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M E M O R A N D U M 
 

TO:   Chair and Members of North West Planning Advisory Committee 
 
FROM  Tyson Simms, Planner 
 
DATE:  June 20, 2014 
 
SUBJECT: Case 19056: Application by W.M. Fares Group Limited, on behalf of Cascades 

Property Group, to amend the Sackville Municipal Planning Strategy (MPS) and 
Land Use By-law (LUB) to consider development of townhouse and multiple unit 
dwelling uses at 26 and 34 Walker Service Road, Lower Sackville 

 
Background:   An application has been received from W.M. Fares Group Limited to amend the Sackville 

Municipal Planning Strategy (MPS) and Land Use By-law (LUB) to enable consideration 
of townhouse and multiple unit development at 26 and 34 Walker Service Road, Lower 
Sackville (PID #40124398, 40699829, 40706822 and 40695561). 
 
The applicant is proposing to construct a new public street off Walker Service Road to 
provide access to 32 new townhouse units and a 4 storey, 64 unit, multiple unit dwelling.  
In the Sackville Plan Area, proposals for townhouse development (where each dwelling 
unit is located on a separate lot and has direct access to a public street), are considered 
by rezoning, while multiple unit dwellings (containing more than 6 units) are considered 
by development agreement (Attachment A).  This proposal seeks the addition of a site-
specific amendment to the Sackville MPS, whereby both townhouse and multiple unit 
development can be considered on the same site through a single planning mechanism, 
such as a development agreement. 
 
Regional Council initiated a plan amendment process on March 18, 2014, following 
consideration of an initiation report tabled by planning staff.  A copy of the initiation report 
is enclosed as Attachment A. 
 
A public meeting was hosted by the North West Planning Advisory Committee (NWPAC) 
on May 21, 2014.   
 

Existing Use A portion of site (PID# 40695561) is currently developed with a single unit dwelling.  The 
remaining portion of the site (PID# 40699829, 40706822 and 40124398) contains a 
single unit dwelling, a garage and accessory structures.   

  
Designation Rural Residential under the Sackville Municipal Planning Strategy (MPS).  Refer to Map 

1 as attached and Section 3 of the Sackville MPS.   
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Community and Recreation Services – Development Approvals  
 
Tel:  902.490.4843      Fax: 902.490. 3976 
Email: simmst@halifax.ca   halifax.ca 

  

Zoning The site consists of two different zones under the Land Use By-law (LUB) (Map 2).  A 

Portion of the site (PID# 40699829 and 40706822) is zoned C-2 (Community 

Commercial).  The remaining portion (PID# 0695561 and 40124398) is zoned R-6 (Rural 

Residential).  Refer to Map 2 as attached. 

MPS Policy The Sackville MPS enables the consideration of multiple unit dwellings and townhouses, 
albeit through two separate policies (UR-5 and UR-8).  An excerpt of the applicable MPS 
policy is attached for the Committee’s reference as Attachment B. 

 
Proposal As illustrated on Attachment C, the applicant is proposing to construct a new public street 

off of Walker Service Road to provide access to 32 new townhouse units and a 4 storey, 
64 unit, multiple unit dwelling.   

 
 
Input Sought from North West Planning Advisory Committee 
 
Feedback is sought from NWPAC relative to this proposal.  NWPAC’s recommendation will be included in 
the staff report to Community Council. 
 
 
Attachments 
 
Map 1   Generalized Future Land Use Map (GFLUM) 
Map 2   Zoning Map 
 
Attachment A  Initiation Report dated February 24, 2014 
Attachment B  Excerpt of Sackville MPS  
Attachment C  Site Proposal 
Attachment D  Traffic Impact Statement 
Attachment E  Draft Public Meeting Minutes 
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    Item No.   11.1.6                  

 Halifax Regional Council 
 March 18, 2014 

  
 
TO:   Mayor Savage and Members of Halifax Regional Council 
 
    
SUBMITTED BY: ___________________________________________________________ 

Mike Labrecque, Acting Chief Administrative Officer 
    

    
   __________________________________________________________ 
   Brad Anguish, Director, Community and Recreation Services 
 
DATE:  February 24, 2014 
 
SUBJECT: Case 19056: Amendments to the Sackville MPS and LUB to enable 

townhouse and multiple unit development on Walker Service Road, 
Lower Sackville  

 
ORIGIN 
 
Application by W.M. Fares Group Limited, on behalf of Cascade Property Group 
 
LEGISLATIVE AUTHORITY 
 
Halifax Regional Municipality Charter, Part VIII, Planning & Development 
 
RECOMMENDATION 
 
It is recommended that Halifax Regional Council: 
 
1. Authorize staff to initiate the process to consider amending the Sackville Municipal Planning 

Strategy and Land Use By-law to permit site-specific policy to consider townhouse and 
multiple unit development at 26 and 34 Walker Service Road, Lower Sackville, as shown on 
Map 1; and 

 
2. Request that staff follow the public participation program as approved by Council in 

February 1997. 
 
 
 

Case 19056     Attachment A



Case 19056 – Amendment to the Sackville MPS  
Regional Council - 2 - March 18, 2014  
 

 
BACKGROUND 
 
An application has been received from W.M. Fares Group Limited to amend the Sackville 
Municipal Planning Strategy (MPS) and Land Use By-law (LUB) to enable consideration of 
townhouse and multiple unit development on the properties identified as PID #40124398, 
40699829, 40706822 and 40695561, on the Walker Service Road, Lower Sackville.  The 
applicant is proposing to construct a new public street off Walker Service Road to provide access 
to 32 new townhouse units and a 4 storey, 64 unit, multiple unit dwelling.  In the Sackville Plan 
Area, proposals for townhouse development (where each dwelling unit is located on a separate 
lot and has direct access to a public street), are considered by rezoning, while multiple unit 
dwellings (containing more than 6 units) are considered by development agreement (Attachment 
A).  This proposal seeks the addition of a site-specific amendment to the Sackville MPS, 
whereby both townhouse and multiple unit development can be considered on the same site 
through a single planning mechanism, such as a development agreement.  This MPS amendment 
requires the initiation of a planning process by Regional Council.    
 
