Use B Designation, construction of a Hammonds Plaipa$swill significantly
affect the potential for commercial development serving a regional market. (See Transportation
and Utilities). Although the alignment of the Hammonds Playpass is not finalized, it will
intersect with the Hammonds Plains Road in the general area of English Corner. This intersection
will create a potential commercial focus for the general Hammonds Plains area and this focus shall
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be encouraged. At the same time, commercial potential along the Hammonds Plains Road from
Bedford to this point will be reduced with the reduction in commuter traffic.

A site that has become a commercial centre for the larger area of Hammonds Plains/St. Margaret
Bay is located in District 23 just outside the Plan Area, at the intersection of Highway 103 and the
Hammonds Plains Road and known as Tantallon Centre. Theopevent serves many shopping
needs of residents from the communities along the limited access portion of the Hammonds Plains
Road, from English Corner to Highway 103, thereby reducing the need for commercial outlets
within this portion of the Plan Area.

The Department of Transportation & Public Works discourages major commercial development
along this limited access portion of the Hammonds Plains Road, because of the proposed access
points to the Hammonds Plains Road (Highway 213). The Department cportation and has
established a Route 213 Road Access Location Policy Plan which identifies six permanent access
locations along the Hammonds Plains Road from English Corner to the Highway 103 intersection,
as shown on Map 2, Transportation. All futuevelopment of lands adjacent to this highway must

gain access through one of these proposed access points. Traffic safety concerns related to
commercial development at these points reduce their suitability for larger scale commercial
development.

For the most part, specialized shopping needs for the entire Plan Area will continue to be met in the
urban areas of Sackville, Bedford and Halifax / DartmoS8tandalone (RCApr 26/16;E-Jun

25/16) ommercial entertainment uses such as taverns, nightclubs and cabarets will not be permitted
in the Mixed Use A and B Designations. The public has identified, through community surveys
and public meetings, that they are not in keeping with the charadtexio€ommunities. They are

felt to be more appropridielocated in more urban areas closer to their major market.

In 2016, Regional Council reviewed the restriction on commercial entertainment uses in
response to a request from an established restaurant. In recognition of changing community
attitudes and an evolution in the nature of commercial entertainment uses, axception was
made for small scale commercial entertainment proposals that are associated with a full
service restaurant. Such small scale commercial entertainment uses will only be considered
through site specific requests to amend the Land Use Bgw to ensure the location is
appropriate and to provide an opportunity for community consultation.(RC-Apr 26/16;E-Jun
25/16)

P-23  Notwithstanding the provisions of Policy& it shall be the intention of Council to establish
a G2(General Business) Zone in the land usdaaywhich permits commercial uses and
accessory residential uses to a maximum of 5,000 square feet, whigit thvolve any
outdoor storage or display and are wholly contained in one building. The zone shall not
include commercial entertainment uses.

This zone shall be applied to existing commercial uses. When considering amendments to
the schedules of the land uselbw to permit new commercial uses within the Mixed Use
A and B Designations, Council shall have regard to the following:

(@) preference for a location adjacent to or in close proximity to other commercial uses;

(b) the potential for adversely affecting adjacent residential and community facility uses;

(c) that the use has direct access to a collector highway as shown on Map
2 - Transportation:
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P-24

(d) the impact of the commercial use on traffic circulation and, in particular, sighting
distances and entrance to and exit from the site;

(e) in areas of heavy traffic, preference for a site which is provided with sidewalks or
adequate pedestrian walkways as well as street lighting; and

()  the provisions of Policy R237.

Notwithstanding th@rovisions of Policy BB, it shall be the intention of Council to establish

a G4(Highway Commercial) Zone in the land useléy which will permit commercial

uses to a maximum of ten thousand (10,000) square feet and shall include those more
intensive use which involve outdoor storage and display. Controls on outdoor storage and
display as well as parking and loading areas will address compatibility concerns with
adjacent development. In addition, special access requirements shall be established for
service stations. This zone shall be applied to existing uses permitted within the highway
commercial zone. When considering amendments to the schedules of the landawge by

to permit new highway commercial uses within the Mixed Use A and B Designations,
Courtil shall have regard to the following:

(@) preference for a location adjacent to or in close proximity to other commercial uses;

(b) the potential for adversely affecting adjacent residential and community facility uses;

(c) an evaluation of the impact which the site design and operational characteristics of
the proposed use shall have on the surrounding community;

(d) that the use has direct access to a collector highway as shown on Map
2 - Transportation;

(e) the impact of the commercial use on traffic circulation and in particular sighting
distances and entrance to and exit from the site;

(H that no rezoning from a-R(Single Unit Dwelling) Zone (Policy-B4) or R6(Rural
Residential) Zone (Policy-B3) to a highway commercial zone shall be considered,;
and

(g) the provisions of Policy R237.

P-24A Notwithstanding the provisions of Policy P23 and R24, it shall be the intention

of Council to consider amendments to the Land Use Bylaw to permit small scale
commercial entertainment uses associated with full service restaurants on sites
located in the G2 (General Business) and & (Highway Commercial) Zones.
When considering such site specific proposal§ouncil shall haveregard to the
following:

(@) that the proposal is compatible with surrounding uses; and
(b) the provisions of Policy RP137.

(RC-Apr 26/16;E-Jun 25/16)

Commercial DevelopmentMixed Use C Designation

The Mixed Use C Designation permits most small scale commercial operations. Larger commercial
activities are permitted where there is direct access to Highway No. 1 and subject to increased lot
and frontage requirements (PolicylR). Although these condbins are preferred, there may be
certain situations in which a suitable site can be found where no direct access is available or where
the proposed use cannot meet the increased requirements of t8@WKed Use 2) Zone (Policy

P-11). This designation, i its focus on encouraging commercial development, will not preclude

all such development from occurring. However, in cases where there is no direct access to Highway
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No. 1 the focus shifts from promoting commercial development to protecting the rural residential
environment on existing and future local roads. In this situation, and where a proposed commercial
use cannot meet increased lot and frontage requiremeniactbased control available through

this rezoning process provides the opportunity for a site specific evaluation of the proposed site.

P-25

P-26

Notwithstanding Policies B1, within the Mixed Use C Designation, it shall be the
intention of Council to consider larger scale commercial uses which do not have direct
access to Highway No. 1 or which cannot meeirtbeeased lot and frontage requirements

of the MU-2(Mixed Use 2) Zone by amendment to the schedules of the land1mse& by

a G2(General Business) Zone-Z) or a G4(Highway Commercial) Zone {P4) and with
regard to the following provisions:

(@) the impact of the volume and type of traffic upon surrounding properties and the local
road network in general;

(b) evidence of identifiable site characteristics which make it particularly suitable for the
proposed use; and

(c) the provisions of Policy 23 where the proposed amendment is to-Z@eneral
Business) Zone;

(d) the provisions of Policy 24 where the proposed amendment is to4(ldighway
Commercial) Zone; and

(e) the provisions of Policy R237.

Unlike the Mixed Use A and B Designations, commercial entertainment uses may be
considered within the Mixed Use C Designation by amendment to the land-lsse. by

Within the Mixed Use C Designation it shall be the intention of Council to establish a C
(Commercial Entertainment) Zone in the land usdapy which permits taverns, night
clubs, cabarets and other similar commercial entertainment uses, subjectrtds on
parking and outdoor display. In considering an amendment to the schedules of the land use
by-law for a commercial entertainment use, Council shall have regard to the following:

(@) the potential for adversely affecting adjacent residential and community facility uses;

(b) direct access to Highway No. 1,

(c) the impact of the entertainment use on traffic circulation and in particular sighting
distances and entrance and exit to the site;

(d) that the architectural design, including its scale, exterior finish and signage, is in
keeping with the surrounding area, as may be more particularly described in the Land
Use Bylaw;

(e) proximity to a residential environment;

(H the proposed development shall not be considered within 500 feetl(Gm&le Unit
Dwelling), R-2(Two Unit Dwelling), Zone or dwelling; and

(g) the provisions of Policy R37.

Kennels- Mixed Use A, B and CDesignations

While there is an intention to permit some commercial use8by right @ in the Mixed Use
Designations there is also a need to accommodate other uses which, by nature of their size or
characteristics, require additional scrutiny and site evaluation through the development
agreement process.
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It is expected that the demand for kennel facilities will increase along with the growing
residential population within the plan area. However, the potential land use impacts
associated with kennels, such as noise, traffic and the collection and storagewimal waste
are most appropriately considered on a detailed and site specific manner. In order to
accommodate the existing and future demand for dog care services in the plan area while
minimizing the potential for associated land use impacts, proposalt®r kennels will be
considered by development agreement.

P-26A Within the Mixed Use A, B and C Designations, it shall be the intention of Council to
consider permitting kennels by development agreement in accordance with the
applicable provisions of the Municipal Government Act and having regard to the
following:

(a) the subject property is not located within a residential zone;

(b) the size and appearance of all buildings or structures related to the use are
compatible with the surrounding area in terms of scale, design, materials and
signage;

(c) that limits are placed on the maximum number of dogs permitted on the
property where appropriate;

(d) that sufficient off-street parking is provided;

(e) thatall outdoor areas for dog play/socialization and waste are completely fenced
and setback a minimum of 20 feet (6 metres) from any property line;

(H  the hours of operation, including limitations on outdoor dog play/socialization;

(g) provisions related to the collection, storage and disposal of animal waste;

(h) the impact of the proposed development on traffic circulation and the road
network;

() general maintenance of the facility;

() the provisions of Policy R137.

(RC-Sep 16/08;EOct 4/08)

Commercial Recreation Use$lixed Use A, B and C Designations

As previously indicated, there are a number of existing commercial recreation activities within the
mixed use designations. The potential exists for more of these due to the scenic and natural
amenities of the Plan Area and its easy accessibility to trepadtan area. Such activities include
campgrounds, amusement parks, golf courses, race tracksjrdtheatres and associated food
outlets.

The Strategy seeks to ensure that all commercial recreation uses make a positive contribution not
only to the regional markets which they serve but also to the local community itself.

While there is support for this type of commercial development, there is concern with the potential
for greatly increased amounts of traffic, as well as the noise and garbage often associated with the
wide range of commercial recreation activities. Red&lerek assurance that such activities will

not detract from the existing character of the communities and the enjoyment of property. Itis not
the intention of the designations to permit any such use where it can be demonstrated that the
proposed use wilcause a significant reduction in the enjoyment of properties in the immediate
area. Itis the intention that such uses will be considered where it can be shown that a site has high
commercial recreation potential which can be exploited without creagigative external impacts.
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An additional concern with commercial recreation operations such as campgrounds is often the
requirement for installation of a sewage treatment plant. While the Province has jurisdiction over
the design and construction of such facilities, there are sgrroblems with ongoing maintenance
which can effect adjacent properties and the quality of nearby watercourses.

Golf courses also raise environmental questions, related to the extensive use of fertilizer and its
effect on watercourses. This impact can be assessed through site evaluation. The layout of club
houses and greens can be designed in such a way that te mnpwatercourses and adjacent
development is minimized, including hazards resulting from stray golf balls.

P-27  Within the Mixed Use\, B and C Designations, it shall be the intention of Council through
the land use bjaw to provide for the continued use of commercial recreation uses to the
extent they presently exist (Policy9and P12). Further, Council may consider any
proposed ¥pansion of existing commercial recreation uses as well as the development of
new commercial recreation uses by development agreement and according to the
provisions of theMunicipal Government Actin considering any new or expanded
commercial recreationse, Council shall have regard to the following:

(a) that the site exhibits characteristics which make the location particularly suitable for
the proposed use;

(b) the potential for adversely affecting adjacent residential and community facility
development by virtue of noise, visual intrusion, traffic generation and littering;

(c) the provision of landscaping or buffering from adjacent development and the public
road to which it has access in order to reduce the impact of the proposed
development;

(d) the availability of a site and site design which will entirely contain all aspects of the
operation within the boundary of the proposed site;

(e) the impact on traffic circulation and in particular sighting distances and entrances
and exits to the site.

