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HALIFAX

PO Box 1749

Halifax, Nova Scotia
B3J 3A5 Canada

TO:

FROM

DATE:

SUBJECT:

MEMORANDUM

Chair and Members of North West Planning Advisory Committee

Tyson Simms, Planner

June 20, 2014

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:

Existing Use

Designation

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.

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.

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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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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This map is an unofficial reproduction of
a portion of the Generalized Future Land
Use Map for the plan area indicated.

HRM does not guarantee the accuracy
of any representation on this plan.
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Map 2 - Zoning
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Case 19056 Attachment A

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

Original Signed by Director

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.
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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):

e Portion of site (PID# 40699829 and 40706822) zoned C-2
(Community Commercial), and
e 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) e Portion of site (PID# 40695561) is currently developed with a

single unit dwelling; and

e Remaining portion of the site (PID# 40699829, 40706822 and
40124398) contains a single unit dwelling, a garage and
accessory structures.
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Previous Use(s) e single unit residential dwelling;

e asalvage yard, and
e a gravel pit/ quarry operation.

Proposal e Lands are proposed to contain a 63 unit multiple unit dwelling

and 32 townhouse units; and
e 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 6\
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Report Approved by: Kelly Denty, Manager of ?f%‘lﬂ'p’nhypprovals, 490-4800
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Report Approved by: ‘\\

Austin Fren: ,Wf}nﬁger of Planning, 490-6717
=

Report Approved by: Brad Anguish, Director of Community & Recreation Services, 490-4933
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Map 2 - Zoning
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Case 19056 Map 3 - Site Plan
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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)
(d)

(e)
®

the adequacy of separation distances from low density residential developments;
the impact on traffic circulation and, in particular, sighting distances and
entrances and exits to the site;

preference for a site in close proximity to community facilities such as schools,
recreation areas and bus routes; and

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)
(b)

(©)

(d)
(e)
®

(&)
(h)

(1)

G)
(k)

the adequacy of separation distances from low density residential developments;
that the height, bulk, lot coverage and appearance of any building is compatible
with adjacent land uses;

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;

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

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

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;

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

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;

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

general maintenance of the development; and

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)
(b)

(©)

(d)

(e)
®

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;

that the proposal is not premature or inappropriate by reason of:

(1) the financial capability of the Municipality to absorb any costs relating to
the development;

(i1) the adequacy of sewer and water services;
(i)  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.

that controls are placed on the proposed development so as to reduce conflict with

any adjacent or nearby land uses by reason of:

(1) type of use;

(i1))  height, bulk and lot coverage of any proposed building;

(ii1)  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.

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;

any other relevant matter of planning concern; and

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.



Attachment .
Excerpt of 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.

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;
(i) 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.



51714 1S V130 HS5UUEI SppoNORIPCIAOISAPATS 1 JHEM JANSTES N2 T3 OLYOZHTE 3LV

m Wi

® e

P 12150402 005k

13 aw s
Nv1d 3LIS a3TV.130

s

IN3dOT3A3A AYOY 3DINYTS ¥INTVM

vion
s

soos

QNYNMOND

Q3LINIT dNOYD ALYIdOY¥d 3AVISYD

21219800 Qld

Case 19056
Attachment C

suo

RavaNnoe om

T

AZONIE
3508 NVITIN WWI3HL

00'9%=344

ONIaTINg
AININLIVDY

LINN €9
03S0d0o¥d

16219800 Q1d

ANFHNOITY
HOLIO FOVNIVYO

FupsooutRecy | amgsossiparyy schrpue ]

TouSonSHE M 6767197 206
LAb AZ8 SN ‘Umouiieq ‘sue els |

ONILSIX3

SVREAE | e

EENINEENTY

NOIS QYOY

VIV L3

ONILSIX3

ELS

30VNIV3Q

ONILSIX3

any

{SIaGNY 310N3Y

sy
3LV XYAVH G3SOJONS

w3y
SRV ALNONOD.