Location, Designation, Zoning, Surrounding Land Use and Proposal: 
 
Subject Property 26 and 34 Walker Service Road, Lower Sackville (PID# 40124398, 

40699829, 40706822 and 40695561) 
Location On the south side of Walker Service Road, bordering residential uses 

to the east and west, and a large vacant parcel to the south owned by 
National Defence (Government of Canada) (Map 1). 

Lot Area Total area of the site is approximately 10.2 acres (4.1 hectares) 

Designation Rural Residential under the Sackville MPS (Map 1) 
Zoning The site consists of two different zones under the LUB (Map 2): 

 Portion of site (PID# 40699829 and 40706822) zoned C-2 
(Community Commercial), and 

 Portion of site (40695561 and 40124398) zoned R-6 (Rural 
Residential). 

Surrounding Uses Predominantly single unit dwelling uses located to the north, east and 
west (Map 2). 

Current Use(s)   Portion of site (PID# 40695561) is currently developed with a 
single unit dwelling; and 

 Remaining portion of the site (PID# 40699829, 40706822 and 
40124398) contains a single unit dwelling, a garage and 
accessory structures.   



Case 19056 – Amendment to the Sackville MPS  
Regional Council - 3 - March 18, 2014  
 
 

 
Previous Use(s) 

 
 single unit residential dwelling; 
 a salvage yard, and 
 a gravel pit/ quarry operation.    

Proposal  Lands are proposed to contain a 63 unit multiple unit dwelling 
and 32 townhouse units; and 

 Access to the proposed development is proposed via a new 
street from Walker Service Road. 

 
DISCUSSION 
 
Amendments to an MPS are generally not considered unless it can be shown that circumstances 
warrant such a change to policy.  Typically, these types of amendments require substantial 
justification to be considered.  In this case the applicant has included the following rationale for 
their proposal: 
 

 Policy UR-8 of the Sackville MPS allows Council to consider the creation of new multiple 

unit dwellings, on serviced lands within the Rural Residential Designation, through 

consideration of a development agreement.  However, the subject policy does not allow 

for consideration of other forms of residential development, such as townhouses under 

the same planning mechanism (development agreement).  Townhouse development, 

where each dwelling unit is located on a separate lot and has direct access to a public 

street, is under separate plan policy (UR-5) through consideration of amendments to the 

Land Use By-law (rezoning). We believe that the subject site warrants a specific policy 

that would allow for consideration of both a multiple unit dwelling and townhouse 

development under one planning mechanism (preferably a development agreement).  This 

would allow Council to consider a comprehensive development design for the site rather 

than two separate proposals considered under two separate planning mechanisms. 

  

 Some of the defining site characteristics are: 

o Large size of property (over 10 acres); 

o Large portion of site located within the municipal service boundary; 

o Property has residential and commercial zoning, which allows increased density 

through greater service capacity; 

o Existing low density residential uses to the North, East and West of the site; and, 

o Vacant Government owned land located to the south of the site. 

Considering the above noted site parameters, a more comprehensive site specific plan 

amendment approach would allow for a site design that is more consistent with plan 

policy and more compatible with existing adjacent land uses.   

  
The Sackville MPS enables the consideration of multiple unit dwellings and townhouses, albeit 
through two separate policies.  The result is that two separate discretionary planning mechanisms 
apply (rezoning and development agreement), and each form of development would be 
considered in isolation. This may result in a site design that is less unified and compatible with 
adjacent existing development. 
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To simplify the process and create a more comprehensive approach to site design, a site specific 
policy can address issues such as a mix of unit type, design at ground level, parking locations, 
parkland, open space, buffering, retention of significant vegetation stands, and the relationship to 
and mitigation of impacts to adjacent properties.  Should Council agree to initiate this 
application, in addition to consultation with residents and property owners, efforts can be 
undertaken to consider community compatibility.  A review of these matters, amongst others, 
would occur as part of the plan amendment and application process. 
 
Proposed Site Design 
The subject proposal, as shown on Map 3, seeks generally to locate the higher density use 
(multiple unit dwelling) on the southern portion of the site, immediately adjacent to the large 
vacant parcel owned by National Defence.  As proposed, the townhouse development is located 
along a new public street from Walker Service Road and is concentrated along the northwestern 
portion of the site.  This proposed site design enables increased separation between the proposed 
multiple unit dwelling and existing low density development located along Walker Service Road, 
Old Sackville Road and Scott Edward Drive.  Further, the location of the townhouse 
development may serve as a transition between the existing low density development and the 
proposed multiple unit dwelling.        
 
Conclusion 
Staff is of the opinion that the proposal to consider a change to the MPS to support a site-specific 
policy to consider townhouse and multiple unit development on the subject site is appropriate at 
this time.  Should Regional Council authorize staff to initiate a process to consider MPS and 
LUB amendments, an opportunity will be provided to investigate and discuss compatibility, the 
potential impact on the surrounding residential area, and site design features with the public.  
Therefore, staff recommends that Regional Council initiate the request to consider amending the 
Sackville MPS and LUB to enable a site-specific amendment as discussed above.   
 
FINANCIAL IMPLICATIONS 
 
The HRM costs associated with processing this planning application can be accommodated 
within the approved 2013/14 operating budget for C310 Planning & Applications. 
 
COMMUNITY ENGAGEMENT 
 
Should Council choose to initiate the MPS amendment process for this proposal or to enable an 
alternate proposal, the HRM Charter requires that Regional Council approve a public 
participation program when considering any amendment to an MPS. In February of 1997, 
Regional Council approved a public participation resolution which outlines the process to be 
undertaken for proposed MPS amendments which are considered to be local in nature. This 
requires a public meeting be held, at a minimum, and any other measures deemed necessary to 
obtain public opinion. 
 