()  the layout and design of the facility;

(g) general maintenance of the facility;

(h) where any sewage treatment plant is proposed, the location and level of treatment of
the sewage treatment plant;

() that the appearance of all buildings and structures related to the use shall be
compatible with the surrounding area in terms of scale, exterior finish and signage;

() an assessment of environmental concerns related to the proposed development and
in particular, potential effects on watercourses;

(k) the requirement for any applicable provincial approvals; and

() hours of operation; and

(m) the provisions of Policy R37.

Industrial DevelopmentMixed Use A and B Designations

It is not the intention to encourage and promote a general industrial character in the Mixed Use A
and B Designations. However, it is recognized that, given large areas of undeveloped land, the
main rail line and limited access highways, and proximityh® metropolitan area, there are
probably locations within these designations which can be developed for industrial uses in a manner
which is compatible with residential and community facility uses. The types of industrial uses
generally considered appragle are norobnoxious service and light industrial manufacturing
operations as well as certain resource related industries.
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To minimize potential land use conflicts, zone requirements addressing outdoor storage and display,
parking and loading areas, and separation from adjacent land uses and watercourses will be
established as well as maximum lot coverage provisions in avdangure that larger industrial
activities will be required to locate on a larger lot. The establishment of separation distances from
R-I (Single Unit Dwelling), Zone will provide additional protection for residential environments.

Industrial uses requiring process water treatment are felt to be more appropriate in fully serviced
industrial parks and specialized industrial sites and, therefore, will not be permitted. Only those
uses which can be serviced with ansite sewage dispal systerhwill be considered in the
designations. In addition, any industrial use involving dangerous chemicals shall not be permitted
within the designations.

P-28  Notwithstanding the provisions of Policy-& it shall be the intention of Council to
establish a-IL(Mixed Industrial) Zone in the land use-layv which permits light industrial
and service industries, resource uses, limited scale general comnmsgsiadnd residential
uses in association with industrial and resource related uses. The zone shall establish
controls on site design details such as outdoor storage and display, parking and loading
areas. Any obnoxious operation which produces wasteshvdainnot be treated by an
onsite sewage disposal system, or involves hazardous materials, shall not be permitted
within the zone. This zone shall be applied to existing industrial uses. In considering
amendments to the schedules of the land udaveyo permit new industrial uses in the
Mixed Use A and B Designations, Council shall have regard to the following:

(&) the potential for adversely affecting adjacent residential and community facility
development by virtue of either the nature or scale of the proposed industrial
operation;

(b) that the use is not obnoxious and does not create a nuisance for adjacent residential
or community facility development by virtue of noise, dust or smell;

(c) the impact of the industrial use on traffic circulation and in particular sighting
distances and entrance and exit to the site;

(d) that the use can be serviced with anrstda sewage disposal system and does not
involve the use of dangerous chemicals;

(e) that the industrial operation shall not require access througH(&irigle Unit
Dwelling) or R2(Two Unit Dwelling) Zone;

() that no rezoning from a-KSingle Unit Dwelling) Zone or a f&(Rural Residential)
Zone to a{1(Mixed Industrial) Zone shall be considered; and

(g) the provisions of Policy R37.

Industrial DevelopmentMixed Use C Designation

The Mixed Use C Designation permits most small stiglg and service industrial operations.
Larger industrial uses, to a maximum of 10,000 square feet are permitted where there is direct
access to Highway No. 1 and subject to increased lot, yard, and frontage requirements-Eglicy P
Where these regqements can be met, it is felt that sufficient protection is provided for adjacent
residential development.

2 system approved under the Regulations RespectingiterSewage Disposal System. Department of the Environment.
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In cases where a proposed industrial operation cannot meet the requirements with regard to access,
lot, frontage, or yard size a rezoning to a mixed industrial zone, which contains less stringent zone
requirements, may be considered2@®. The increasedoatrol available through this rezoning
process provides the opportunity for a site specific evaluation.

Lands which do not have direct access to the collector highway system are generally considered as
secondary areas for larger industrial operations. In keeping with the approach to commercial
development, (Policy 25) the focus in these areas shifts framnpoting industrial development

to protecting rural residential development. In addition, as with the Mixed Use A and B
designations, only those industries which are not obnoxious, can be serviced ksitensewage
disposal systefn and do not involve the use of dangerous chemicals will be permitted. Any
operations which are characterized by high levels of noise, particularly at irregular hours, or by
odour, are not considered to be appropriate within the designation. Also inkeetti the Mixed

Use A and B Designations, those areas which are zodgsirigle Unit Dwelling) Zone or 5

(Rural Residential) Zone are not considered as appropriate locations for industrial development.
Therefore no rezoning from these zones 1¢Mixed Industrial) Zone shall be considered.

P-29  Notwithstanding Policy A1, within the Mixed Use C Designation, it shall be the intention
of Council to consider larger industrial uses which do not have direct access to Highway
No. 1 or which cannot meet the increased lot, frontage and yard requieof the MU
2(Mixed Use 2) Zone, by amendment to the schedules of the land {se by the |
1(Mixed Industrial) Zone (Policy £8). In considering such amendment, Council shall
have regard to the following:

(@) the provisions of Policy 28;

(b) the impact of the use on traffic volume and a change in the type of vehicles using the
access road to the proposed site;

(c) evidence of identifiable site characteristics which make it particularly suitable for the
proposed use; and

(d) the provisions of Policy R37.

Scrap Yards and Salvage Operations

Scrap yards and salvage operations will not be permitted within the Mixed Use A or Mixed Use B
Designations as they are not in keeping with the desired future development pattern, and in
particular, the evolution to a primarily rural residential and sudourbsidential environment. The
general thrust of the Mixed Use C Designation, however, is to support and encourage commercial
and industrial development as there is less extensive residential development in this designation
and large parcels of undevetap land. Thus, the M2 zoning permits a wide variety of
commercial and industrial operations as of right. Salvage yards, because of their nature, however,
require special consideration. They cause concerns with regard to increased truck and general traff
as well as the potential for nuisances as a result of noise and outdoor storage. Another concern
relates to environmental hazards resulting from runoff, a concern which can be addressed by
establishing increased setbacks from watercourses.

While it is recognized that such operations are necessary, there is a desire to evaluate any proposed
salvage yard in order ensure that protection is provided for adjacent residential areas. Salvage

%A system approved under the Regulations RespectirgiterSewage Disposal Systems. Department of the Environment.

Beaver Bank, Hammonds Plains and Upper Sackville MPS Paged0



yards will therefore only be considered by development agreement. Controls will be placed on the
operation regarding screening, outdoor storage, setbacks from residential uses, community facilities
and watercourses, hours of operation relative to noisetenance, impact on adjacent residential
uses, traffic and applicable provincial approvals. Expansions to existing salvage yards not located
within the GU1 (General Use) Zone will also be considered by development agreement.

Salvage yards are regulated by the Department of the Environment under the Salvage Yard
Licensing Act, which requires all salvage yards to be licensed.

P-30  Within the Mixed Use C Designation, Council may consider permitting salvage yards and
accessory uses such as auto body shops, gas and oil related operations and dwelling units
as well as expansions to existing salvage yards not located within #i¢G&lderal Use)

Zone by development agreement. In considering such an agreement, Council shall have
regard for the following:

(&) any materials associated with the salvage yard or accessory use shall be contained
within a building or otherwise enclosed by a fence, vegetation, or other means which
provides a visual and physical barrier;

(b) no outdoor storage shall be located within any required front or side yard,;

(c) no salvage yard or accessory use shall be located within five (500) feet of a
community facility use or a residentially zoned property;

(d) no outdoor storage or building or use of land associated with a salvage yard or
autobody shop or a used car lot shall be located within three hundred (300) feet of a
watercourse;

(e) hours of operation;

()  general maintenance of the development;

(g) impact of the operation on traffic volume and traffic circulation;

(h) the requirement for any applicable provincial permits or approvals;

(i) the affect of the proposed operation on any residential uses in the general vicinity of
the proposed development; and

() the provisions of A37.

Facilities Associated With Extractive Operatieridixed Use A, B and C Designations

Extractive operations such as pits and quarries provide commodities such as sand, gravel and
crushed rock essential for general construction and road building. Because of the large quantities
involved, transportation costs are a major portion of totalscous, extractive operations
generally locate close to the building site in order to reduce costs. Because building activity is
largely urban centred, pits and quarries are located close to urban areas. In addition, some sites are
more economically fedsle to excavate than others because high quality deposits are only found in
certain areas.

The Plan Area has large areas of quartzite, granite and slate; in particular, portions of the Mixed
Use A, B and C Designations contain significant areas of quartzite. Resource development does
not have priority in the Mixed Use A, B and C Designatiormswxeler, the presence of high quality
deposits in these designations and the large undeveloped nature of the area makes it attractive for
extractive operations. Conflict arises when deposits are located close to rapidly growing residential
areas such as Hanonds Plains.
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Jurisdiction over extractive operations through the Municipal Planning Strategy and Land-Use By

law is limited (See Rural Resource Designation). The Municipal Government Act enables a
municipality to protect pits and quarries but not to prohibit them. Mpailities have no authority

to regulate or to prohibit facilities that are fundamental to the operation of the pit or quarry, for

example, a stockpile. A municipality may, however, regulate the location of developments adjacent
to pits and quarries, the, their accessory uses.

The nature of extractive operations and their impact on the surrounding community means that they
do not make the most welcome of neighbours. There is significant community concern with the
location of pits and quarries in the Plan Area because of thetbienpacts they would have not

only on the adjacent community but also on the greater area. These concerns include truck traffic,
noise, blasting, dust and the environmental impacts generated from these sites. Some of these
concerns are presently addred through Provincial legislation and MunicipatBys (See Rural
Resource Designation).

Resource development does not have priority in the Mixed Use A, B and C Designations. However,
the occurrence of areas of high quality aggregate deposits within the Designations (as yet
unidentified), combined with large, undeveloped areas, provideBgastin for the consideration

of facilities associated with extractive operatiofdswever, it is evident that the ongoing conflict

can be expected to continue because of the proximity of these uses to the rapidly expanding
residential communities withithe Plan Area. Thus, in order to minimize the potential conflict
between residential and institutional uses and extractive operations, a minimum separation distance
shall be stipulated.

Municipalities can influence the location of pits and quarries by permitting their accessory uses, for
example a rock crusher, warehouse or office only in certain designations by development
agreement. The development agreement process will be usedjetertite potential impacts a pit

or quarry may cause by putting controls on accessory uses such as site access, required setbacks,
buffering, and site rehabilitation, among other things. Thus, in order to provide for the adequate
consideration of these gonunity concerns, it is appropriate to consider such uses by development
agreement to ensure that potential land use conflicts and environmental hazards are minimized.

P-31  Notwithstanding the provisions of PoliciesSsRand P11, it shall be the intention of Council
to consider permitting new or expanded facilities associated with extractive operations
within the Mixed Use A, B and C Designations by development agreemndraccording
to the provisions of thBlunicipal Government Acand having regard to the following:

(@) that the proposed facility shall not require access over a local road on which the
abutting properties are zoned|(®ingle Unit Dwelling), R2(Two Unit Dwelling)
or R-3(Mobile Dwelling) Zone or a local road that provides access to a residential
subdivsion;

(b) that the proposed facility associated with a quarry operation or a pit operation
incorporating a rock crusher is not located within 800m [0.5 mile] oflgiRgle
Unit Dwelling), R2(Two Unit Dwelling), R3(Mobile Dwelling), R6 (Rural
Residential) orR-3a(Mobile Home Park) Zone, or 800 m (.5 mile) from the
foundation of a residential dwelling in the MU(Mixed Use 1) or MR (Mixed
Use 2) Zone, and/or institutional uses except fire and police stations, public works,
cemeteries, historical sites an@muments and recreational trails;

(c) that the proposed facility associated with a pit operation not incorporating a rock
crusher is not located within 300 feet [90m] of-§&ngle Unit Dwelling), R2(Two
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Unit Dwelling), R-3(Mobile Dwelling), R6 (Rural Residential) or 8a (Mobile
Home Park) Zone, residential dwelling in the MUMixed Use 1) or MR (Mixed
Use 2) Zone, and/or institutional uses except fire and police stations, public works,
cemeteries, istorical sites and monuments and recreational trails;

(d) that any building, structure, plant or product stockpile shall not be located within
three hundred (300) feet of a watercourse;

(e) that separation distances from lot lines and adjacent development as well as controls
on runoff be incorporated in the development agreement;

(H the provision of a treed, bermed or landscaped buffer strip designed to provide a dust
and wind break, noise buffer and visual barrier;

(g) hours of operation;

(h) the effects of the use on the natural environment as contained in a report from the
appropriate provincial or federal government authority;

(i) provisions for site rehabilitation; and

()  provisions of Policy AL37.