Q3HSIEVIST
3801 HOLIO

$358300V
SLYIAING X3

=Nz]
ONILSIXT 035040¥d
00070271 31¥0S P
E N

ﬁ.. e

SINN30#]

SOILSIIVIS INGNdOBA3a

(5220 619
bs v0L'S6) = V3|
GLINTdNON|

ALY3dONd 3AVOSYO

6286690 Qi)
X101

(sai0y 2970

Wbs 58'92 = vy
G3LINN dNO¥D|
AL¥3d0¥d 30V0SYO)
22890100 Ol

Z101

[Sa0e G201 WOz0L | (%92) PUETiEd
NOILMBIEINOD GNV DRV

(2107 50'p)
Vs $5'911 = vy
ILIAN dNOYS)|

ALY3d0¥d 30¥0SYO|

96€vZ407 Qi

(saoy €11
wbs 8906y = VY
QILINN dNOYD
AL¥3d0Yd 3AVISYO
19556907 Qld

V101

(seie 2y't) ZUS 9116 = VIUY
(43ONIVIEY) ¥ 1308vd

‘30N34 AOVAIYd N3GOOM
HOIH wg'L

\

SNINO NS

MO WdH

o 3430004 d NITHLYY
3439004 1SINNIQ

99811107 Qld

-

VNYIO NSNS
VNVIQ OInY

1815010¢ Qld

TEHGNI08 3011535 VAONH

VNVIO NSNS
VNYIQ OIAYTH

18909107 Qld

IV TIVO IS
| ¥DNVM QI08VH QIVa

50885107 Qld

£402 12 fen



m 25T 7 an

® onozron fEre)

N 12150402

s aw

o

005k

NY1d OILYW3HOS ONIDIAY3S

Nouss 13

Y1008 VAON
s

IN3dOT3A3A AYOY 3DINYTS ¥INTVM

soos

Q3LINIT dNOYD ALYIdOY¥d 3AVISYD

549113 OLYEHOS ONOIYS ZSOUNEI Uy uoinpOAUISAPITS DL YN JAMSEI WANZ 13 _OLBOZLOL Y0

suo

d N o d Do

mmﬁ@ NN

o

a0 oS0 | 0%
iz 0 v NoLLYaady NN 030385 | 10
oz oo EasvCIE | o
o0s:t
oz oF [

Fupsmieey | sinpastyuty sdenpur

TouSonSHE M 6767197 206
LAb AZ8 SN ‘Umouiieq ‘sue els |

=y TRETS | o
[o] EENTNEETTY
NOIS QYOY

TN ONEYIT)

INVITY [ ==
NOLLYAZT3 10dS
— — HNOLNOD
s [eTERE]
— TEVLINYS
— EETNR)
.
b4 b
[e]
[ ]
* LNVHOAH
-] 80 QIAV¥Ad
oBg o2 NISY8 HOLVO
ONUSIXT 0350d0¥d
[YERER

NY1d A3X

S

NS
SRS

=
R

N

S
X

I

AZIONI
350U NVITIN YWT3HL

18219800 Qld

3018 4030,

VIV L3N
ONILSIXT

5358300V

MO8 FIan

S B F3ON04 d NITHLYY
3439N04 TSINN3Q

(5008 24°L) ZW 9145 = YUY
(¥3ONIVEY) ¥ 1308vd

99811107 QId

%,
YNVIONYSNS
YNYIO OIAV4
0 18150107 QId
T g e ————
- M g HVONNOR TGRS aom | T T T —
=~ oy
Vi
~—(fd S|/
. I
s Aty g R % I
e
T N — 3 Vw 2
E: \
2 3
T T T T T~ < v
_ N J \ 3 v
| L~ %
Y |
2] — =z
g . q Ts
wi | e e 1%
s | o P g g
5 Nl ]
=L ﬁ 1 IE
H sl I g
E i e 2 WNVIO NVSNS
8 N wu =i " & YNYI OIAYT
| EE ‘m T 18909407 Qld
T f £/ S—— H
S o WAL HH T3040 | .y | 8
. o f PP, f N i Lo B
- —_—— H 1 = ]
3 i L
™
¢ I g z o T
R > g [
o2 70) | N ! y
v AINNOD /
HDIVI TV 15T
¥IHVM TI0MYH QYD
5086510 Qld
30N34 ADVAId NIOOM
HOMH ug'}
aanossnooz0