The proposed level of community engagement is consultation, achieved through a public 
meeting and/or public workshop early in the review process, as well as a public hearing before 
Regional Council can consider approval of any amendments. 
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Amendments to the MPS and LUB will potentially impact the following stakeholders: local 
residents, property owners, community or neighbourhood organizations, other HRM business 
units, and other levels of government. 
 
ENVIRONMENTAL IMPLICATIONS 
 
The proposal meets all relevant environmental policies contained in the MPS. 
 
ALTERNATIVES 
 
1. Council may choose to initiate a process to consider amending the Sackville MPS and LUB 

to permit site-specific policy to consider townhouse and multiple unit development at 26 and 
34 Walker Service Road, Lower Sackville.  This is the staff recommendation. A decision of 
Council to initiate a process to consider potential amendments is not appealable. 

 
2. Council may choose to initiate the consideration of potential policy amendments that would 

differ from those outlined in this report.  This alternative is not recommended, as staff 
believes there is merit in considering the MPS and LUB amendments as presented in this 
report. 

 
3. Council may choose not to initiate the MPS amendment process. This alternative is not 

recommended, as staff believes there is merit in considering the MPS and LUB amendments 
as presented in this report. A decision of Council not to initiate a process to consider 
amending the MPS is not appealable. 

 
ATTACHMENTS 
 
Map 1   Generalized Future Land Use  
Map 2   Zoning  
Map 3    Concept Site Plan 
Attachment A   Excerpts from the Sackville MPS 
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_____________________________________________________________________________ 
 
A copy of this report can be obtained online at http://www.halifax.ca/commcoun/cc.html then choose the appropriate 
Community Council and meeting date, or by contacting the Office of the Municipal Clerk at 490-4210, or Fax 490-
4208. 
 
Report Prepared by: Tyson Simms, Planner I, 490-4843    
 
    
   ______________________________________                                                                            
Report Approved by:              Kelly Denty, Manager of Development Approvals, 490-4800  
 
    
Report Approved by: ______________________________________                                                                           

Austin French, Manager of Planning, 490-6717 
 
 
______________________________________  

Report Approved by:      Brad Anguish, Director of Community & Recreation Services, 490-4933 
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Attachment A 

Excerpts from the Sackville MPS 
 
 

Rural Residential Designation 
Although it is not generally intended that municipal services will extensively serve the Rural 
Residential Designation, there are some areas where such services are available. It is considered 
appropriate to permit the consideration of higher density types of residential development within 
these areas in the same manner as they would be considered within the Urban Residential 
Designation. Similarly, mobile homes on individual lots and local commercial developments may 
also be considered throughout the Rural Residential Designation.  
 
Policy RR-3  
Notwithstanding Policy RR-2, any portion of the Rural Residential Designation, in which municipal 
central services are available, it shall be the intention of Council to consider permitting two unit 
dwellings, multiple unit dwellings and townhouse dwellings according to Policies UR-4, UR-5 or 
UR-6 and UR-7 or UR-8, respectively. It shall further be the intention of Council to consider mobile 
homes on individual lots and local commercial developments within the Rural Residential 
Designation according to Policies UR-26 and UR-18, respectively. 
 
 
Townhouse Dwelling Units  
Townhouse development will be accommodated through both the rezoning and development 
agreement processes. The rezoning process is most appropriate where each individual townhouse 
unit has direct frontage and driveway access onto a public street, while the development 
agreement mechanism provides an opportunity for individual units to have frontage and access 
on to an internal road access located within the area covered by the development agreement. 
Normal subdivision regulations which require direct frontage and access can be varied by the 
development agreement. 
 
In considering a proposal for townhouse development, care must be taken to ensure that such 
units are properly integrated into the community. Characteristics of townhouse developments 
such as numerous closely spaced driveways, grouped dwelling units, and front yard parking, 
require that care be taken in siting townhouse development. Controls established in a townhouse 
zone or through a development agreement will address building and site design details in order to 
achieve compatibility with adjacent residential development. 
 
Policy UR-5  
Notwithstanding Policy UR-2, within the Urban Residential Designation, it shall be the intention 
of Council to establish a townhouse zone which permits townhouse dwellings where each 
dwelling unit is located on a separate lot and has direct access to a public street. Within the zone, 
there will be controls on parking areas, driveways and access locations, as well as controls on the 
maximum number of units per building. Council shall only permit new townhouse dwellings by 
amendment to the land use by-law and with regard to the following: 
 

(a)  that individual dwelling units do not have direct access to an arterial or major 
collector street, as defined on Map 3, Transportation;  

(b)  that municipal central services are available and capable of supporting the 
development;  



(c)  the adequacy of separation distances from low density residential developments;  
(d)  the impact on traffic circulation and, in particular, sighting distances and 

entrances and exits to the site;  
(e)  preference for a site in close proximity to community facilities such as schools, 

recreation areas and bus routes; and  
(f)  the provisions of Policy IM-13. 

 
 
Multiple Unit Dwellings  
The demand for multiple unit dwellings is expected to continue in response to the diversified 
housing needs of the general population. In order to provide high quality multiple unit 
accommodation while avoiding significant impacts of existing land uses, such uses will be 
considered by both rezoning and development agreement. Smaller scale multiple unit 
developments up to six units will be considered by rezoning, while larger scale multiple unit 
developments over six units will be considered by development agreement. The development 
agreement approach will provide site-specific control intended to ensure that community 
concerns with such matters as appropriate density and scale of development, landscaping, site 
design and separation from low density residential development are adequately addressed. 
 