Beaver Bank Villa

The Beaver Bank Villa, site of a former Royal Canadian Air Force (RCAF) radar station, is located
in north Beaver Bank, within the Mixed Use A Designation. The site, originally part of the Pine
Tree line radar defense system, became obsolete as techimofogyed and was subsequently
declared a surplus crown asset. Itis now in private ownership.

The living quarters of the RCAF staff consisted of duplexes. In addition, the site inclugsing

home, adult residential care facility (RGJul 8/03;E-Aug 16/03),an elementary school, fire
station, church, post office, variety store, mobile dwelling, nursing home and adult residential
centre, rental office and playing fields.

Several of these facilities serve the population of the larger community of Beaver Bank. All of
these facilities are under one ownershijpwever, the aging buildings have presented many
maintenance challenges over the years. The decreasing quality of housing has resulted in
increased vacancy levels with less than oitkird of the 120 housing units currently being
occupied. The 165ed aduk residential centre was closed in late 2002 and the support
services (eg: convenience store, gymnasium) have alsoseld due to decreased sales and
support. (RC-Jul 8/03;E-Aug 16/03)

The nursing home and adult residential centre provide care for residents from Halifax Regional
Municipality, Hants County and a small number from other parts of the province. The nursing
home accommodates individuals requiring specialized nursing cageaditit residential centre,

which provides supervisory care to special needs residents, has a mandate to encourage the social,
educational and vocational development of its residents and their integration into the community as
self-sufficient individuals.In light of this objective to integrate residents into the community, the

lack of public transportation to service this isolated community is a significant concern (See
Transportation and Utilities).

All development at the Beaver Bank Villa is situated on approximately 67 acres of the 225 acre
parcel. The internal road network is privately owned and maintained, as are the central sewer and
water systems which were constructed when the site was olygieakloped. The water, which is
obtained from drilled wells, is highly corrosive due to the presence of iron bacteria, iron and
manganese. While these elements do not cause health problems, they do cause staining and it is
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likely that over time they will clog the water distribution lines and result in blockages and major
breaks in these lines. The problems with water quality have been long term and are the result of
inadequate water treatment and insufficient long term maamtice of the water system.
Consequently, in 1995 a 35,000 gallon underground reservoir and a water treatment plant

were constructed. The capacity of the water system is 40,000 gallons per day and the capacity

can be increased by reinstating existing wellor drilling additional wells. (RC-Jul 8/03;E-Aug

16/03)

Despite the design and capacity of the sewage treatment plant being adequate, its age and
inconsistent maintenance may lead to problems in the not too distant fdturgequently, a state
of-the-art sewage treatment plant was constructed in 1995. The sewage treatment plant
operates on the principle of solar aquatics and has a capacity of 80,000 gallons per déyC-

Jul 8/03;E-Aug 16/03)

It is recognized that the Beaver Bank Villa contains important facilities for both Beaver Bank and
the rest of the Municipality. EXxisting development will be permitted to continue through the
creation of a special area zone. Existing commercial anduitiatial structures will be permitted

to expand or convert to similar uses of a commercial or institutional nature, subject to controls on
open storage and display designed to provide protection for existing residentiaDuset
fundamental structural deficiencies of the housing units, economic strain on the complex due

to the closer of the 165ed Adult Residential Care facility, and the relatively recent
construction of a new water servicing system and a stat#-the-arts solar aquatic sewage
treatment plan re-development to replace the existing housing stock with a less expensive
housing form is encouraged(RC-Jul 8/03;E-Aug 16/03)

Any additionaldevelopment on the larger undeveloped portion of the property will be required to
conform to the requirements of the MilyMixed Use 1) Zone. The desire to encourage and promote
semtrural low density development, as well as concerns with existing seyyoilems and long

term maintenance issues, preclude any consideration of the extension of these systems to service
new development. Therefore, lot sizes in the undeveloped portion will be based on the provision of
onsite sewage disposal systems anadvildial wells.

Continued operation and maintenance of the private sewer and water services and roads is vital to
the long term viability of the community. Due to its remote location close to the Hants County
border, any municipal involvement in the operation of thesaaisystems would be difficult to
efficiently deliver and should not be seen as a long term solution to any potential servicing
problems.

P-32(a) It shall be the intention of Council to recognize and support the continuation of existing
development at the Beaver Bank Villa, through the creation e8 #Special Area) Zone.
Existing residential, commercial and institutional uses will be permiigavell as the
expansion of existing commergiahared housing with special caréRC-Aug 9/22;E
Sep 15/22)and institutional uses, and their conversion to other institutional uses and
commercial uses permitted in the-2C(General Business) and-4C (Highway
Commercial) Zones as established in Polici€g3Rand P24. Redevelopment of the
housing site is permitted as a mobile home parkAdditional (RC-Jul 8/03;E-Aug
16/03) new development will be permitted according to the provisions of thelMU
(Mixed Use 1) Zone, established in Polic8P
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P-32(b) Within the Mixed Use A Designation, it shall be the intention of Council to
recognize the economic strain being placed on the Beaver Bank Villa Complex and
support the re-development of the existing housing stock with a less expensive
housing form such as mobile homes. Council may consider permitting an
expansion of the mobile home park or permitting innovative forms of housing or
design (for the former housing site or future expansion) which is not permitted in
accordance with the Mobile Home ParkBylaw, by development agreement and
according to the provisions of theMunicipal Government Act and Council shall
give regard to the following:

(@) the proposal in compatiblewith adjacent uses and the existing development
form in the neighbourhood in terms of use, bulk and scale of the proposal;

(b) the adequacy of existing park services including sewer and water systems,
recreation facilities, road and general park maintenance, garbage collection
and street lighting;

(c) the effect which any extension or modification would have upon the level or
quality of services in the existing park;

(d) the ability of education facilities, protection services, and recreation facilities
to adequately service the increased demands of the additional development,
or to respond with the provision of additional services;

(e) the provision of landscaping or buffering from adjacent land uses in order to
protect the privacy, reasonable use and enjoyment of those properties;

(H the provision of landscaping or buffering from the public road to which it has
access;

(g) stormwater planning;

(h) the impact of the extension or modification has on internal and external
traffic circulation patterns;

(i) park layout and design including the design of the internal road network and
separation distances from maintenance buildings and sewage treatment
plants;

() that the total number of mobile dwellings permitted within the entire park
shall not exceed 300;

(k) the provisions of the Mobile Home Park Bylaw; and

() the provisions of R137.

(RC-Jul 8/03;E-Aug 16/03)
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RESIDENTIAL DESIGNATION

The Residential Designation has been applied to the larger sukiypgearesidential subdivisions
on local subdivision roads which extend back from the highway system.

While there are a limited number of twamit and mobile dwellings located within it, the Residential
Designation is predominantly characterized by single unit residential development. EXxisting
subdivisions are generally located in well landscaped, atteastirroundings and most are situated

in close proximity to lakesGiven the close proximity to the urban areas of the region, there is a
strong likelihood that more subdivisions will be developed in the future. Thus, in order to reduce
the impact of newubdivisions on the availability of schools, roads and other community services,
subdivision activity will occur at a rate of 20 lots per 4 year period. Larger scale subdivisions would
require a rezoning to CDD to control the phasing of the lots in acamdaith the availability of

these services.

With one exception, development within the Residential Designation is serviced by means of
individual onsite sewage disposal systems. As is discussed in the Environmental Health Section,
this raises a number of concerns. Uplands Park is serviced by k@l d@ockwock water
distribution system and a central sewage treatment plant. This plant is owned and operated by the
Municipality (see Environmental Health Services).

Development within the Residential Designation is at a higher density than residential development
in the surrounding portions of tlian Area. While density is higher, lot sizes are consistent with
other developed parts of the Plan Area. The average lot size in newer subdivisions and new phases
of older subdivisions are larger than lot sizes approved prior to 1980. The RegulatioastiRgsp
On-Site Sewage Disposal Systems require a minimum of 29,064 square feet of lot area which can
be increased depending on soil quality. The application of these regulations in most portions of the
Plan Area has resulted in larger lot sizes in theftastyears. This is especially true in the Beaver

Bank area.

These subdivisions have led to a significant increase in the population of the Plan Area and have
altered its original linear development pattern. This influx of population can lead to a conflict
between the expectations and desires of newcomers andflextablished residents, particularly

with regard to the desire of subdivision residents for more stringent land use control to protect their
homes and properties.

Home businesses, primarily located within the dwelling, are few in number and scattered
throughout the designation. The major business consists of office space used by the resident of the
dwelling. Because of their nesbtrusive nature, it is probable thasignificant number of these

have not been detected in field surveys and they do not detract from the overall residential
environment. In addition to offices, there are a small number of other businesses including a day
care centre, appliance repair dradr dressing shops.

Land Use Policies

The Residential Designation recognizes and supports the predominantly suburban residential
character of these subdivision areas and supports their protection fremasiaemntial land uses.
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The desire to preserve and protect the low density environment will be achieved by restricting new
residential development to single unit dwellings. Existing two unit dwellings and mobile dwellings
will also be considered as permitted uses within thegdasion.

Given the concern with esite sewage disposal and the desire for a low density environment,
multi-unit dwellings will not generally be permitted. It is felt that mukit development is more
appropriate in urban areas where municipal services are ldeailthe one exception shared
housing with special care (RCAug 9/22;E Sep 15/22)which fills a special community need
(Policy R39).

It is reasonable to consider that the use of a dwelling includes certain rights of the occupant to use
that dwelling for purposes which are, in fact, accessory to its main use as the occupant's residence.
Although the primary objective is to protect tesidential environment, residesperated business
activities of a limited size which require office space or involve the teaching and practice of
traditional arts and crafts activities and domestic arts, as well as day care facilitsb®ertdrm

bedroom rental such as, but not limited tq (RC-Feb 21/23;ESep 1/23 bed and breakfastsill

be permitted. Activities devoted to retail sale or personal service uses, the employment of
individuals not living in the dwelling, or the use of mechanical equipment not normally found in a
dwelling are not considered to be accessory to the remtese and, therefore, will not be
permitted. In addition, controls will be established on the parking of commercial motor vehicles.

Offices and day care facilities shall be permitted, but shall have no signs, outdoor storage or display,
and shall be entirely contained within the dwelling. The above conditions are designed to ensure
that no aspect of the use will detract from the esidl environment.

Short-term Bedroom Rental(RC-Feb 21/23;ESep 1/23)perations may also be accommodated
within a residential environment without visuald traffic impact to the neighbourhood. As such,
small scaleshort-term bedroom rentals(RC-Feb 21/23;ESep 1/23xhall be permitted as of right
within the R1 (Single Unit Dwelling), RLA(Auxiliary Dwelling Unit) and R2 (Two Unit
Dwelling) Zone. In order to ensure that these operations remain complementary to the surrounding
residential neighbourhood, the zone \wéive the following limits: the maximum number of rooms

to be let is limited to three, the operation is limited to one sign of a maximuwvodfquare feet

and one parking space per room must be provided. sfibg-term bedroom rental (RC-Feb
21/23;ESep 1/23)must also be operator occupied.

There are a number of existing home businesses within the Residential Designation which do not
meet these standards and which will be permitted to the extent that they presently exist. However,
an existing printing press business operated within a dwedhalj remain a negonforming use

but, given the size of the lot on which it is located, shall be permitted some expansion capabilities.
In addition, it shall be permitted to rebuild if destroyed or commence operation if discontinued for
a period of lesthan one year.