£402 12 fen



m 12150402

s aw

005k

NY1d ONIOVHD

ossa 153

VL0DS YON
s

IN3dOT3A3A AYOY 3DINYTS ¥INTVM 5 wzmobo,i, NITTHLWY
3439N04TSINNGQ
T ONYINMO¥O

21219600 Qld.

99811107 Qld

54511713 ONIGYYD GSEUIED BN OO USSR KUNSSIEA WINZ T4 OWOTLOZ LT

Q3LINIT dNOYD ALYIdOY¥d 3AVISYD

vt
L s

/WNVIO NYSNS
VNVIQ OInY

1815010¢ Qld

ATIONIS
3508 NVITIN YWIIHL

00'9v=344
ONIaTINg
AININLIVDY

. LIiNngg / . A s . ,,, . \ & .
0350d0¥d - T W s Y/ '

d N o d Do

SFANd N

a0 Mol

o v NOLLYaTady NN 04 03055,
oz

I\ VoL

P P

VNVIO NSNS
VNYIQ OV

En

18909409 Qd

L

| vomaas| veras

Tesseniec] | sapgary sdenpury QJ

JeusonSHE M GZ57°1 97206
LAb AZ8 SN ‘Umouiieq ‘sue els |
NOISI0 ¥ SNINNVIS SHISDIE

== STVNEAS | e | TNTONEva 0
0] EENTNEENT
NOIS Gv0d ~
104 AN [ ——
GEYANVLS 1HO11
TVAOVIH
0 AVNGNE | —— ———
0 ON3 e NI 30404
FOUNS | OOH | —————— | Qv31NISYE HOLYD
NNOD 353HVIS | ===~ ol BT T
=] X0 QUn dSN | = = == = — WHALV] OIS
o WIS INVITY | —————— TI31v] AGYLINYS
\\\\\\\\ ———————— 1 Saveodidoud
00- Too[~ NOLLYAZ T3 10dS
— —— —[— —p— — NOINOD
QV3HE3/0 10313
HOLIQ /TS
ERIET]
FEIY
— = e WHOLS
REVIINVS Y3 L3
TN} ONUSIXZ
Fioduamod) |
EINT)
FIOHNV LS
FIOHNY VS
INVIOAH
) Qv
[al] NISY8 HOLYD

0350404
[YERER
v1d AN

L}

£402 12 fen



60N INBNFOVNYYL H3LYAVIOLS HSSUNEID S uorrpOdUcISADTS 91 e JUNSAIRS WANZ T4 OLBOZIOZ 3140

®

s

525Th arv W
ousos aon0 e
L2010z 09L PH LI 9V
EL s 0oL | oH 60 s1v
09L PH 840 v
(MOGS'BY = ALIOVdVD (40LS) 3did 39VHOLSHx » N
1 LN SALYMEOLS W0GTH = WOLS ¥A 00} ¥OJ AIMINOIY FOVHOLSs 086 | °H €10 £
ot s <z 39VH0LS 4004 4004 08 | °H 150 2l
S6l oLy LA o86 | °H Loo [
vioosvio
Mwovs S 0S5 650 S€6 | PH £2°0 o
0'86 PH ZZ'0 BY
IN3WJOT3A3A QYO J0IAYIS ¥IHVM L 0s 889 0 6rL %60 | 000sL| 9z 7 olv-1y [ LLLHN
] QITIOUNGD svad o | (W) e |y xw\%a o | Fnwonais 150 90 usvo | ovoss| gz 10 oLv-1v LLiHn 0LAn 0S8 | °H 80 &
INIAT WHOLS ¥AS — MOT4 03TI08INOD 2r0 D51 | VO O00SL| 68 570 oL-6v oL £ S R -
9+'0 G61 %L60 | DODSY 68 Sv'0 0L-8Y SLHW TIHN SL6 PH GL'O gv
8¢'0 L8 %6v°0 | DOOSY | Zyl 60 Ly-1Y ZLHW LIHK S'CE PH LL'O Sv
Q3LINIT dNOYO ALY3dO¥d 3AYISYD ((Wwgglz = ¥H ¥ — ¥v3A 00L) 980 £6Z %GLL| 000SY | 0L L0 9v-Lv CLHN FIHN 086 OH LLO i
VIV TN XYATVH NO G3SVE SWHOLS NOISIA OLLIHINAS :3LON oo o w01 | 0vosr | vo1 20 v T SN [ R o~
c8g [ 723 vz 28y . MOT4 GITIONINOD INFWOTAIA—LS0d o ol 2160 | 00057 | 95 0 prvanm LN SN e E— v
200 106 8g Ly vz o8 MOT4 INIWOTAAIA—3d 920 oL %67 | 00008 | g6l w0 oLv-iv aLHN LIHN 086 | PH 00 ]
(/) (/1) (/) (say) (ou) fyoodoop | &/ @) | @) | (/)
o0doop vauy NO Y NN
Moy | Mot MOTH | NOWVHNG | vaY INIOg st | v | 30015 | 325 | 00U | vy o et | sy | TIOHNWE 0L MO | TTOHNMA HOMS MOTS
dY3A 001 | W¥3A 0L WAL G| TTANvY | AmvingieL | L3N0 3dd 3did | 3did | N9Is3d I ENY
QOHIIN SOS — SISATYNY JOVNIVYA WHOLS JOHL3IW SOS — SISATIYNY JOYNIVYA WILSAS WYOLS a3did JONIN AINIWHOLYOENS
d N o ¥y D
m\ MOTH ONVIIAO MO NYIIINO fmm
IN3WA0T13A3A-1S0d INFNOT3AIA-30d \a,%
NOLLMOS30 | ON. O
T I \ N
oo | QNS J
- N |
7\ HOLIO ONILSIXT
(G38UNLSIONN NIYWZY a

