
Public Hearing 
PLANAPP-2025-00792

Ja
nu

ar
y 

12
th

, 2
02

6 

Substantive Amendment to Development 
Agreement : 131 Hanwell Drive, Middle Sackville  

North West Community Council

Presenter Notes
Presentation Notes
Good evening community council. My name is Craig Wournell, I'm a planner 2 with the enabled application group at HRM Planning and Development and this is a presentation for PLANAPP-2025-00792 regarding substantive amendments to an existing development agreement at 131 Hanwell Drive. . 
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PLANAPP-2025-00792

Applicant: WSP Canada 
Location: 131 Hanwell Drive 
Proposal: Extend Completion and 
Commencement Dates & Amend non-
substantive section of DA  
Type of Application: Substantive 
Amendment to a Development Agreement 

Proposal 

Presenter Notes
Presentation Notes
The applicant is WSP Canada, and the location 131 Hanwell Drive at the corner of Margison, Swindwon and Hawell Drive in Middle Sackville. The applicant is proposing substantive amendments to the existing development agreement which permits a mixed use building. 
Specifically, the applicant is requesting a 5-year extension to the commencement of construction and an 8-year extension on the completion of construction dates. 
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PLANAPP-2025-00792

General Site location in Red Site Boundaries in Red

Site Context

Presenter Notes
Presentation Notes
To provide some location context the photo on the left shows the site in a red circle close to highway 102 where we see McCabe Lake at the bottom left corner and Webber Lake to the right abutting the highway. The photo on the right shows the site, again outlined in red.
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PLANAPP-2025-00792

Site Photos/Neighbourhood Context

View of site from Margeson Dr. View of site from Hanwell Dr. 

Presenter Notes
Presentation Notes
Some additional photos of the site. On the left were looking south-east from Margeson drive and the photo on the right northwest at the corner of Swindon and Hanwell Drive here we note the lot Is currently vacant. 
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PLANAPP-2025-00792

Previously Approved Agreements 
Case 01027 – Original Agreement made on 
July 10thth, 2008, for Sunset Ridge Subdivision

Case 16722 – First Amending Agreement 
made on March 7th, 2011, to reduce the 
minimum side yard measurements. 

Case 22820 – Second Amending Agreement 
made June 20th, 2022, to allow for a Mixed Use 
Development at 131 Hanwell Drive. 

Presenter Notes
Presentation Notes
As mentioned, this Is application is a substantive amendment to an existing agreement, I have noted the preceded cases here. 
The initial Sunset Ridge Subdiviosn Development Agreement made in 2008 then the first amending agreement to amend minimum sideyard requirements then the second amending agreement which was substantive in nature and permitted this mixed-use building. (More about the mixed use building on second page) 


Sunset Ridge DA 
128 Single Unit Dwellings – construction completed; 
108 Semi-Detached Dwelling Units- construction completed; 
55 Townhouse Units – construction completed ; 
2 Multiple Unit Dwellings containing a maximum of 128 dwelling units – construction completed; and
A commercial development as prescribed by the agreement – not completed (131 Hanwell Drive).




5

PLANAPP-2025-00792

Approved Mixed-Use Building

Elevation – Front facing Hanwell Drive 

Presenter Notes
Presentation Notes
This elevation is the product of that approved second amending agreement. However subject to some financial and logistical constraints even though a permit was obtained construction has not yet commenced. 
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PLANAPP-2025-00792

Current Commencement & Completion
• Commencement 

expiry date August 
18th, 2025

• Completion expiry 
date August 18th, 
2027

Presenter Notes
Presentation Notes
The current agreement sets the commencement and competion timelines based on when the second-amending development agreement was registered at the Nova Scotia Land Registry on August 18th, 2022. From that date, the commencement of construction was required by August 18th, 2025, and completion by August 18th, 2028.
To date, no construction has commenced, and a building permit has been issued.
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PLANAPP-2025-00792

Current Proposal  
• 5-year extension to 

commencement (August 18th, 
2030)

• 8-year extension to completion 
(August 18th, 2035)

• Amending non-substantive 
amendment section to include 
completion and commencement 
dates of 2nd amending 
agreement. Source: Proposed Amending Agreement  

Presenter Notes
Presentation Notes
Today, the applicant is asking for more time. Specifically, they want an additional five years to start construction and eight more years to finish it.
If approved, the new commencement date would be August 22nd, 2030, and the new completion date would be August 22nd, 2035.

The applicant is also requesting additional text changes to the existing agreement so that any future time extensions for the commencement and completion of construction could be handled through the non-substantive amendment process.

This is something I wanted to expand on before we move forward. Today we might not consider it common for a time extension to be a “Substantive Amendment” to a development agreement. These time extension requests are generally captured under the non-substantive amendment sections of our development agreements. But when the second amending agreement came in for consideration “time extensions” for the completion and commencement dates were not added to the non-substantive amendments section of the agreement.  HRM Planning and Development acknowledges that it should have been included during the second amending amendment when it was considered and approved.  