UR-8  
Notwithstanding Policies UR-2 and UR-7, within the Urban Residential Designation, it shall be 
the intention of Council to consider multiple unit dwellings over six (6) dwelling units, according 
to the development agreement provisions of the Planning Act. In considering such an agreement, 
Council shall have regard to the following:  
 

(a)  the adequacy of separation distances from low density residential developments;  
(b)  that the height, bulk, lot coverage and appearance of any building is compatible 

with adjacent land uses;  
(c)  that site design features, including landscaping, amenity areas, parking areas and 

driveways, are of an adequate size and design to address potential impacts on 
adjacent development and to provide for the needs of residential of the 
development;  

(d)  preference for a site in close proximity to community facilities such as schools, 
recreation areas and transit routes;  

(e)  that municipal central services are available and capable of supporting the 
development;  

(f)  that appropriate controls are established to address environmental concerns, 
including stormwater controls, based on a report from the appropriate Municipal, 
Provincial, and/or Federal Government authority;  

(g)  that the proposed development has direct access to a local street, minor collector 
or major collector as defined in Map 3 - Transportation;  

(h)  that it is not being considered on lands which are presently zoned and developed 
for either single or two unit dwelling purposes nor where it is intended to replace 
a single or two unit dwelling which has been demolished, removed or destroyed 
by fire;  

(i)  the impact on traffic circulation and, in particular, sighting distances and 
entrances and exits to the site;  

(j)  general maintenance of the development; and  
(k)  the provisions of Policy IM-13. 



 
 
IM-13  
In considering amendments to the land use by-law or development agreements, in addition to all 
other criteria as set out in various policies of this planning strategy, the Sackville Community 
Council shall have appropriate regard to the following matters:  

(a)  that the proposal is in conformity with the intent of this planning strategy and with 
the requirements of all other municipal by-laws and regulations;  

(b)  that the proposal is not premature or inappropriate by reason of:  
(i)  the financial capability of the Municipality to absorb any costs relating to 

the development;  
(ii)  the adequacy of sewer and water services;  
(iii)  the adequacy or proximity of school, recreation and other community 

facilities; 
(iv)  the adequacy of road networks leading or adjacent to, or within the 

development; and  
(v)  the potential for damage to or for destruction of designated historic 

buildings and sites.  
(c)  that controls are placed on the proposed development so as to reduce conflict with 

any adjacent or nearby land uses by reason of:  
(i)  type of use;  
(ii)  height, bulk and lot coverage of any proposed building;  
(iii)  traffic generation, access to and egress from the site, and parking;  
(iv)  open storage;  
(v)  signs; and  
(vi)  any other relevant matter of planning concern.  

(d)  that the proposed site is suitable in terms of steepness of grades, soil and 
geological conditions, locations of watercourses, potable water supplies, marshes 
or bogs and susceptibility to flooding;  

(e)  any other relevant matter of planning concern; and  
(f)  Within any designation, where a holding zone has been established pursuant to 

“Infrastructure Charges - Policy IC-6", Subdivision Approval shall be subject to 
the provisions of the Subdivision By-law respecting the maximum number of lots 
created per year, except in accordance with the development agreement 
provisions of the MGA and the “Infrastructure Charges” Policies of this MPS. 
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Rural Residential Designation 

Although it is not generally intended that municipal services will extensively serve the Rural 
Residential Designation, there are some areas where such services are available. It is considered 
appropriate to permit the consideration of higher density types of residential development 
within these areas in the same manner as they would be considered within the Urban 
Residential Designation. Similarly, mobile homes on individual lots and local commercial 
developments may also be considered throughout the Rural Residential Designation.  

 
RR-3  
Notwithstanding Policy RR-2, any portion of the Rural Residential Designation, in which 
municipal central services are available, it shall be the intention of Council to consider 
permitting two unit dwellings, multiple unit dwellings and townhouse dwellings according to 
Policies UR-4, UR-5 or UR-6 and UR-7 or UR-8, respectively. It shall further be the intention of 
Council to consider mobile homes on individual lots and local commercial developments within 
the Rural Residential Designation according to Policies UR-26 and UR-18, respectively. 
 
 
Urban Residential Designation 

Townhouse Development 
In considering a proposal for townhouse development, care must be taken to ensure that such 
units are properly integrated into the community. Characteristics of townhouse developments 
such as numerous closely spaced driveways, grouped dwelling units, and front yard parking, 
require that care be taken in siting townhouse development. Controls established in a 
townhouse zone or through a development agreement will address building and site design 
details in order to achieve compatibility with adjacent residential development. 
 
UR-5  
Notwithstanding Policy UR-2, within the Urban Residential Designation, it shall be the intention 
of Council to establish a townhouse zone which permits townhouse dwellings where each 
dwelling unit is located on a separate lot and has direct access to a public street. Within the 
zone, there will be controls on parking areas, driveways and access locations, as well as controls 
on the maximum number of units per building. Council shall only permit new townhouse 
dwellings by amendment to the land use by-law and with regard to the following: 

(a) that individual dwelling units do not have direct access to an arterial or major 
collector street, as defined on Map 3, Transportation; 
(b) that municipal central services are available and capable of supporting the 
development; 
(c) the adequacy of separation distances from low density residential developments; 



(d) the impact on traffic circulation and, in particular, sighting distances and entrances 
and exits to the site; 
(e) preference for a site in close proximity to community facilities such as schools, 
recreation areas and bus routes; and 
(f) the provisions of Policy IM-13. 

 
Multiple Unit Dwellings 
The demand for multiple unit dwellings is expected to continue in response to the diversified 
housing needs of the general population. In order to provide high quality multiple unit 
accommodation while avoiding significant impacts of existing land uses, such uses will be 
considered by both rezoning and development agreement. Smaller scale multiple unit 
developments up to six units will be considered by rezoning, while larger scale multiple unit 
developments over six units will be considered by development agreement. The development 
agreement approach will provide site-specific control intended to ensure that community 
concerns with such matters as appropriate density and scale of development, landscaping, site 
design and separation from low density residential development are adequately addressed. 
 