ookt

TouSORSE M GZGT 191 2
LAY AZ8 SN uinouuieq ‘eue

Fupsmieey | sinpassyuy sdenpur

[ElZ] NISY8 HOL¥D
onsIa

[WNERER

000021 308 —- TNV A3]

OLHOLIG ONILSIX3

SIHOLIQ HALYMINHOLS ONLLSIXA

Lo

bo

£402 12 fen




50NV Td TAVOSQNY GSDUMEI BO5pON SORNUOS RIS L ISHE KN SSIe NIGZ T4 SEOEIAE AYO

m s arv n
> onssows w030 oo
m l2/s0/eL0z 0051
s 2 08

N¥1d 3dVOSANYT

NS0 133

1008 YAON
v

INIWHOTIAIA QYO FOINYTS ¥INTYM

wr0u

Q3LINIT dNOYD ALYIdO¥d 3AVISYD

w0

d N o d D

SHIAN] NN

pa

QNYINMO¥D -
21219800 Qld —

. (a8 7)) ZWG'9LLG = VAWV
“ . (43N ¥ T30V

- 990952 = Inid1004
RBVONNOB 30036 adm —
ATTONH

IS0 NYITIF VWTZHL €'p=34g
00'9r=344
ONIQTINg

ININLYYIY
1INN €9

3S0d0yd

18219600 Ol

YOW 30V

H

vd 300

—

3MION04 d NITHLYY
3439N04 TSINN3Q

99811107 Qld

VNYIO NYSNS
YNVIO OIAVA

18150100 Qld

EVONOg 30MGEs o | T T T T =

E

.

—— HOLIG/3TYMS
ERER]
FEIR
WHOLS

ADVLINVS

INVHOAH
0 QMV¥Ad
=] NISV8 HOLYD

0350d0%d

[NERER

%
2%
o/ P b
S

S

™ oo | o
e [ I Loor
i Smoomn s svaz |_@ E

m
m
L~
e
005t
|
3 o o
[ pr———— Z WOWNS  EM VO NId/ SILSITTVA SNO¥IND  Tvd 3ND
S TONADY W NV3d TYININVNNO VNVAMITVOSM¥AD  TWOMAd
Tousonse I 5757197206
AV AZ8 SN Winounueq "auen ueis L € TVONNOS M AWMIHOZHOHO MY /INOVYI STNN¥A YV Nd
SIUISDIZ s WOWMS  am 3341 UIVHNIAYW/ YEOTIE ODYNID  TIgNID
L OWMOS  aM HSY LIHM / YNVOIRSZNY SINXVRS 3 Va4
== T s —————CT Tmowww L WOWAS _8M  IcYNO3M/ INVONON HMENYNI0Y HOW 30V
— N o IN0D SWYNNOWNOD JWVN TYONVIOS  S33uL
SINTTVOS
TIVL3A ONIINYTd 3341
AL NLNYIA 30 WL L LW 2
s X HSNT4TI¥E 100X 40 dOL 138 2 15317108 A GININYILIA TV ¥ 1Y ¥3Z1L1334 AUVI0MHOON! H3LIN

2180 ¥3d T¥3W INOE B 40 3LV ¥ LY T3 N0 SLYHOAHOONI 'SSON Ly3d ¥0 LSOO ‘JNNVIN

NMOYO 3HL 40 3903 3HL OL ONILX3 LYHL SIHONYYE 40 SING NINKIL 3HL INON3Y G3LI0YTIIM L4V | HLIM TIOSAOL SLaYd 6 XIN ATTVOINVHOIW ‘TUNLXI T10S ONLLNYTd 04 ‘01