8

PLANAPP-2025-00792

Regional Plan & 
Subdivision By-law Guide where population 

growth and the 
investment of services 
like transit, piped water 
and sewer should occur.

Community Plan

Land Use By-law 
(Zoning)

Planning Policy Overview
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PLANAPP-2025-00792

Regional Plan & 
Subdivision By-law

Outlines where, how, and 
which types of 
development may occur. 
Some uses may only be 
allowed after community 
consultation and Council 
approval.

Land Use By-law 
(Zoning)

Community Plan

Planning Policy Overview

Presenter Notes
Presentation Notes
Discretionary approvals* 
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PLANAPP-2025-00792

Regional Plan & 
Subdivision By-law

Specifies what can be 
approved without going to 
Council and seeking 
feedback from the public.

Community Plan

Land Use By-law 
(Zoning)

Planning Policy Overview

Presenter Notes
Presentation Notes
As of right development 
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PLANAPP-2025-00792

Complete Application

Staff Review

Public Engagement

Community Council First 
Reading/Notice of Motion

Public Hearing

Staff Report 14-day Appeal Period

Development Agreement & Amendments

Presenter Notes
Presentation Notes
Substantive amendments* 
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PLANAPP-2025-00792

Municipal Sewer and/or Water: Yes

Zone: CDD 

Designation: RR (Rural Residential) 

Existing Use: Vacant 

Enabling Policy: RR-3, UR-10, and IM-13 

Planning Overview

Presenter Notes
Presentation Notes
Before we touch on policy and engagement our overview showed this vacant lot is already serviced by sewer and water, zoned CDD or “Comprehensive development district” and for consideration of policy we are looking at RR -3, UR-10 and IM-13. 
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PLANAPP-2025-00792

Policy Consideration
Enabling Policy : RR-3 
“…it shall be the intention of Council to consider permitting two-unit dwellings, 
townhouse dwellings, multiple unit dwellings, and comprehensive residential 
developments according to Policies UR-4, UR-5 or UR-6, UR-7 or UR-8, and 
UR-9, UR-10 and UR-11 respectively”

Policy UR-10
“…the development of any comprehensive development district shall only be 
considered by Council through a development agreement or agreement…”

Presenter Notes
Presentation Notes
Policy RR-3 enables council to consider comprehensive residential developments including but not limited to a mixed-use building,
Policy UR-10 with IM-13 sets up our development agreement process and give council the opportunity to consider constraints and provisions relevant to the development. 
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PLANAPP-2025-00792

Notifications Mailed
Level of engagement 
completed was consultation 
achieved through a fact 
sheet mail out, website 
notification and signage 
posted on site.

534

Individual Calls/Emails

Webpage Views

4

265

Public Engagement Feedback

Presenter Notes
Presentation Notes
The level of community engagement was consultation, achieved through providing information and seeking comments through the HRM website, signage posted on the subject site and letters mailed to property owners within the expanded notification area. 

Given that the lot is situated between two African Nova Scotian communities, at the recommendation of the African Nova Scotian Community Action Program Team the notification area was expanded and divided into two separate mailing lists to better capture the interests of the two respective African Nova Scotian communities. 

Our fact sheet was mailed to 534 residents in the surrounding communities and circulated to the Lucasville Visioning Committee. 

During the engagement period, three email submissions and one telephone inquiry were received. As of January 9th, the project webpage had recorded 265 views.
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PLANAPP-2025-00792

Feedback included :

• The proposed extension to start and complete construction is excessive.

• Classifying any future extension requests as non-substantive raises 
concerns about transparency and accountability.

• Concerns regarding safety as the property is currently vacant and no 
regular maintenance is occurring to maintain the sight. 

Public Engagement Feedback

Presenter Notes
Presentation Notes
Issue: the proposed extensions to commencement and completion dates were excessive. After reviewing the applicant’s rationale primarily related to financing and logistical challenges staff believe the requested time extension is reasonable.

Issue: Concerns were raised about transparency and accountability, specifically around classifying future extension requests as non-substantive. This approach aligns with standard practice for development agreements, where time extensions are typically considered non-substantive.

Issue: Safety concerns were noted because the property is vacant and not regularly maintained. Staff noted to the individual that any site-related or safety issues should be reported to 311 for investigation and follow-up.
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PLANAPP-2025-00792

The staff recommendation contained in the staff report was 
arrived at after a detailed analysis of all relevant policies in 
the Regional and local Municipal Planning Strategies.  

Staff recommend that North West Community Council 
approve the proposed substantive amendment to the 
development agreement. 

Staff Recommendation

Presenter Notes
Presentation Notes
All considered, staff recommend that North West Community Council Approved the Proposed substantive amendment to the development agreement. 
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Thank You
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