UR-8  
Notwithstanding Policies UR-2 and UR-7, within the Urban Residential Designation, it shall be 
the intention of Council to consider multiple unit dwellings over six (6) dwelling units, according 
to the development agreement provisions of the Planning Act. In considering such an 
agreement, Council shall have regard to the following: 

(a) the adequacy of separation distances from low density residential developments; 
(b) that the height, bulk, lot coverage and appearance of any building is compatible with 
adjacent land uses; 
(c) that site design features, including landscaping, amenity areas, parking areas and 
driveways, are of an adequate size and design to address potential impacts on adjacent 
development and to provide for the needs of residential of the development; 
(d) preference for a site in close proximity to community facilities such as schools, 
recreation areas and transit routes; 
(e) that municipal central services are available and capable of supporting the 
development; 
(f) that appropriate controls are established to address environmental concerns, 
including stormwater controls, based on a report from the appropriate Municipal, 
Provincial, and/or Federal Government authority; 
(g) that the proposed development has direct access to a local street, minor collector or 
major collector as defined in Map 3 - Transportation; 
(h) that it is not being considered on lands which are presently zoned and developed for 
either single or two unit dwelling purposes nor where it is intended to replace a single or 
two unit dwelling which has been demolished, removed or destroyed by fire; 
(i) the impact on traffic circulation and, in particular, sighting distances and entrances 
and exits to the site; 
(j) general maintenance of the development; and 
(k) the provisions of Policy IM-13. 



 
 
 
 
Implementation Policy 

IM-13  
In considering amendments to the land use by-law or development agreements, in addition to 
all other criteria as set out in various policies of this planning strategy, the Sackville Community 
Council shall have appropriate regard to the following matters: 

(a) that the proposal is in conformity with the intent of this planning strategy and with 
the requirements of all other municipal by-laws and regulations; 
(b) that the proposal is not premature or inappropriate by reason of: 

(i) the financial capability of the Municipality to absorb any costs relating to the 
development; 
(ii) the adequacy of sewer and water services; 
(iii) the adequacy or proximity of school, recreation and other community 
facilities; 
(iv) the adequacy of road networks leading or adjacent to, or within the 
development; and 
(v) the potential for damage to or for destruction of designated historic buildings 
and sites. 

(c) that controls are placed on the proposed development so as to reduce conflict with 
any adjacent or nearby land uses by reason of: 

(i) type of use; 
(ii) height, bulk and lot coverage of any proposed building; 
(iii) traffic generation, access to and egress from the site, and parking; 
(iv) open storage; 
(v) signs; and 
(vi) any other relevant matter of planning concern. 

(d) that the proposed site is suitable in terms of steepness of grades, soil and geological 
conditions, locations of watercourses, potable water supplies, marshes or bogs and 
susceptibility to flooding; 
(e) any other relevant matter of planning concern; and 
(f) Within any designation, where a holding zone has been established pursuant to 
“Infrastructure Charges - Policy IC-6", Subdivision Approval shall be subject to the 
provisions of the Subdivision By-law respecting the maximum number of lots created per 
year, except in accordance with the development agreement provisions of the MGA and 
the “Infrastructure Charges” Policies of this MPS. 
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1 Spectacle Lake Drive, Dartmouth, Nova Scotia, Canada B3B 1X7
Telephone: 902-835-9955 ~ Fax: 902-835-1645 ~ www.genivar.com

Ref. No.  121-12667-002

June 4, 2012

Mr. Mark McGonnell, P. Eng.           
HRM Development Engineer
636 Sackville Drive, Acadia School
LOWER SACKVILLE NS   B4C 2S3

RE: Traffic Impact Statement, Proposed Residential Development, 
Walker Service Road, Lower Sackville, Nova Scotia

Dear Mr. McGonnell:

W. M. Fares Group is preparing plans for a residential development on Walker Service Road,
Lower Sackville (Figure 1).  The proposed development will include four duplex units, 37
townhouses, and a 65 unit apartment building. This is the Traffic Impact Statement (TIS) that is
required to accompany the development application. 

Description of Site Accesses-
The site will be accessed from
Walker Service Road with a
p r o po s e d  S i t e  D r i ve wa y
approximately 180 meters west of
Old Sackville Road and a proposed
N ew S t r e e t  i n t e r s e c t i o n
approximately 88 meters west of
the Site Driveway (Photos 1 to 4). 

The proposed Site Driveway
intersection is on the south side of
Walker Service Road immediately
west of a curve with a radius of
approximately 90 meters (Figure
1). Measured stopping sight
distances (SSDs) include greater
than 150 meters on the eastbound
approach (Photo 1) and 73 m on
the westbound approach (Photo 2).
The reasonable approach speed on
the westbound approach is
considered to be about 50 km/h
since speed is restricted by the
relatively short distance from Old
Sackville Road intersection and the tight radius curve.  The measured SSD of 73 m, which is
greater than the required 62 m for a 50 km/h approach speed, can be increased to about 80 m by
removal of the bushes on the inside of the curve (Photo 2).

Photo 1 - Looking west on Walker Service Road towards the New Street
intersection from the proposed site Driveway.

Photo 2 - Looking east on Walker Service Road towards Old Sackville Road
from the proposed site Driveway.  Visibility to and from the east can be
improved by removing bushes on the inside of the curve at the left side of the
photo.

Case 19056 Attachment D
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The proposed New Street
intersection is on the south side of
Walker Service Road about 88 m
west of the proposed site driveway
(Figure 1).  Measured stopping
sight distances (SSDs) which
include 134 meters on the
eastbound approach (Photo 3) and
more than 100 m on the westbound
approach (Photo 4) are adequate
for both intersection approaches. 