P-33 It shall be the intention of Council to establish a Residential Designation as shown on the
Generalized Future Land Use Maps. Within this designation, it shall be the intention of
Council to support and protect the existing low density residentigosment.

P-34 Within the Residential Designation, it shall be the intention of Council to establish a
residential zone which permits single unit dwellings, existing two unit and mobile
dwellings, open space uses, offices and day care facilities operated by atreEitie
dwelling, short-term bedroom rentals (RC-Feb 21/23;ESep 1/23)as well as activities
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related to traditional arts and crafts and domestic arts, provided that controls are established
on the scale of the business and thabuatwoor storage or display are permitted and

signs are regulated through provisions of the Land Use Byaw (RC-Jun 30/09;ESep

5/09), in order to ensure that the external appearance is compatible with the residential
environment.

P-35 Notwithstanding Policy B4, existing home businesses which do not meet the requirements
of theresidential zone shall be permitted to the extent that they existed at the time of the
date of adoption of the previous Strategy on December 9, 1987.

P-36 Notwithstanding Policies 84, R35, and P147, it shall be the intention of Council,
pursuant to theMunicipal Government Actto allow for limited expansion of the
nonrconforming printing press operation on the lot identified by LIC Number 501965.

Within the Residential Designation there is a parcel of land located at the intersection of
Hammonds Plains Road and Crestfield Drive, 1274 Hammonds Plains Road (PID 00422279),
which was formerly the location of the St. James Catholic Church. As the St. daes Catholic
Church is no longer active, and no longer used for an institutional use, redevelopment of the
site shall be permitted provided controls are in place to limit the impact to the surrounding
community. To limit the impact on the surrounding community, the development shall be
limited to a 2-storey commercial office use. The £ zoning does permit a variety of
institutional uses, including government offices.

P-36A Notwithstanding Policy P 34, within the Residential Designation Council may consider
amending an existing development agreement at PID 40817363 (LotIRA2) and 1274
Hammonds Plains Road (PID 00422279) to permit a commercial office building on
1274Hammonds Plains Road (PID 00422279). In considering such an amendment to
the development agreement Council shall have regard to the following:

€) subdivision of the lands at 1274 Hammonds Plains Road (PID 00422279) shall be
permitted provided sufficient driveway access over PID 40817363 from Crestfield
Drive is maintained;

(b) the building shall be limited to two (2) storeys, excluding any mechanical space,
elevator enclosures, staircases, and staircase enclosures;

(c) land use shall be limited to a commercial office building that shall not exceed a total
area of 604 square meters (6,500 square feet);

(d) the height, bulk, lot coverage, and appearance of the commercial office building is
adequately separated from and compatible with adjacent land uses, and minimizes
adverse impacts to the environment;

(e) the site design features, including signage, landscaping, outdoor storage and display,
parking areas, loading areas, and driveways are of adequate size and design to address
potential impacts on adjacent developments;

() the impact on traffic circulation, the suitability of access to and from the site as well
as the impact on the surrounding road network;

(9) the general maintenance of the development; and

(h) the provisions of Policy R137.(RC-Mar 25/25;E-Apr 29/25)

As in the Mixed Use Designations, auxiliary dwelling units may also locate within the Residential
Designation. There is concern, however, of the potential impacts of these units on the existing
suburban residential environment in terms of appearancenparkize and number. Thus, an
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amendment to the Land Use Haw will be required for auxiliary dwelling units to ensure
compatibility with the surrounding neighbourhood.

P-37 Within the Residential Designation, it shall be the intention of Council to consider
permitting auxiliary dwelling units by rezoning to the Auxiliary Dwelling Unit-1R)
Zone with regard to the following:

(@) the maximum gross floor area of any auxiliary dwelling unit shall not exceed forty
(40) percent of the gross floor area of the dwelling;

(b) there shall be no more than one (1) entrance along the front wall of the dwelling;

(c) the power meter for the auxiliary dwelling unit shall not be located on the front facade
of the building;

(d) one oftstreet parking space shall be provided for any single unit dwelling containing
an auxiliary dwelling unit; and

(e) the provisions of Policy R37.

Certain institutional uses may also locate within the Residential Designation. A limited number of
such uses have located in the larger suburban subdivisions in the past and have been a positive
element in the community. However, because of the traffiregated by such uses, the necessity

of extensive parking areas and noticeable differences in appearance and scale, an amendment to the
land use bytaw will be required for institutional and community facility uses including schools,
churches, medical clics, residential care and day care facilities and libraries.

Residential care facilities of a limited size have an important role to play in accommodating
individuals requiring personal and supervisory care in their own community. These facilities are
regulated through the provincial Department of Social Servicesipat to the Homes for Special

Care Act to ensure that they are adequately designed and operated and provide good care to their
residents. A restriction on size as well as the requirement that any dwelling used for this purpose
be the principle residencé the facility operator will be established in the land uséalayto ensure

their compatibility with surrounding residential development.

P-38 It shall be the intention of Council to establish-a(Eommunity Facility) Zone in the land
use bylaw which permits a variety of community related uses such as elementary schools,
churches, medical clinics, libraries, community centresstnaded housing with special
care uses (RGAug 9/22;E Sep 15/22)and day care facilities which provide a local
community service. Landscaping requirements will be established in the zone to help ensure
compatibility with adjacent residential development. This zone shall be applied to existing
community facility usesln considering any amendments to the schedulelseofaind use
by-law to permit new community facility uses within the Residential Designation, Council
shall have regard to the following:

(a) the potential for adversely affecting adjacent residential development;

(b) the impact of the proposed use on traffic volume and the local road network, as well
as traffic circulation in general, sighting distances and entrance to and exit from the
site;

(c) preference for a site which is provided with sidewalks, or adequate pedestrian
walkways, as well as street lighting;

(d) that the facility provide a local community service;
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(€)

()
(9)

that the architectural design, including the scale of any building and its exterior finish
are compatible with adjacent land uses, as may be more particularly described in the
Land Use Bylaw;

that the lot meets the lot standards of th2 ommunity Facility) Zone; and

the provisions of Policy R237.

Shared Housing with Special Care (R€Aug 9/22;E Sep 15/22)provides much needed
accommodation for community residents. The Department of Housing selected a site in Uplands
Park, to serve the Hammonds Plains area and the Municipality approved the required zoning to
allow the project to proceed. Sites in other camities may be needed in the future. However,
because of the more intensive residential use such facilities entail, there is a need to ensure that the
design, scale, layout, and maintenance of such facilities is compatible with the surrounding lower
densty neighbourhoods.

P-39A Council supports the development of complete communities with housing resources
that are appropriate and adequate for current and future residents. Developing
shared housing with special care projects will support diversity and inclusion, aging
in place or community and housing choice. Within the Residential Designatioand
Upper Hammonds Plains Community DesignatiofRC-Jan 10/23;EFeb3/23), it shall
be the intention of Council to consider, by development agreement, permitting shared
housing with special care at larger scale than would be permitted in the underlying
zone. In considering a development agreement, Council shall have regard for the

following:

(&) the provisions to mitigate the land use impacts on adjacent land uses, in terms
of setbacks, building scale and design, and buffering;

(b) the location of offstreet parking and loading facilities, driveway accesses
walkways or other means of pedestrian access, landscaping, planting or
retention of trees, outdoor lighting, storage of solid waste, and signs;

(c) grading, sedimentation and erosion control, and stormwater management;

(d) that open space, outdoor amenities and parking areas incorporate design
features which provides accessibility for all abilities, such as wide walkways or
the use of nonslip surfaces;

(e) proximity of the site to commercial and community facilities, where such
facilities are available in the immediate area, or consideration of the provision
of such services on the site of the development;

()  proximity of the site to public transit, where the service is provided,

(g) thatthere is sufficient indoor and outdoor common amenity space for residents;

(h) the general maintenance of the development;

(i) the impact of the proposed use on the existing road network in terms of traffic
generation and vehicular and pedestrian safety;

() the adequacy of wastewater facilities and water systems;

(k) the housing needs of the local community;

()

that the proposed site is suitable in terms of the steepness of grades, soil and
geological conditions, locations of watercourses and wetlands and susceptibility
to flooding; and

(m) the provisions of Policy R137.

P-39B In addition to Policy 39A, where a shared housing with special care use is to be
provided in multiple buildings on one lot:
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(a) the development must be designed in a campssyle form and provide indoor
common shared space for residents; and

(b) a minimum of 10 shared housing bedrooms must be provided in each building.
(RC-Aug 9/22;E Sep 15/22)

P-39 Deleted (RGAug 9/22;E Sep 15/22)

P-40 Notwithstanding Policies-B4 and P39, within the Residential Designation, it shall be the
intention of Council to specifically include tlshared housing with special care (RE€
Aug 9/22;E Sep 15/22project proposed for Uplands Park on LIC Number 420927 as a
permitted use within the-KSingle Unit Dwelling) Zone.

Model homes and sales offices have been associated with the development of residential
subdivisions elsewhere in the region. Although this has not been the general practice in the Plan
Area, there may be a demand for such facilities which can form apeaticdf the development

phase of a growing subdivision. Such facilities are often phased out as the development nears
completion. Model homes, including office uses within such homes, will be considered within the
Residential Designation by developmenteggment in order to establish a level of control designed

to ensure compatibility with adjacent residential communities.

P-41 Within the Residential Designation, it shall be the intention of Council to consider
permitting model homes and office uses in conjunction with model homes, by development
agreement and according to the provisions of khgnicipal Government ActIn
considering a development agreement, Council shall temazd to the following:

(&) thatthe lot has frontage on a collector highway;

(b) that the architectural design, including the scale of any building and its exterior finish,
and site design including landscaping, are compatible with adjacent land uses;

(c) that no exterior alteration to the model home shall be permitted which would alter its
residential appearance,;

(d) that any use permitted in conjunction with the model home be wholly contained
within the model home;

(e) the impact of the proposed use on traffic volume and the local road network as well
as traffic circulation in general, sighting distances and entrance to and exit from the
site;

(H that the model home be associated with development of the subdivision in which it is
located,;

(g) the potential for adversely affecting adjacent residential development;

(h) hours of operation; and

(i) that upon discharge of the development agreement, the property be subject to the
requirements of the single unit dwelling zone.

Within the Residential Designation there is a parcel of land east of Trinity Drive (PID
00468694) where a small lot single unit dwelling subdivision is appropriate to promote more
efficient use of infrastructure and housing affordability. To limit the impact on the
surrounding community and align with the existing proposed lot yield, the development shall
be limited to 228 single unit dwellings.
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P-42  Within the Residential Designation and within lands shown on Schedule RER it
shall be the intention of Council to establish a RC (Small Lot Single Unit Dwelling)
Zone that permits small lot single unit dwellings, open space uses, offices and daye
facilities operated by a resident of the dwelling, bed & breakfasts, shoterm rentals,
as well as activities related to traditional arts and crafts and domestic arts, provided
controls are established on the scale of the business and no outdoor agg or display
are permitted and signs are regulated through provisions of the Land Use Hgaw, in
order to ensure the external appearance is compatible with the residential
environment. The maximum number of single unit dwellings permitted on the lands
shown on Schedule RESL shall be 228.

(RC-Jan 24/23;EftFeb 22/23)

Housing Accelerator Fund

In response to rapid population growth, housing shortage and declining affordability, the
Municipality has prioritized removing barriers to housing within the Urban Service
Boundary.

To support the goal of creating new opportunities for housing, the Municipality shall allow at
least 4 dwelling units on all residentially zoned properties in the Urban Service Area as set
under the Regional Subdivision Bylaw to foster development of missig middle housing
forms.