10N00 GaNNNd 38 HOREIN FOS
SHE0VTLAVNIODD SETSHOSSON0 ATHO ks ‘DMLY LV 381 HL 3N AWAVRHokod. 4 2115 3HL WON STYIMELYA GISAN ONY HALLT TIV AN SPHOMIHL
40 NOILZTNOD ONIMOTIOA AL 3HL 0 dIINYZTO HONONOHL Y LONGNOD TIVHS HOLOVEINOD 3HL 6
HLMIOHO 100Y AHLTYZH ZLONO¥d SHNLINALSVRANI
0L J9VNIVIA INIOINS SYH 10SENS FANSNA 'L4HS 10N $300 Y3LYM XYAIVH OL FONVISIA 1 1831 1v 38 TIVHS SNOLLYOOT 3L TV '8
e TI¥8 L0OY L¥HL 05 FNSS3d
1004 HLIM ATl 3578 ‘SNOILYOISI93dS LNVAZT3Y TIY OL WHONOD TIVHS HOLOVMINGD L
NOILYAYOXE 40 $3903 TIVE 1003 ONNOHY T10S dhVL
0L 39VNIVIG JONOYd OL WsL G3ANNON 108 WNIGI ONILNYTd G313103dS ONLLINM
a3dneL Tv8 L00Y 30v1d NI §33NIONS 3HL OL SFIONVAIHOSIT ANY LHOGY ONY SILINVINO TIV AR3A TIVHS HOLOVHINOD 9
Fnision
ATALTWNOO NI¥A3H 0L TIVE 00 40 3903 ‘ONLLNYTd ONING YOVE Q31334 GNY 11D L3SV 40 ) HLIM 13HSYE FMINTIVE TI0S 36 TIVHS SIUL 'S

‘SHINIVINOO OLLSW1d JAONZH L4 0104 B MINVINGD
40 S30IS LI1S XD0LS 3NIYINOO Ful ¥03 TIOH
ONLLNYId OLNI WIi00Z NAOJ G104 GNY S30V1d ¥04 NI
LI/SVE Tl 3HL LD ‘TT¥E 100N FHL ONNONY L3XSVE
M Y HLIM Q3ddIHS SI INV1d 3| “TIVE L0ON 30 419H
4OL N0 cV NG ONY 3WIM ‘3d0Y ‘INIML TIV 3NONZY

08 HLM

GNOATE ¥30NVS HL¥YA HOMH W00} .
‘NNOY 3HL JAOBY WO 1Y GFUNSY3M W09 NYHL SST1 1ON ¥3dI YO ¥ 38 TIVHS SI34L ¥

‘ONLLNY1d 40 FNIL FHL 0¥ NOSY3S SNIMOYO T1n3 NO H04 G3LLNVAMYM 38 TIVHS
S33L "¥IINIONT FHL 40 LSINOFY IHLNO 43DNA0NG 38 LSNI STUVANVLS TvHNLINILLYOH 40 J008d

e 1w 00 . YO0LS AX3SHNN 403 SOEVANYLS NYIQYNYD 3HL HLIA SONYGH000Y NI 0VH0 b ‘ON 38 TIVHS S33L'E

HOINW 3014 LON 00 "HL430 Wi, 0L
G314103dS SV HOTNN RIVE 300RIHS

IV LOOY 3HL 0 dOL 3HL ¥3A00 1ON OQ GILOTTY SININFHINO3Y
36 TIVHS TTBISIA LN S1 FaY13 INNKL IHL F3HM ONIVOSON ONTI0SJOL
S33UL “TIVG 1004 3HL 40 dOL L LV 31GISIA S 31 TSG04 HININHM LIS FHL S "NOILIO3 1§31 ‘SLNZNNO0A LOVHINOD NO FLLINWOD LNIOF NOLLYIOOSSY SYIINIONT