Walker Service Road is a two-lane paved suburban road with gravel shoulders and open ditches.
east - west street abutting the south property line of the site.  The road provides access to Old
Sackville Road for approximately 22 single family dwellings from Walker Service Road and
adjoining streets, as well the 250 unit Sackville Manor Mobile Park approximately one kilometer
west of the proposed development.  Based on trip generation estimates (Table 1) for existing
development, it is estimated that the existing two-way volumes on Old Sackville Road are
approximately 126 vehicles per hour (vph) during the AM peak hour and 170 vph during the PM
peak hour.  Assuming that the PM peak hour represents about 10% of the daily volume which is
considered typical of this type of road, the average weekday two-way volume on Old Sackville
Road is estimated to be approximately 1700 vehicles per day (vpd).

Table 1 - Trip Generation Estimates for Existing Walker Service Road Development

Land Use  Units 1 2
Trip Generation Rates Trips Generated 3 3

AM Peak PM Peak AM Peak PM Peak

In Out In Out In Out In Out

Single Family
(Land Use 210)

22 0.19 0.56 0.64 0.37 4 12 14 8

Mobile Home Park
(Land Use 240)

250
Units

0.088 0.352 0.366 0.224 22 88 92 56

Trip Generation Estimates for Proposed Development 26 100 106 64

NOTES: 1. Trip generation rates are ‘vehicles per hour per unit’. Rates are for the  indicated Land Use Code, Trip Generation,
8  Edition, Institute of Transportation Engineers, 2008.th

2. Units are ‘number of single family units’ and  ‘number of apartment units’.
3. Rates are ‘vehicles per hour per unit’; Trips generated are ‘vehicles per hour for peak hours’.

Photo 3 - Looking west on Walker Service Road from the proposed New
Street intersection.

Photo 4 - Looking east on W alker Service Road towards the proposed Site
Driveway from the proposed New Street intersection. 
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Old Sackville Road is a two-lane paved suburban road that provides connections to Cobequid
Road to the east and Beaver Bank Connector to Highway 101 and Sackville Drive to the west.  A
machine count obtained by HRM Traffic & Right of Way section during July 2007 indicated a two-
way average weekday volume of approximately 4,400 vpd just east of Walker Service Road
intersection.  Assuming traffic volumes have increased by about 2% per year, the estimated 2012
two-way weekday volume on Old Sackville Road east of Walker Service Road is approximately
4,800 vpd.

Trip Generation - The proposed development will include four duplex and 36 townhouse units, and
60 apartment units. Trip generation estimates for the development were prepared using published
trip generation rates from Trip Generation, 8  Edition.  It is estimated (Table 1) that the site willth

generate a total of 50 two-way vehicle trips (14 entering and 36 exiting) during the AM peak hour
and 67 two-way vehicle trips (41 entering and 26 exiting) during the PM peak hour.

Table 2 - Trip Generation Estimates for Proposed Development

Land Use  Units 1 2
Trip Generation Rates Trips Generated 3 3

AM Peak PM Peak AM Peak PM Peak

In Out In Out In Out In Out

Single Family
(Land Use 210)

41 0.19 0.56 0.64 0.37 8 23 26 15

Mid-Rise Apartment
(Land Use 223)

65
Units

0.093 0.207 0.226 0.164 6 13 15 11

Trip Generation Estimates for Proposed Development 14 36 41 26

NOTES: 1. Trip generation rates are ‘vehicles per hour per unit’. Rates are for the  indicated Land Use Code, Trip Generation,
8  Edition, Institute of Transportation Engineers, 2008. Land Use 210 rates have been used for duplex andth

townhouse units.
2. Units are ‘number of single family units’ and  ‘number of apartment units’.
3. Rates are ‘vehicles per hour per unit’; Trips generated are ‘vehicles per hour for peak hours’.

Summary -
1. The proposed residential development on Walker Service Road will include four duplex units,

37 townhouses, and a 65 unit apartment building. 

2. The site will be accessed from Walker Service Road with a proposed Site Driveway
approximately 180 meters west of Old Sackville Road and a proposed New Street intersection
approximately 88 meters west of the Site Driveway. 

3. Measured stopping sight distances indicate that while visibility to adequate for approaches
to both proposede site access intersections, visibility on the westbound approach to the Site
Driveway can be improved by removal of bushes on the indised of the cure east of the site.

4. Traffic volumes are low to moderate on streets adjacent to the site. Two-way weekday
volumes are estimated to be approximately 1,700 vehicles per day on Walker Service Road
adjacent to site accesses and approximately 4,800 vpd on Old Sackville Road east of Walker
Service Road.



Sincgrely:
i Il nfi,

l#lt#{P-
Ken O'Br ien,  P.  Eng.
Senior Traffic Engineer
GENIVAR lnc .

Traffic lmpact statement, Proposed Residentiat Development, Page 5
Walker Service Road, Lower Sackvil le, Nova Scotia

5. lt is estimated that the site wil l  generate a total of 50 two-way vehicle trips (14 entering and
36 exit ing) during the AM peak hour and 67 two-way vehicle trips (41 entering and 26 enting)
dur ing the PM peak hour

Conclusion -
6. Since volumes on adjacent roads are low to moderate, and site generated trips are low,

vehicle trips generated by the proposed development are not expected to have any signif icant
impact to the performance of adjacent roads, intersections, or the regional road netrruort.

Recommendations -
6' Remove bushes from the inside of the curve on Waker Service Road east of the Site

Driveway to improve visibil i ty.

l f  you have any quest ions or comments,  please contact me by Emai l  to ken.obr ien@qenivar.com
or telephone 443-7747 .

GENIVAR Inc. June 4 ,2012
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 Evan MacDonald 
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The following does not represent a verbatim record of the proceedings of this meeting. 

 

 

The agenda, supporting documents, and information items circulated to the North West Planning 

Advisory Committee are available online: 

http://www.halifax.ca/boardscom/NWPAC/140521nwpac-agenda.php 

Case 19056 Attachment E

http://www.halifax.ca/boardscom/NWPAC/140521nwpac-agenda.php
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The meeting was called to order at 7:07 p.m., and adjourned at 9:00 p.m.
 