P-42A Notwithstanding Policies R13,P-15to R17A, P-20, P34, and R37, at least 4 dwelling
units per lot shall be permitted in all residential zones within the Urban Service Area
as defined in Schedule B of the Regional Subdivision Bgw. (RC-May 23/24 E-June
13/24)
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THE GLEN ARBOUR INTEGRATED GOLF COURSE AND RESIDENTIAL COMMUNITY
(RGApr 24/01;E-Jun 9/01)

The Glen Arbour Integrated Golf Course and Residential community is a 550 acre
development located north of the communities of English Corner and Hammonds Plains, and
is immediately adjacent to three existing subdivisions: Beaver Lake Estates, Maplewcod-
the-Lakes and Halfway Lake Estates. It is centered around three lakes located within the
property known as Beaver, Bottle, and Sandy Lakes.

The focal point of the development is an 18 hoksworld class@ championship golf course and
club house facility covering an area of approximately 150 aces. The course provides special
playing privileges to Glen Arbour residents.

The blending of the golf course, lakes and residential subdivision has fostered a high quality
residential development with strong market appeal. To date, all 5 Phases of development
including Glen Arbour Way, Thompson Run, Club House Lane and Sandy Run, dve been
completed, providing approximately 200 lots.

Recently, there has been a growing interest among retirees and professional couples for
smaller, more carefree style of housing in the Glen Arbour development, including twonit
dwellings, townhouses and apartment style units. The housing market is demand this
broader range of housing as they do not want or cannot maintain houses on large lots, but
would like to enjoy the attributes of theAsemtirural @ lifestyle offered in Glen Arbour.

To date, only single unit residential uses have been permitted within the Glen Arbour
development. The exclusion of other forms of housing has been intentional. Since the
inception of the Municipal Plan for the Beaver Bank, Hammonds Plains, and Upper Sacikle,
housing types have been restricted to only single unit dwellings.

The exclusion of higher intensity residential uses is primarily attributable to the perception
that townhouses and apartments generally conflict with the low density rural environment,
whereas single units are considered to best convey the low density chaer. For instance,
the sheer bulk and scale of higher intensity uses are typically viewed to be somewhat
exaggerated and often disproportionate to the size of lots. Further, townhouses and
apartments are often considered to be uncomplimentary to the evall rural context of the
Plan area. Further, there is a strong opinion that little consideration is often provided in
siting apartment and townhouse buildings in that a significant amount of open space is
consumed and the state of environmentally sensie areas is often compromised in order to
accommodate large buildings.

Despite these strong perceptions, there are benefits associated with higher intensity housing
types. For instance, high intensity uses tend to foster positive visual neighbourhoods, as well
as provide a balanced market and economic mix. These housing &gtypically generate
fewer school children and lower traffic generation per unit, and lower the overall demand for
public services, particularly recreational and transportation facilities. Itis also acknowledged
that higher intensity housing enables thesame density to be achieved on less land, thereby
reducing the overall suburban sprawl occurring throughout the region.

In recognition of the benefits of higher intensity uses, two units, townhouses and multiple
dwellings may be permitted in the plan area, however, these use will be limited to Blocks A,
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B C and D of the Glen Arbour development. These uses shall be limited to only these lands
to ensure the introduction of higher intensity housing is slowly and sensitively integrated into
the existing neighbourhood context. From the communitys perspective, the proposed high
intensity uses represent a fundamental departure from the current planning context,
therefore, in order to garner local acceptance of the new housing forms the higher intensity
uses need to be well controlled.

Plan policy requires all development be regulated by way of development agreement. The
development agreement process is preferred in that it provides the public an opportunity to
participate in the planning process as well as provides a greater level ofntml respecting the
various components of development on each Block. Further, in recognition that the single
unit dwelling form is considered to be synonymous with low density rural character, plan
policy will continue to enable the application of such ses, but on a limited basis.

The primary intent of the development agreement is to minimize incompatibilities between
new and existing residential uses by ensuring all higher intensity housing fosters and
preserves a low density rural appearance. Specifically, the development agreernevill
control the bulk and scale of all buildings and include provisions for architectural details,
landscape and parking controls to ensure the streetscape and architectural vernacular
conveys aArural @ appearance. The agreement will also ensure adedeagprovisions are in
place for retaining significant portions of natural open space by way of limiting the minimum
lot size on which such uses may occur, and by limiting the maximum density and lot coverage
for each Block.

Policy P-41(a) It shall be the intention of Council to consider higher intensity residential
uses on parcels of land of no less than 20 acres in size identified as Block A,
B, C and D of the Glen Arbour Integrated Golf Course and Residential
Community (PID# Parcel A portions of 40845232, 40821555,40883118;
Parcel B-portions of 40883118, 40821555; Parcel-fortions of 4082155,
40845232, 40883126; Parcel -portion of 40821555, 628974) within the
Residential, Mixed Use B and Rural Resource Designations of tligeaver
Bank, Hammonds Plains, and Upper Sackville Plan area. Council shall
require such uses to be considered by development agreement. Permitted
uses shall include townhouses, small multiple unit dwellings, clusters of two
unit attached dwellings, clustes of single detached dwelling units, parks and
recreation uses. However, no greater than 20% of the total number of units
per each Block shall be single or two unit dwellings. The maximum density
of each Block shall be limited to 1 building unit per acre

Policy P-41(b) It shall be the intention of Council to require a comprehensive site plan for
Block A, B, C and D demonstrating the location of all new buildings and
associated parking. Buildings shall be sited to create safe, wide open vistas
of open spae from varying points, to protect large areas of existing pasture
and woodlands, scenic lakes and wetlands, and to provide landscaped
separation buffers between existing dwellings and country estates. Buildings
shall be grouped and limited to a total gros lot coverage of 20% of each
Block.

Policy P-41(c) It shall be the intention of Council to require architectural design features
for all two unit, townhouse and multiple dwelling uses. Design details shall
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be incorporated to minimize the perception of high intensity and to resemble
single unit dwellings. Townhouse projects shall be limited to a maximum
building footprint of 10,000 square feet and shall not exceed 2 habitable
storeys, excluding walkout basem@s. One storey Townhouse buildings
shall not exceed a maximum footprint of 12,000 square feet. All multiple
Dwellings buildings shall be a maximum footprint of 12,000 square feet and
3 storeys, excluding ground storey basement area. Consideration shak b
given to architectural features including roof styles and slopes, door and
window trim, detailing, and exterior materials.

Another primary reason for excluding higher intensity uses from the Municipal Plan Area is
due to the absence of municipal sewer services in the Glen Arbour area. Traditionally,
residential development in the area has been serviced by way of-site septic systems.
However, given the history of failed systems in the area, the community is somewhat
apprehensive about permitting higher intensity uses for fear of exacerbating problems related
to failing sewage systems.

The primary cause of most orsite septic system failure can be attributed to poor design,
installation, and maintenance. At present, the Nova Scotia Department of Environment
(DOE) regulates siting, design and installation of ofsite systems, but does naotgulate long
term maintenance.

Further, on-site sewage system problems tend to be directly correlated to conventionally
designed single unit subdivisions. This type of subdivision has perpetuated long, contiguous
rows of single lots. This design pattern demonstrates little regard food type, and as a result,
much of the housing throughout the Plan area has developed on soils only marginally capable
of accommodating onrsite sewers. Further, small systems versus larger systems are
considered not to be as technically proficient in thalarge common systems promote greater
exchanges of carbon dioxide and atmospheric oxygen and provide additional absorption
capacity.

In recognition of the foregoing factors, in consideration of two units, townhouses and multiple
dwelling uses, it is important to ensure that high quality soils is available and capable of
supporting the uses. Further, in order to ensure the best qualityfaoils is utilized a degree of
flexibility in siting the systems is required. Therefore, clustered or alternative development
patterns will be encouraged to ensure flexibility is achieved. In addition, given the technical
benefits of larger onsite systens individual on-site sewer systems will be discouraged.

Given the importance of long termmaintenance of onsite systems, development on each
Block shall be permitted where there is one owner, such as a condominium corporation. A
Condominium Corporation would establish a set of bylaws to enact a user charge system to
ensure adequate revenuegre generated for maintaining a fund to finance, operate, maintain
and repair and/or replace the system.

Policy P-41(d) Large common onsite sewage system(s) shall be required to service Blocks
A through D. The systems shall be operated and maintained by a single legal
entity, such as a condominium corporation. Certified operators shall be
retained to ensureregular on-site maintenance and monitoring is performed.

In siting the systems consideration shall be given to soil conditions, surface
drainage, groundwater table, and topography.
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The quantity of groundwater has also become a major issue in some portions of the Plan area.
Most residential uses throughout the plan area are serviced by esite wells. Over the past
number of years, however, residents have noticed an increased occurcerof water shortages

in individual wells.

The water quantity problems can be attributed to a number of sources. One major
consideration is the amount of subdivision activity that has occurred throughout the area. It
is well recognized that the amount of traditional subdivision development has ctibuted to

the groundwater supply=s inability to store water and to react swiftly to rainfall, or flooding,

as would a natural forested landscaped or otherwise undeveloped watershed. Moreover,
traditionally designed low density subdivisions have causedgsiificant reductions to the
baseflow of streams during dry weather, which have been especially severe when they
interfere with the recharging of groundwater aquifers.

In addition to the quantity, the quality of groundwater is also an issue in some portions of the
Plan area. Almost every watershed is affected by some form of water pollution, usually
propagated by discharging waste water into a watershed from identifiabler non-identifiable
locations. The impact of noRpoint source pollutants is almost instantaneous; behaving very
similarly to precipitation falling directly into a watercourse. Urban runoff generally contains

a wide variety of contaminants, such as, bacte&r, heavy metals, road salts, chemical
sediments, and a wide variety of organic compounds including petroleum hydrocarbons.
Consequently, as a watershed becomes increasingly more developed, the amount of runoff
increases, thereby magnifying its impact.

Soil erosion also greatly contributes to impacting the quality of water. Although erosion is a
natural phenomena, when earth is altered for purposes of development erosion, can be
devastating. As soil is stripped of its vegetation it becomes increasinghpre susceptible to an
accelerated rate of soil erosion. Ensuing this accelerated erosional rate is an increased
deposition of sedimentation in water bodies. Increased sedimentation will possibly cause fish
and plant life to die and water to become more ashmore polluted.

For these reasons, stormwater management and erosion and sedimentation controls must be
utilized. The primary intent of such measures will be to preserve significant areas of each
Block in its natural state. Focus should be on stabilizing slopes, reducirtge amount of
erosion, and reducing the amount of sediment runoff. In addition, stormwater management
techniques should ensure water quality and temperature is maintained. The retention of
natural vegetation will also help to maintain stream flows by reduing peak and potential
flooding, and aid in intercepting rain which will eventually evaporate back into the
atmosphere, or percolate through the soil.

Policy P-41(e) In consideration of all new housing on Blocks A through D Council shall
determine whether there is an adequate quantity and quality of water to
support all new residential development on each Block. It shall be the
intention of Council to minimize the impact on water quality through the
provision of stormwater management and erosion and sedimentation
controls. Council shall give consideration to the effects of development on the
water supply and quality in abutting residential subdivisions.
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School capacity is another issue throughout the Planning Area. Many of the schools are at or
over capacity. In fact, although a new school has been recently constructed in Hammonds
Plains area, this has only temporarily relieved the demand.

There are many factors which contribute to the growing school age population, however, one
important consideration is housing type. The single unit dwelling housing type, which
dominates the Plan area, typically generates more school age children than astiier housing
types. Based on the Halifax School Boarg assumption of a generation rate of .6 children
per single unit dwelling in comparison to a .16 children per multiple unit dwelling, a
subdivision of 100 unit single unit dwellings would generate 6€hildren versus a total of 16
children from a 100 unit multiple or townhouse dwelling project.

Clearly, alternative housing to single unit dwellings within the Glen Arbour development will
lessen the overall impact of a burgeoning school age population. Despite this understanding
it is difficult to accurately anticipate the exact number of childrenthat would be generated
from the townhouse or multiple dwelling projects. Therefore, where necessary, new
Townhouse and Multiple Dwelling uses shall be phased to ensure school capacity reflects the
level of residential development on Block A, B, C and D.