YNNYL 3HL LVHL HONS G3LNV1d 38 1SN 3L HOV3 LV HLYON 30V4 OL 3341 31V10¥ NO L N H30TNG QYOX VL \ON 3HL A8 G3HSI
ONY°ANISHIN ML NI 3L TWIOINII §0: NOLLYOISIO34S GHVANYLS FHL HLIM NOLLONIINOD NI QY3 38 OL S1 ONIMYO SHL 2

elirilbed ] 3HL40 30IS HLHON 3HL YHVI

SLOOY QIOAY 1504 HVEL T33LS ONOT Liu00sZ (6 L8NOLLOTS
LV SN N 36 TIVHS ONILNYId 3341 '}
“SILON ONIINYd

.tlws %

AYMING LIVHISY

1

4

4

A
a YNVIO NYSNS
R VNI OIAVTd
T 18909407 Qld
9

1 _

|

7

UV TVO ST

[ ¥3HIYM 0108VH QIAva

50885100 QI

£402 12 fen



$0-2107 3L03M0Nd.
N DI
J33HS. m NMVHO
T e
scom
ININLAYIY
NOILVA313 INOYA

QV0d 30INJ3S dIATVM

S 1d | SHIINIONI | SLOALMONY
4 N O ¥ 9
SIIVI N
SNOISIA3Y
M3IAZY ¥O4 INSSI £l ¥dv v

¥S




Y0208
N S@HITHD.
IS m NMYHQ
N ET o
oaam

ININLYVAY

NOILYAT13 MOvE

s

av0oy 30IA43S HIATVM

3504084

SN | SEINONT | SL0aLMHORY

9

STV IAM

dmis

SNOISIAZY

N33 %04 3nssl £ udv

<




WLy
" QBIOIH.
{33HS m MO
TR T o
oo
INIFNLIVDY
NOILVAZT3 | 30IS

aV0d 30IAH3S dIATVM

“ms0doud

3w | Sua

4 N O ¥ 9

sFAIvV INM

N3 | SI0LHONY

s

SNOISIATY

W33 %04 Inss| S uv | v




Y0-TH0Z
" QIOIHO.
{3HS m NAVIQ
o0 W TS e
sy

ININLIYAY

NOILVAFT3 ¢ 3dIS

V0o 30IAH3S dIATVM

03504044

s | <3
4 N O ¥ 9

SV N

a | ey

SNOISIATY

N33y %04 Inss! £ HdY

<




W20

Ny S@XITHD.

AL33HS. n NMVHO

oz W s e
ININLEVIY
IAILO3dSY3d

Qv0d 30IAH3S dIATYM

‘350408

S | cuaviona |

mkmm‘«.ou_w AM

s

SNOISIATY

N34 %03 3nsS| €LY




yo-ziee 10310ud.
" BN
IS hl NMYH0
cloz Wy T s
—
(3dAL LINN—¥)
JSNOHNMOL

NOILVA3T3 INOd4

.

Qv0Y 30IN43S AINTYM

“BE0d0N

10308

STV AM

s

SNOISIAIY

NIA3Y %04 3nssl L udv [ v

Ol-.g¢




YO-2U0C
™ QIAIHD.
433HS m NAVSO
cloz W T s
[
(3dAL LINN-¥)
JISNOHNMOL
NOLYATTI Yove

av0y 30IA43S dIATVM

03504044

SHINNVIL | IO | SO

4 N O ¥ 9

sqIv] INMN

s

SNOISIAZY

A3V %04 NSl £ uav

<




¥0-2107 :193108d

" QINIIH

IS T NMVH0

£10C MidV IED s

(JdAL LINN=G % LINN—¥)
ISNOHNMOL

NOILVAFT3 | 3AIS

av0y 3OIAY3S IINTVM

“@S0d0Nd

QNI | SuIINONI | S10aUMTHY

STV AM

wamvis

SNOISIAIY

AJ/@ 404 NSS! e u | v




YO-TW0T

N SOHIIHD.

IS m N

el WY T s

(3dAL LNN-G % LINN—¥)
ISNOHNMOL

NOILVAFT3 ¢ 30IS

Qv0y 30IAH3S dIATVM

03504084

ANV | SHTINONT | SLoBLMONY

STV AM

s

SNOISIAZY

AN34 %04 Inssl €L uav

<




¥0-210C —

ny p—

IS T NMIQ

B IE s
(3dAL LINN=G)
ISNOHNMOL

NOILVAFT3 INOYS

Tu

Qv0Y 3OINY3S AINTVM

350404

SNV | SaTINONT | SLoALIMTNY

n o ¥ 9

STV AM

s

SNOISIATY

A3V %04 InSSI €L uv | v




0-2102 —_—

" AIIIHO.