 

 

1. CALL TO ORDER 

 

The Chair called the meeting to order at 7:07 pm.  

 

2. PUBLIC PARTICIPATION 

 

2.1  Case 19056 – Application by W.M. Fares Group Limited, on behalf of Cascades Property 

Group, to amend the Sackville Municipal Planning Strategy (MPS) and Land Use By-law 

(LUB) to consider development of townhouse and multiple unit dwelling uses at 26 and 

34 Walker Service Road, Lower Sackville. 

 

Ms. Ann Merritt introduced the members of the North West Planning Advisory Committee and 

staff. She explained the purpose of the meeting and provided a short introduction to Case 19056.  

 

Mr. Tyson Simms, Planner, outlined the agenda for the evening and reiterated the purpose of the 

public meeting. He provided an overview of the case including the properties in question, the 

existing uses and zoning, the applicable policies, and the proposed amendments. He also outlined 

the planning process.  

 

Mr. Cesar Saleh, a representative of W.M. Fares Group Limited made a presentation on behalf of 

the applicant, Cascades Property Group. He discussed previous projects of W.M. Fares Group 

Limited and provided an overview of the proposed development.  

 

Ms. Merritt outlined the ground rules for the meeting and opened the floor to comments and 

questions from the public.  

 

Mr. Walter Regan spoke on behalf of Sackville Rivers Association and stated that he is 

generally in favor of the project but he raised the following concerns: would the building be set 

back twenty meters from existing watercourses; would there be oil and grit separators installed; 

would there be a sidewalk for the facility and would there be a sidewalk built from Old Sackville 

Road; would the proposed buildings be built to LEED standards; would there be sewage 

retention tanks to stop the line from becoming surcharged; would there be a green roof on the 

apartment building. He also expressed concern for silt retention practices due to the close 

proximity to the watercourses.  He also asked whether the proposed park would be maintained by 

HRM or if it would be privately owned and if ten percent of the land area of the proposal would 

be used as park dedication. He also explained that this property was previously used as a 

construction site and there is considerable concern with site contamination. He also asked what 

investigation had been done and whether any remaining contaminated soil would be cleaned; 

whether there were any old wells on site; if there had been any investigation in terms of shale; 

and whether there would be any landscaping on the ditching. He inquired as to the landscaping 

intentions and stated that storm water retention should be a priority.  

 

Mr. Simms responded that Nova Scotia Environment has stated that the water feature on the site 

is a drainage course not a watercourse but there is a twenty-meter setback in any case. He 
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indicated that he would make the comments from Nova Scotia Environment available to the 

public. In terms of an oil and grit separators, staff can inquire as to whether this would be 

installed but the Development Agreement cannot require it. Installing sidewalks would also need 

to be discussed further as considering items outside of the project property boundaries can be 

difficult. Mr. Simms explained that LEED standard buildings could not be required through the 

Development Agreement process.  A storm water management plan would be required for the 

site and the applicant must balance pre and post flows.  Mr. Simms explained that there is a 

parkland dedication requirement which would be the HRM community park identified. Park 

Planning staff will be providing comment as to the size and requirements of the park and whether 

they would be taking any portion of the park dedication as cash-in-lieu. He also responded that 

staff has considered hazardous materials on the site and the developer can speak to that item 

further. In terms of landscaping, Mr. Simms noted that staff could consider the potential 

retention of vegetation, especially mature trees.  

 

Mr. Saleh responded that all of Mr. Regan’s comments regarding engineering will be given to 

the project civil engineer and will be considered item by item. He also noted that the site is quite 

disturbed and during construction there would be an erosion and sediment control plan. He also 

noted that there would be a landscaping plan because there are vast open areas on the site which 

will form a part of the Development Agreement.  He explained that the site is contaminated and 

it is currently being remediated.  

 

Mr. Simms added that when sites are contaminated, the Development Agreement would require 

that a Qualified Person certify that the site has been adequately remediated and is fit for 

development.  

 

Mr. Chris Rendell, a resident of Kelly Court, questioned the benefits of the proposed 

development to the community. He explained that the current regulations were put in place to 

protect the community from over development. He stated that this development is not 

appropriate for the area and that there would be an increase in crime and traffic as a result. He 

also inquired as to whether a new stop sign would be put in place. He also questioned the impact 

on property taxes and stated that this development would not increase his quality of life. He 

expressed concern that this development may be setting a precedent for future development. He 

also noted that the development would be detrimental to children in the community.  

 

Mr. Alfred Ryan, a resident of Sackville Road, stated that this development would saturate Old 

Sackville Road and that he agreed with the previous speaker that the area did not need additional 

townhouses, traffic, or people. He also stated that the vacancy rate is approximately 4% and 

additional apartment buildings were unnecessary and that single unit dwellings would be more 

appropriate. He explained that his main concern is with traffic and that the additional vehicles 

this project would bring would decrease residents’ quality of life as well as create additional 

litter and trash. He felt that more input should be sought from the public before this site is 

developed.  

 

Mr. Ted Mar, an adjacent property owner and resident of Sackville Road, made comments 

regarding a different proposal. He then expressed concern that surrounding property owners 

would be required to use municipal water and sewer services.  
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Ms. Upshaw stated that many surrounding residents are on fixed incomes and was concerned 

that this project would raise property taxes.  

 

Ms. Lesley Walker, a resident of Walker Service Road, asked the following questions: would 

the proposed townhouses be rental or market housing; what the intentions were for the large 

open portions of the site; why 34 Walker Service Road was included in the proposal; what were 

the intentions for the laneway at the back of the property; if the development agreement was 

binding and could it be changed; how the site would be serviced; if there would be a fence and 

who would be responsible for maintaining it; the impacts of construction on existing wells in the 

area; and how the large bank on the site will be kept stable. She also expressed concern for the 

additional density and its effects on the community and whether the project would require 

blasting. 