Policy P-41(f) In consideration of residential development on Blocks A, B, C, and D of the
Glen Arbour development, Council shall determine the proposal is not
premature or inappropriate by reason of the adequacy or proximity of
schools.

Another concern ofthe local community is that the number of public recreation opportunities
appears to be disproportionate to the amount of residential development occurring within the
Plan area. Clearly, the golf course offers an important recreational opportunity for reglents

in the Plan area, however, the facility caters to a specific clientele, and does not satisfy the
demands of the general resident population for passive and active recreational needs.

In recognition of the lack of passive and active recreation opportunities, high intensity
residential uses on Blocks A through D will only be considered where significant areas of open
space is provided for both passive and active recreation opportunities-urther, these areas
will not be subdivided to ensure designated open space are available in perpetuity of the
development. Specifically, open space shall be deed restricted to prohibit future subdivision
or development.

Passive recreation opportunities for the general public, such as walking and hiking trails, will
also be provided in conjunction with Blocks A, B,and C. Priority shall be placed on areas
which facilitate a continuous pedestrian trail system throughout thePlan area, and where
important natural environmental features, such as Thompson Run, are protected.

Policy P-41(g) It shall be the intention of Council to require a comprehensive site plans
depicting areas of open space. Not less than 80% of the gross area of each
Block shall be allocated to and shall remain in common open space in
perpetuity. Private passive and private active recreation opportunities may
be provided within the open space area on each Block. Public areas of open
space shall be provided along Thompson Run. A public trail system may be
developed by HRM on the dedicated public parkland butting Thompson
Run and shall provide a continuous pedestrian system to connect abutting
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residential neighbourhoods and provide a natural buffer along significant
environmental features.

The design of the transportation system is an essential element in consideration of higher
intensity land uses. Continued residential development in the Plan Area will impact the level
of service of roads and adjacent areas. Parts of the road system, arpcular, the Hammonds
Plains Road, is in danger of decreasing the level of service provided to motorists during peak
periods. This decreased level of service will occur as a result of more and more subdivisions
being developed with access off Hammonds &hs Road. As such, a traffic impact study
should be provided at each phase of the development, in order to evaluate its impact on the
Glen Arbour/ Hammonds Plains Road intersection.

Policy P-41(h) In consideration of the proposed Townhouse or Multiple Dwelling uses, a
traffic impact study, where determined by the Municipality and/or the
Nova Scotia Department of Transportation & Public Works, shall be
submitted by the applicant to denonstrate the proposed development will
not reduce theAlevel of servicg® of the external transportation network
below an acceptableAlevel of servicg® as defined by the Municipality
and/or the Nova Scotia Department of Transportation & Public Works.
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THE BEDFORD WEST SECONDARY PLANNING STRATEGYun 2/09;EJun 27/09)

Background

In 2002, Regional Council directed that a master planning study be undertaken on lands on
the west side of the Bicentennial Highway, in the vicinity of Hammonds Plains Road and
Kearney Lake Road. The study was initiated in response to requests from two grerty
owners to allow for development on municipal sewer and water services. Annapolis Group
Ltd. owned approximately 1,200 acres and proposed to develop a comprehensively planned
community while several family members requested municipal approvals to a for a
further 40 acre expansion of Peerless Subdivision with single unit dwellings.

In 2003, Council approved a study area boundary, study terms of reference and a public
participation program“. The study area boundaries, encompassing a total area of
approximately 2,600 acres, are illustrated on Schedule BW. The terms of reference were to
prepare conceptual community plans which:

anticipate future community needs having regard for trends in demographics, housing
affordability, building technologies, economics and social issues with specific
consideration given to how the community proposed could fulfill a role in responding to
needs within a regional context;

integrate design with established neighbouring communities in terms of the natural and
man made environment;

reduce travel time and energy requirements, encourage the use of public transit,
pedestrian and cycling facilities and enhance public safety through innovative
integration of land use components with the transportation and open space systems;
preserve sensitive environmental areas and unique cultural features and respond to the
opportunities and constraints imposed by the environment;

maintain adequate service levels for municipal infrastructure (sanitary sewer, storm
drainage, potable water and road systems) both within the area of new development and
off-site while minimizing costs to all parties;

allow for design flexibility in recognition of future changes to external
circumstances/market conditions;

minimize future demands on theMunicipality =s fiscal resources (capital and operating
budgets) and provide fair and predictable cossharing of community infrastructure
costs between the Municipality and individual property owners in terms of division and
timing in accordance with the Municipality=s Capital Cost Contribution Policy;

provide policy guidance for more detailed negotiations with property owners/developers
with specific consideration given to phasing of development with associated community
infrastructure and the responsibilities of each party (property owners/developersral
the Municipality.

A public participation committee was appointed with citizen representatives from Bedford,
Hammonds Plains, and Princes Lodge/Clayton Park. The committees mandate was to
ensure the public had opportunities to express opinions; collaborate with staff and developers

4 Details can be found in a staff report re: Bedford West Master Plan (Project 00382), dated January 17, 2003 and piresented at
February 25, 2003 session of Regional Council.

Beaver Bank, Hammonds Plains and Upper Sackville MPS Page60



in preparation of a plan; provide advice on policy and regulatory documents proposed; and
confer with the Regional Planning Advisory Committee (the RPC).

The Bedford West master planning study was undertaken while a regional planning program
that was being prepared under the supervision of the RPC. This secondary planning strategy
has therefore been prepared in accordance with the master plan study terms wdference
established by Council and in conformity with all relevant regional plan policies being
proposed.

Environmental Protection
Lakes and Watercourses

A vast majority of the study area is within Paper Mill Lake watershed which includes
Washmill Lake, Quarry Lake and Suzie Lake. Dam structures control water elevations at the
outlets of Paper Mill Lake, Kearney Lake and Quarry Lake. The dams which remain nder
the ownership of Annapolis Group have historically been used for power generation at a
turbine on Moirs Mills. Today, the lakes are used for various recreational activities such as
swimming, fishing and boating - activities which are highly valued bythe surrounding
communities and which are dependent upon maintenance of the dams.

Annapolis Group has entered into negotiations with the Province pertaining to the upgrading
of the dams and has proposed that control gates be introduced for flood control and storm
water management purposes. Two studie®edford Dams Comprehensive Revié8GE Acres,
October 2003) andBedford West Stormwater Management PBesign Brief (SGE Acres,
March 2004) were submitted by Annapolis to the Province in support of this proposal.

The Municipality supports preservation of the dams and the introduction of flow control
mechanisms which reduce flood risks and which further good stormwater management
practices provided that lake levels are maintained within ranges needed to sustain reation
activities and maintain shoreline aesthetic. The Municipality also supports an ownership plan
to ensure proper long term operation and maintenance of the dams.

Annapolis Group also had two further studies prepared in support of ks development
proposal: Water Quality Assessment of Water Bodies Contained in the Bedford West Planing
Area Using a Phosphorous Loading Model Approa@alhousie University Centre for Water
Resource Studies, April 2004) an@edford West Planning Area: Subwatershed Management
Plan (Jacques Whitford, May 2004).

The first study concluded that best management practices may be needed both during
development and afterward to maintain a water quality in the lakes that is satisfactory for
recreational activities. Leaching from septic fields from existing development iadjacent
areas may also contribute to phosphorous loading and mitigative measures may be needed
over the long term. The study recommended that a monitoring program be established on
lakes throughout the watershed.

The Jacques Whitford study examined the characteristics of the watershed and the proposed
development and prepared guidance for more detailed stormwater management plans.
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Objectives:

to undertake storm water management planning on a watershed basis with community
design based on natural drainage patterns;

to prevent flooding of properties and safeguard flood plains;

to preserve the water quality of lakes and rivers;

to preserve groundwater flows;

to support regional initiatives in solid waste recovery, Halifax Harbour remediation and
watershed management.

Policy BW-1:

No development agreement shall be approved unless a master storm water management plan
has been prepared, reviewed by the Bedford Waters Advisory Board and accepted by the
Municipality. The management plan shall:

€) identify significant constraints and sensitivities with regard to flood potential, and
environmental features and provide appropriate protection measures;

(b)  provide estimates of predevelopment and post development flow rates (where post
development flow rate means the expected flow rates upon full build out of an area as
permitted by the development agreement) at critical locations within watercourses
such asat culverts and other road crossings and at downstream developments;

(c) outline the type and location of storm water management facilities and the approach
to protecting receiving waters from contamination, excessive flow rates and loss of
aguatic habitat and to protect the quantity and quality of groundwater flows; and

(d)  conform with the recommendations of the Bedford West Planning Area Subwatershed
Management Plan (Jacques Whitford: May 2004) unless otherwise acceptable to the
Municipality and the Province.

Policy BW-2:

No subdivision approvals shall be granted unless the detailed design specifications conform
with the master stormwater management plan approved under policy B\AL.

Policy BW-3:

A water quality monitoring program shall be undertaken for the Paper Mill Lake watershed,
illustrated on Schedule BW2 to track the eutrophication process. The program is to be
designed in accordance with national guidelines established by the Canadian Council for
Ministers of the Environment (the CCME guidelines)and undertaken by agqualified persons
retained by the Municipality and financed in whole or in part by developers within the
watershed area. Specifics of the program are to be negotiated under the terms of a
development agreement in consultation with the Bedford Watershed Adsory Board. The
monitoring program shall:

(@) specify the duration of monitoring for the pre-construction, construction and post
construction phases of development. Preonstruction phase means a period of time
before construction activity starts. Postconstruction phase means a period of time that
commences at full build out of the area permitted by a development agreement.
Construction phase means the full time period between the preonstruction and post
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construction phase);

(b) specify the physical and chemical water quality indicators to be measured, the location
and frequency of testing and the format of submissions to the Municipality in each
phase referenced under clause (a);

(c) establish physical and chemical water quality indicator threshold levels for the
recreational uses of the lakes which would be used as a basis for reevaluating
watershed management controls and future development potential within the area.
The threshold indicators are to be established prior to any development approvals
being granted;

(d)  conform with all water quality policies, specifications, protocols and review and
approval procedures approved by Regional Council.

Policy BW-4:

Where the Community Council is satisfied that a development agreement application has
been made for a development proposal which could not be reasonably expected to impact the
guality of water within the Paper Mill Lake watershed, the requirements of poliy BW-3 may

be waived.

The Community Council shall seek the advice of the Bedford Watershed Advisory Board
before granting any waiver.

Policy BW-5:

In the event that water quality threshold levels, as specified under clause (c) of policy B8Y

for Paper Mill Lake or Kearney Lake are reached, the Municipality shall undertake an
assessment and determine an appropriate course of action respecting watedhmanagement
and future land use development in the area. An assessment shall consider the CCME
guidelines. Water quality thresholds and any assessment reports shall be made available to
the public.

Policy BW-6:

No stormwater shall be discharged directly into any natural watercourse without the use of
mitigative measures as stipulated in under the stormwater management plan and in
accordance with municipal and provincial guidelines.

Policy BW-7:

No development, grade alteration, excavation, fill, pavement or removal of natural vegetation
shall be permitted within one hundred (100) feet of the high water mark, or within the limits
of any 1 in 20 year flood plain of Kearney Lake, Kearney Lake Run oBlack Duck Brook or
within sixty -six (66) feet of the high water mark of any other watercourse, or within the limits
of any 1 in 20 year flood plain of any watercourse, except as provided for by development
agreement in accordance with an approved water anagement plan approved pursuant to
the provisions of policy BW9 or as provided to allow for trail systems, transportation
crossings or utilities.
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Preservation of Trees and Environmentally Significant Features:
Objectives:

to identify, preserve and maintain significant environmental features;

to protect riparian buffer areas around lakes and watercourses;

to minimize site disturbance, maximize tree retention and to restore trees over area
which have been disturbed by development activities

Policy BW-8:

No development agreement shall be entered into over lands on which trees have been removed
except:

(@) as may be required for a bonafide land survey;

(b)  to satisfy any provincial or federal requirements; or

(c)  where, in the opinion of Council, the extent of such cutting would not preclude
achieving the three objectives stated above.