IS m NAVID

€107 TRV .ea SIN s
(3dAL LINN-G)
3SNOHNMOL

NOLVATII Yove

Qv0y 30IAH3S dIATVM

03504084

SN | SHEINONT | SOOI

STV AM

SNOISIAZY

AJN34 %04 Inss! £ uaY

<




-

" Q2HIIHY.

S m N0

o W TS o
S3ISNOHNMOL
JAILO3dSY3d

QV0Y JDIAY3S dIN VM

Ts0d0Md

SNV | SuIENON | SI0aLMONY

SIAVL IAM

s

SNOISIAIY

W33 304 NSS! e u | v




YOTOT o
" QBIOIHI
335 m NMRIO
D s
Sy
JUS TIVH3A0
JAILO3dSH3d

Qv0d JOINY3IS JINTYM

T50d0d
SN | SENONT | S1D2UHDY

STV AM

s

SNOISIATY

W33 %04 NSS! o u | v




Case 19056 Attachment D

Ref. No. 121-12667-002
June 4, 2012

Mr. Mark McGonnell, P. Eng.

HRM Development Engineer

636 Sackville Drive, Acadia School
LOWER SACKVILLE NS BA4C 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
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 (Photos 1 to 4).

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

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).

Thereasonable approach Speed on Photo 2 - Looking east on Walker Service Road towards Old Sackville Road
the westbound approach is 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
considered to be about 50 km/h  photo.

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).

1 Spectacle Lake Drive, Dartmouth, Nova Scotia, Canada B3B 1X7
Telephone: 902-835-9955 ~ Fax: 902-835-1645 ~ www.genivar.com
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Traffic Impact Statement, Proposed Residential Development, Page 3
Walker Service Road, Lower Sackville, Nova Scotia

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 2:2:: iit-e:.szzlt(ilgr?' west on Walker Service Road from the proposed New
for both intersection approaches.

Photo 4 - Looking east on Walker Service Road towards the proposed Site
Driveway from the proposed New Street intersection.

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
Trip Generation Rates * Trips Generated *
Land Use’ Units ?
: AM Peak PM Peak AM Peak PM Peak
In Out In Out In Out In Out
Single Family 22 0.19 0.56 0.64 0.37 4 12 14 8
(Land Use 210)
Mobile Home Park 250 0.088 0.352 0.366 0.224 22 88 92 56
(Land Use 240) Units
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.
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’.

GENIVAR Inc. June 4, 2012
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Walker Service Road, Lower Sackville, Nova Scotia

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 will
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

Trip Generation Rates * Trips Generated *
Land Use ' Units ?
AM Peak PM Peak AM Peak PM Peak
In Out In Out In Out In Out
Single Family 41 0.19 0.56 0.64 0.37 8 23 26 15
(Land Use 210)
Mid-Rise Apartment 65 0.093 0.207 0.226 0.164 6 13 15 11
(Land Use 223) Units
Trip Generation Estimates for Proposed Development 14 36 41 26

NOTES: 1. Tripgeneration 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 and
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.

GENIVAR Inc. June 4, 2012
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5. Itis estimated that the site will 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.

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 significant
impact to the performance of adjacent roads, intersections, or the regional road network.

Recommendations -
6. Remove bushes from the inside of the curve on Waker Service Road east of the Site
Driveway to improve visibility.

If you have any questions or comments, please contact me by Email to ken.obrien@genivar.com
or telephone 443-7747.

Sincqrely.‘
Original signed
Ken O'Brien, P. Eng.

Senior Traffic Engineer
GENIVAR Inc.

GENIVAR In07 June 4, 2012
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Case 19056 Attachment E

HALIFAX

REGIONAL MUNICIPALITY

NORTH WEST PLANNING ADVISORY COMMITTEE
PUBLIC MEETING MINUTES
May 21, 2014

PRESENT: Councillor Tim Outhit
Councillor Steve Craig
Ann Merritt, Chair
Ross Evans
Brian Murray
Evan MacDonald

Kevin Copley
REGRETS: Paul Russell, Vice Chair
STAFF: Tyson Simms, Planner

Alden Thurston, Planning Technician
Melissa Eavis, Legislative Support

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



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

NWPAC Public Meeting Minutes
May 21, 2014

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



NWPAC Public Meeting Minutes
May 21, 2014

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.



NWPAC Public Meeting Minutes
May 21, 2014

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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