 

Mr. Saleh stated that the townhouses would be owner occupied and that the multi-unit building is 

intended as an apartment building. He clarified that the open space at the back corner of the site 

does not have any proposed development, as it is unserviced. The single dwelling mentioned is 

intended to remain unchanged. He stated that the water and sewer services will be extended from 

Old Sackville Road and to the Walker Service Road area and then to the subject property. He 

explained that fencing details have not been considered at this time but would be a part of the 

Development Agreement. Mr. Saleh stated that the proposed density for this site is 10 units per 

acre. He also noted that four acres of the site has existing development rights that are commercial 

which he felt would not be appropriate for this area. In terms of the surrounding properties on 

well water, a survey would be completed identifying those properties that have wells and their 

condition would be noted. Measures would then be put in place to ensure they are not damaged 

during development. If there was damage, it would have to be fixed at a cost to the developer. He 

also clarified that at this time it is unclear as to whether blasting would be necessary.  

 

Mr. Charley Craig, a resident of Sackville Road, stated that the lack of sidewalks is a concern. 

He also noted that traffic would be problematic at the nearby intersection and that additional 

children waiting for the school bus would be dangerous.  

 

Mr. Saleh responded that a traffic study would be submitted that would assess safety and 

volume, and this would be made available to the public. He also explained that there are 

sidewalks within the proposed new road and the possibility of sidewalks outside of the project 

area will be discussed with the project developers.  

 

Mr. Denis Lougard, a resident of Skyriver Drive, asked if Brian Drive would be extended and 

stated that there may be safety issues with children and teenagers loitering around the Sackville 

River. It was clarified that Brian Drive would not be extended.  

 

Ms. Betty Harvey, a resident of Walker Service Road, inquired as to the depth of the oil 

contamination on the site and if these oils have spread to other properties.  

 

Mr. Saleh stated that the tank was located above ground and there was an area of land that was 

contaminated. An environmental company has written a report and the property owner is 
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following the guidelines in cleaning up the site. He explained that the land had to be cleaned 

prior to any development.  

 

Mr. Charles Craig, a resident of Sackville Road, asked why so much of the property was being 

left undeveloped. He also expressed concern for the stream going down to the Sackville River.  

 

Mr. Saleh responded that the Development Agreement would stipulate what land would be 

developed and any other development would not be permitted. He stated that the property is 

challenging due to the unserviced areas and the contamination.  

 

Mr. Simms explained how the subdivision of the townhouse units would limit further 

development. Also, that the Development Agreement can require that no other lands on the site 

be developed. He stated that staff will consider further the exiting single unit dwelling and 

whether it would be included in the development agreement.  

 

Mr. Chris Dagley, a resident of Skyriver Drive, stated that the conditions of the road are not 

optimal and plowing is currently very slow in the area causing dangerous conditions. He stated 

that the additional traffic would make this situation worse. He inquired as to whether a portion of 

the lot could be used for commercial purposes. He also expressed concern regarding blasting and 

the effects on existing wells in the area and whether existing residents would be required to 

service their property if water and sewage were brought into the area.  

 

Mr. Simms stated that the Development Agreement would speak only to what is being proposed 

and if no commercial uses were proposed then they would not be permitted. He noted that staff 

would review concerns raised regarding snow removal. Mr. Simms explained that there is a 

blasting by-law and damage costs would be born by the applicant. In terms of servicing, staff 

will confer with Halifax Water to determine the effect on surrounding unserviced properties.  

 

Ms. Darcie Hessie, a resident of Sackville Road, stated that she purchased her house because it 

was a low-density area and would have reconsidered if the current proposal were in place. She 

also inquired as to who had the final say regarding the rezoning and Development Agreement 

process.  

 

Mr. Simms responded that Council has the ultimate decision making power for both the rezoning 

and the Development Agreement and that the Development Agreement would be a more 

comprehensive approach and allow for more flexibility.  

 

Ms. Barb Lowe, a resident of Walker Service Road, stated that she does not have an issue with 

those lands being developed but this proposal is not in keeping with the low-density character of 

the neighborhood. She felt that large single unit dwellings would be equally profitable and more 

appropriate for the area. She noted that surrounding owners take pride in their properties and do 

not need this type of development. 

 

Ms. Kathy Fougere, a resident of Scott Edward Drive, agreed with the previous speaker and felt 

that multi-unit buildings would create chaos. She expressed concern for the increase of children 

in the area, increases in crime and theft, and the lack of access to and from the site. She 
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explained that the townhouses were potentially acceptable but the apartment building was 

entirely inappropriate. She also noted that home values could be lowered as a result of this 

project.  

 

Mr. Chris Rendell, a resident of Kelly Court, inquired as to whether this agreement would 

preserve the areas in question and whether there would be tax impacts for surrounding property 

owners. He also expressed concern for blasting effects on existing septic beds.  

 

Mr. Simms reiterated that there is a blasting by-law, which would regulate the process if blasting 

were required. He stated that he was unable to speak to the effects this proposal would have on 

property taxes. He also stated that the school board is typically a review agency and will provide 

comments on the project.  

 

In response to questions from those in attendance, Councilor Craig held a brief discussion on 

process and transparency. 

 

Mr. Walter Regan stated that special consideration should be given to the population of Eastern 

wood turtles in the area to ensure they are not negatively affected by the proposal. He also asked 

if HRM would require the developer to do further investigation for contamination, and whether 

the onus could be placed on the property owners to maintain fencing. He also noted previous 

issues with shale, ditching and green roof construction.  

 

Ms. Merritt called for further speakers. As there were none the meeting was adjourned.  

 

3. ADJOURNMENT 

 

 

The public meeting was adjourned at 9:00 p.m. 

Melissa Eavis 

Legislative Support 
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