Policy BW-9:

Within any watercourse protection setback established under policy BW, no vegetation or
soil shall be removed omltered unless a management plan has been approved to provide for
restoration of vegetation, shoreline access paths, habitat management, safety and welfare or
shoreline recreation where such provisions may be made without adversely affecting the
primary purpose of preserving water quality in the lake. Any study or management plan
submitted pursuant to this clause shall be prepared by a person qualified to make the required
determinations and an approval procedure shall be established under the terms of a
development agreement.

Policy BW-10:

Wetlands, lakes, watercourses, endangered species habitat and any other features of
environmental significance shall be delineated as nedlisturbance areas under development
agreements. Nordisturbance areas shall be located to allow for continuity of nodlisturbance
areas on abutting lots, municipal parkland and open space dedications, and natural areas
adjacent to watercourses.

Policy BW-11:

A tree replanting program shall be incorporated into development agreements. The program
shall specify the locations, number, type and diameter of trees to be planted. The type of trees
shall be indigenous to Nova Scotia.

Policy BW-12:

Development of major land areas on slopes in excesstaienty-five percent (25%) shall be
prohibited under any development agreement except where it can be demonstrated that such
development would not create any hazard and could better preserve open spaces or areas of
environmental value
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Policy BW-13:

The Municipality may allow for modifications to the service system specifications adopted
under subdivision regulations where such modifications would enhance the ability to preserve
the natural environment without compromising the intended objectives oftte service systems.

Municipal Services

The feasibility of servicing the Bedford West area was examined and compared to ten other
potential development areas around the metropolitan area under the regional planning
program. A study concluded thatBedford West was one of two study areas with minimal
constraints to development and had low servicing costs per aére

Servicing costs were deemed low because there was already considerable infrastructure in the
area which could be utilized for new development. The transmission main from the Pockwock
Lake water supply to Halifax extends along Kearney Lake Road making a pable water
supply readily available. Halifax Regional Water Commission had previously commissioned
a study to determine infrastructure needed to service this aréa

Traffic from Bedford West is easily accessible to the Bicentennial Highway a principle
arterial road for the region - via interchanges at the Hammonds Plains Road and Kearney
Lake Road and from a future interchange proposed with Larry Uteck Boulevard. Anapolis
Group Ltd., the major land owner within the Bedford West study area, prepared a
transportation plan which concluded that minimal investment in transportation
infrastructure would be required by the Municipality to facilitate development of this area'’.
The study identified transportation upgrades needed and a phasing plan.

Through the regional planning program, the Municipality has sought to encourage
alternative transportation modes to the automobile. Bedford West is well situated to integrate
with regional transit and trail systems and consideration was given to how the gonunity
could be designed to take advantage of these attributes.

Bedford West could be connected to either the municipal sanitary collection sewer system
which is discharged to Mill Cove treatment plant or to the system which will discharge to the
new Halifax treatment plant. In both instances, sewage would have to beimped to existing
gravity mains in the Hammonds Plains Road (discharging to Mill Cove) or in Kearney Lake
Road (Halifax system). Careful consideration was given to available capacities for new
development when allocating sewage flow from Bedford West to &aof these systems.

A development phasing plan has been developed which integrates various servicing needs
and, in accordance with the Municipality=s capital cost contribution policy, an infrastructure

® CBCL Ltd. & Marshall Macklin Monaghan. Final Report: Greenfield Areas Servicing Analysis Repdttepared for Halifax
Regional Municipality. July 2004.

6 CBCL Ltd. Birch Cove North/Bedford West Watefrastructure Master PlanPrepared for Halifax Regional Water Commission.
February 1999.

‘MRC Delphi. Bedford West Master Plan: Transportation Studiebruary 2004.
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charge area will be established under the subdivision baw to recover the costs of
infrastructure needed to accommodate new development.

Objectives:

to ensure that the municipal servicing systems are designed to satisfy the ultimate
demands anticipated from this community and that services are phased with
development to provide satisfactory service levels at all times;

to employ service standards that are economical and innovative, and that achieve
municipal objectives and policies, including public safety, healthy lifestyles and
environmental protection;

to safeguard the capacity of the Halifax and Mill Cove sewage treatment plants;

to facilitate the safe and convenient movement of pedestrians and cyclists within the
community and to surrounding neighbhourhoods;

to allow for a convenient and cost efficient public transit system that can provide a high
level of service to residents in the community and which can integrate with the regional
public transit system;

to encourage synergy between land uses, lifestyle needs and transportation modes;

to minimize motor vehicle traffic impacts on the regional transportation system;

to preclude excessive traffic levels in residential neighbourhoods;

to allow for efficient access to places of commerce and employment in the community;
to recover the cost of new infrastructure needed to service development within the
secondary plan areas in accordance with the capital cost contribution policy adopted by
the Municipality.

Water and Sanitary Sewer Systems:
Policy BW-14:

The water distribution system shall conform with the recommendations of the Birch Cove
North/ Bedford West Water Master Infrastructure Plan (CBCL, 1999) and with the system
schematics illustrated on Schedule BWB unless otherwise acceptable to the HalifaRegional
Water Commission and no development shall be approved by the Municipality unless notified
by the Commission that the proposeddistribution system conforms with all design and
operating specifications established

Policy BW-15:

The sanitary sewer system shall be designed in conformity with the schematics illustrated on
Schedule BW4 and in accordance with theMunicipality =s Service Systems Specifications, as
amended from time to time. Sewage flow calculationsshall be based on an assumed
occupancy of 3.35 persons per single unit, twanit or townhouse dwelling and 2.25 persons

per unit in each multiple unit dwelling; 50 persons per acre for general commercial uses
within the Community Commercial Centre shown onSchedule BW7 or proposed within Sub

Area 9; and 40 persons per acre for mixed use business campus uses; and 30 persons per acre
for local commercial, @mmunity facility and institutional uses?.

8 For the purposes of this Secondary Planning Strategy, all density calculations are based on gross area.
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Policy BW-16:

Based on the assumed occupancies under policy B¥% and the phasing plan illustrated on
schedule BW6, the sanitary sewer system shall be designed to satisfy the following conditions:

(@ a maximum density of 50 persons per acre shall be permitted for all lands designated
community commercial centre within SubAreas 7 and 8 as illustrated on schedule
BW-7;

(b)  For all other Sub-Areas or part thereof, a maximum density of 20 person per acre shall
be permitted; and

(c) the temporary pumping station and forcemain, illustrated asAPS (TEMP)@ and
AFORCEMAIN (TEMP) @ on schedule BW4, shall be permitted to service a
maximum of 6,100 persons where upon the permanent pumping station and forcemain
along the Kearney Lake Road must be designed and constructed to service all lands
intended to flow to the Halifax Sewage Treament Plant (as illustrated on schedule
BW-4). This requirement may be waived if:

(1) the financing for the construction for the permanent pumping station and
forcemain has been secured by the Municipality and a time frame for
construction agreed upon; and

(i) there is sufficient capacity remaining in the temporary pumping station and
forcemain to allow for additional sewage discharge to the Mill Cove Sewage
Treatment Plant.

In the event that any SubArea is not developed to the maximum permitted density, the
Municipality may consider allowing the difference to be allocated to another SulArea
provided that the development proposal conforms will all other policies establishadhder this
secondary planning strategy.

Transportation:
Policy BW-17:

A community street and trail system shall be developed in substantial conformity with the
designations and alignments presented on Schedule BSVexcept that variations to the
alignment may be considered to enhance safety, provide a better fit with the na#l terrain,
mitigate surface runoff or preserve significant environmental features. The following
requirements shall be applied:

(@) the connector road from Kearney Lake Road to the Lary Uteck Drive interchange
shall be designed with a rightof-way width sufficient to allow for two lanes of through
traffic with turning lanes at intersections. Direct driveway access shall be restricted to
commercial developments in the vicinity of the interchange and all other accessadih
be restricted to street intersections. The need for sidewalks will be determined at the
time a street plan is submitted in association with a development agreemdnot Sub-
Area 9 as illustrated on Schedule BA6;

(b)  the Community Collector Road shall be designed as an urban minor collector with
sufficient right-of-way width for two lanes of traffic, turning lanes, where required,
and sidewalks on both sides. Direct driveway access shall be restricted to commercial
developments, apartment buildings, institutions and clustered housing developments
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comprised of at least eight housing units with one driveway access to the Community
Collector Road. One or more rotaries may be permitted,;

(c) community trail systems shall be constructed by the developer of the lands on which it
is located with the design specifications negotiated under a development agreement.
Trails shall be designed and constructed in accordance with the Guidelines of the Nova
Scotia Trails Federation unless otherwise acceptable to the Municipalityariations to
the Municipal Service Specifications for sidewalks may be considered where a trail is
proposed which would provide improved accessibility for pedestrian travel irthe
community; and

(d)  phasing of transportation system upgrades shall be undertaken in accordance with the
recommendations of the Transportation Plan (MRC Delphi, February 2004) unless
otherwise agreed to by the Municipality and the Province.

Policy BW-18:

The Municipality shall prohibit motorized conveyances on all trails, except maintenance,
emergency or patrol vehicles, and except electric wheelchairs or similar devices required for
mobility by persons with disabilities.

Policy BW-19:

Variations to municipal service system standards may be considered where such variations
conform with the principles set forth in the Transportation Association of Canadas AA New
Vision for Urban Transportation @ or any other guidelines or policies acceptable to the
Municipality. Consideration shall be given to the objectives and policies established under
this Municipal Planning Strategy, public safety, environmental and lifestyle factors, and
capital and operaing costs as well as other benefits to the Municipality, such as construction
of trail systems on public lands.

Development Phasing and Cost Recovery
Policy BW-20:

A development SubArea plan is established for this secondary plan area &aBustrated on
Schedule BW6 in which the following conditions shall apply:

(@  Any approvals within Sub-Areas 1 to 12 will also be contingent upon availability of
capacity within municipal service systems;

(b)  any development agreement entered into within Suldreas 2 to 8 and 12 shall include
provisions for all new development intended within the SutArea;

(c) no municipal approvals will be granted for SubAreas 7, 8 and 9 until the Highway
102/Larry Uteck Drive interchange and Kearney Lake Road connector are
constructed or financing has been secured and a time frame for completion agreed
upon;

Policy BW-21.:

In accordance with the provisions and requirements of the Municipalitgs Infrastructure
Charges Best Practice Guide and Part Il of this Municipal Planning Strategy, an
infrastructure charge area shall be established under the Subdivision Bgaw over the area
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governed by this Secondary Planning Strategy and no subdivision approvals shall be granted
until infrastructure charges are in effect.
Land Use

The following development guidelines are based on Schedule B8V Development Phasing.
The Community Concept Plan (SubAreas 2, 3, 4, 6, 7, and 8)

A Community Concept Plan has been prepared over lands owned by Annapolis Group Inc.
the major land owner within the master plan study area, as well as a 50 acre parcel owned by
the Municipality adjacent to the Hammonds Plains Road/Bicentennial Highway iterchange.
The Plan, presented as Schedule BWY, illustrates the main land use and transportation
elements proposed.

The design principles incorporated into the plan are highlighted as follows:

Lands needed for daily living activities- housing, shops, workplaces, schools, parks, and
civic facilities - are integrated within the community;

The community collector streets facilitate efficient public transit routes which can
provide a high level of service to the residential neighbourhoods and activity centres
within the community and which conveniently connect with the regional transit system
Lands bordering Kearney Lake and Kearney Lake Run which are valued by the
community for their aesthetics and recreational potential have been reserved for public
uses;

A sidewalk and trail system extends throughout the community which connects residents
to the park system, commercial and other activity centres, and a future regional trail
system which would extend from Clayton Park to Jacks Lake;

The street system has been designed to prevent external traffic from traveling on local
streets while accommodating pedestrians and cyclists throughout the community;

The residential neighbourhoods encompass lands of varying topography allowing for
differing identities and a range of housing opportunities within each;

Lands have been allocated for a mixed use business campus adjacent to the Hammonds
Plains Road/Bicentennial Highway which can potentially provide employment
opportunities for residents of Bedford West and the surrounding community without
introducing additional traffic on local residential streets.

The Community Concept Plan provides guidance for the overall development of this
community. More detailed objectives and poliees for each element are presented in the
following sections.

Policy BW-22:

The Community Concept Plan, presented as Schedule B\W shall form the framework for
land use allocation within the master plan area and all policies and actions taken by the
Municipality shall conform with the intent of this plan. A comprehensive development district
zone shall be applied to all lands within the community concept plan area and any
development of the land shall be subject to approval of a development agreemdntthe event
that the lands allocated for the proposed Highway 113 rightf-way are not required by the
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Province for a highway, then the lands may be used for development permitted within the
abutting land use designation.

Policy BW-23:

To facilitate a variety of housing types and achieve both the overall density and open space
allocations envisioned by the Regional Plan, consideration may be given to varying
development standards established under the Municipal Planning Strategy and Landse By
law. More specifically standards pertaining to lot area, lot frontage, lot coverage, setbacks
and building height may be varied to reflect the uniqueness of each Siirea, the market
being targeted and the theme of that Suld\rea.

If required, terms may be incorporated in a developmenagreement to ensure functional and
aesthetic objectives are achievedRC-May 20/14;E-Jun 14/14)

Parks and Open Space

The Open Space Designation encompasses lands around the major watercourses traversing
the study area- Kearney Lake, Kearney Lake Run and Black Duck Brook- as well as smaller
watercourses. These lands offer opportunities for recreational activities, endnmental
protection and preservation of areas which are highly valued for their aesthetics. Within
these areas, paths for pedestrians and cyclists are proposed as well as facilities for passive
recreational activities.

Areas for active playgrounds are more centrally located. Four sites have been reserved for
schools along the community collector road where sports fields and playgrounds would be
suitably located. Neighbourhood parks are to be integrated within residentiadreas.

Policy BW-24:

The areas designated as Open Space on Schedule BVghall be reserved for recreational
uses, conservation uses including stormwater management and environmental protection.
Provided that the area of the designation is not materially reduced, the boundaseof the
Open Space Designation may be varied where such changes provide:

- enhanced protection of environmentally sensitive site features;

- more opportunity for preservation of significant aesthetic features;
- more suitable lands for recreational uses; or

- a more functional trail system for pedestrians and cyclists.

The intended purpose of all open spaces shall be identified and agreed to in a development
agreement application. Lands within the Open Space Designation may be allocated to satisfy
the Municipality =s Subdivision Bylaw requirements for parkland dedication.

Policy BW-25:
Street crossings of the Open Space Designation shall be minimized and any trail development

within a watercourse buffer zone established under policy BW shall be subject to the
requirements of policy BW-9.

Beaver Bank, Hammonds Plains and Upper Sackville MPS Pager0



Policy BW-26:

No stormwater management, sanitary sewer or water service system shall be located within
the Open Space Designation which would adversely affect environmentally sensitive areas,
detract from the aesthetics of the area or impair any recreational functions intended.

Policy BW-27:

In the event that the Municipality is unable to determine whether any undertaking will
adversely affect environmentally sensitive areas, the Municipality shall require that an
environmental impact analysis be undertaken at the cost of the developer by arpen

qualified to make such a determination and as selected or agreed upon by the Municipality.

Policy BW-28:

The development of all recreational facilities shall conform with the HRM Guidelines for
Parkland Planning adopted by Council.

Policy BW-29:

Prior to any subdivision approval being granted, the developer shall prepare a recreation
facilities plan for the development of recreational facilities for lands to be conveyed to the
Municipality for parkland and open space dedication. The plan shall cosider facility
requirements in relation to present and future community needs, safety and convenience,
environmental protection or enhancement, financial resources and phasing.

Policy BW-30:

Community parks are intended to be located on lands reserved for schools within the
Institutional/Residential designation shown on Schedule BW. In the event that schools are
not developed on these lands, the Municipality may require that these lands oogions
thereof be reserved for community parks

Residential Neighbourhoods

The following objectives have been identified for residential development within this
community:

to plan neighbourhood development on a comprehensive basis;

to support and integrate housing opportunities for a variety of income levels, lifestyles
and age groups;

to foster individual neighbourhood identities with attractive streetscapes and distinctive
architectural and landscaping themes;

to preserve natural drainage systems and areas of unique or sensitive terrain and
vegetation and to encourage development designed to suit the natural terrain and reduce
negative impacts on the natural environment;

to provide attractive, comfortable and convenient routes for pedestrians and cyclists that
connect with the community trail system, local commercial and community facilities and
public transit stops;
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to provide neighbourhood parks at convenient locations that are comfortable, visible and
conform with the principles of crime prevention through environmental design
(CPTED);

to encourage innovative design within clearly defined performance criterion;

to provide an effective integration with established neighbourhoods and to provide for
adequate buffers from abutting commercial and industrial developments.

Policy BW-31:

The following matters shall be considered for all development agreement applications within
a Residential Neighbourhood Designation shown on Schedule BW

(&) the density of housing units shall noexceed six units per acre per SulArea except
that if the maximum density permitted in one development SutArea is not achieved,
the Municipality may consider transferring the difference between the maximum
permitted and actual number of housing units to aother development SubArea
provided all policy criterion can be satisfied and the housing density does not exceed
seven units per acre in any development Sufirea;

(b)  community facilities such as schools, churches and day care centres and businesses
that provide goods and services at a neighbourhood level, such as convenience stores,
may be permitted within a residential neighbourhood. Convenience stores shall be
encouraged to locate at intersections with a Community Collector Street and at transit
stops;

(c) sidewalks and pathways facilitate comfortable and convenient pedestrian travel to
transit stops on the Community Collector Street System, the Community Trail System
and to community services;

(d)  the design of neighbourhood streets facilitate shared use by cyclists and encourage safe
vehicular speeds and discourage shodutting and excessive speeds by automobiles
while enabling direct routes for pedestrians and cyclists;

(e) avariety of housing types is provided within each Suldrea and distributed so as to
avoid a congested appearance of streetscapes;

() the allocation of housing and the massing and placement of buildings contributes to a
sense of community vitality, energy conservation, surveillance of public spaces and
provides an effective integration with established neighbourhoods;

(9) building locations, height, scale, site and architectural design, landscaping, and
streetscape elements reinforce the themes of neighbourhood identity, pedestrian safety
and compatibility with the natural environment;

(h)  single unit dwelling lots have a minimum street frontage of 40 feet, a minimum area of
4,000 square feet, a minimum side yard of 4 feet, and a minimum separation of 12 feet
between buildings;

) natural vegetation, landscaping or screening is employed around parking areas for
institutional and multiple unit buildings to provide screening from streets and, for
buildings containing forty-eight or more housing units, provision of underground
parking or a structure allowing for stacked parking shall be a mandatory component
of the onsite parking supply;

()] Vegetation is maintained or landscaping measures, a fence or other physical barrier
provided so as to provide a buffer between new developments and commercial or
industrial developments which is effective in ensuring public safety and mitigating
visual or noise impacts;

(K) all open space dedications proposed conform with the objectives and polices adopted
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for open space under this secondary planning strategy and any administrative
guidelines adopted by the Municipality; and

() the proposal conforms with all applicable provisions and requirements adopted under
this Secondary Planning Strategy regarding environmental protection, the community
transportation system and municipal services.

Policy BW-31A (RC-May 20/14;E-Jun 14/14)

Notwithstanding clause (h) of policy BW31, within Sub-Areas 7 and 8 of Schedule BV,
single unit dwelling lots may be permitted on lots with a minimum street frontage of 34 feet,
a minimum area of 3,400 square feet, a minimum side yard of 4 feet, and aimmum
separation of 12 feet between buildings provided that each dwelling contains-site parking
for two vehicles with one being an enclosed parking space within the dwelling and
consideration is given to policy BW23.

The Community Commercial Centre

The Community Centre Designation envisions a built form with a diverse range of
commercial, civic and residential activities. Thdollowing objectives are intended:

to provide a focus for pedestrian oriented community and commercial activities with the
community;

to create a built form reminiscent of a town square or main street;

to foster activities for all ages and a wide range of lifestyles in a safe and secure
environment;

to encourage innovative design and comprehensive planning;

to support public transit.

Policy BW-32:

A range of community commercial, higher density residential, institutional, and recreational
uses may be permitted within the Community Commercial Centre Designation shown on
Schedule BW?7 subject to consideration of the following matters:

- preference is given to limiting parking or loading areas between a building and the
Kearney Lake Road or the Community Collector Road and any buildings with
commercial occupancies should be located in close proximity to the street line;

- natural vegetation, landscaping or screening is employed around parking areas and
measures are employed to provide safe and convenient pedestrian access to the
buildings they are intended to serve;

- sidewalks and plazas are provided so as #ncourage a secure and inviting walking
environment throughout the commercial centre and to neighbouring residential
neighbourhoods;

- provisions are made for the storage of bicycles;

- exterior materials, street furniture; trees, lighting and landscaping measures are
incorporated in buildings to foster an interesting and secure environment;

- the windows, exterior features and materials and signs employed in any building
create a sense of interest from public streets;

- the massing and height of buildings are consistent with and contribute to an pedestrian
oriented environment;
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- the proposal conforms with all applicable provisions and requirements adopted under
this Secondary Planning Strategy regarding environmental protectiojthe community
transportation system and municipal services.

The need to provide for the needs of residents of Bedford West is key to the Commercial
Designation, further to this; the need to provide for the sale of gasoline to residents of Bedford
West has been identified.

Policy BW-32A (RC-May 20/14;E-Jun 14/14):

Within the Community Commercial area it shall be the intention to enable the sale of gasoline
at gas bars located proximate to the commercial and transportation core of Bedford West.
Further, the establishment of other Highway Commercial uses such as autative service
uses shall not be considered as they are more appropriate in the General Commercial area.
Council may consider the establishment of design, architectural and aesthetic guidelines for
gas bars within the Community Commercial area to ensure @t gas bars are designed
appropriately. Regulations shall be established through the Bedford Land Use Bgw to limit

the permitted location of gas bars as follows:

i) Gas bars shall be permitted in SubArea 8;

i) Where permitted, gas bars shall be located within 180 metres (590 feet) of Kearney
Lake Road and have driveway access to Kearney Lake Road or the community
collector road; and

iii) Within Sub-Area 8, gas bars shall be located to the north of the community collector
road.

The Community Commercial Centre Designation might also be ideally located for public
transit and park and ride facilities which could be utilized by residents of neighbouring
subdivisions, such as Kingswood and Blue Mountain, where direct transit provisiors not
feasible.

Policy BW-33:

The Municipality may enter into an agreement to lease or purchase lands within the
Community Commercial Centre Designation for public transit and park-and-ride facilities

on either a temporary or permanent basis. Sitgreference will be given to lands directly
abutting a Community Collector Road and from which access from Kearney Lake Road or
the Community Collector Road could be conveniently and safely secured. Such facilities may
include parking structures.

Institutional

Sites have been reserved along the Community Collector Roads for schools or other civic
buildings and parks. In the event that they are not needed for institutional purposes, the sites
may be developed with residential uses.

Policy BW-34:

Lands designated Institutional on Schedule B are intended for development of schools or
other civic buildings, such as libraries or churches, which could benefit from being located on
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a collector road at central locations within the community, as well as community parks. No
development agreement shall be entered into if notified by the Halifax Regional District
School Board that such lands are required for a school site. This provisiashall remain in
effect until the greater of five years from the date of entering into a development agreement
for the development SubArea in which the site is located or building permits have been
granted for 90 percent of the lots within the developmenSub-Area. In the event that the
School Board or the Municipality does not acquire the site within this time frame, the
property may be developed with alternative institutional uses or with residential
developments that are compatible with established resahtial neighbourhoods and which
conform with the requirements of policy BW-30 and BW-31. (RC-Jun 20/06;EJul 29/06)
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SCHEDULE BV8: BEDFORD WEST WATER SERVICE SY SR&Mn 20/06;E-Jul 29/06)
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