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REGIONAL MUNICIPALITY 0o SA°

MEMORANDUM

To: Chair and Members of North West Planning Advisory Committee (NWPAC)
From: Tyson Simms, Planner

Date: February 24, 2014

Subject: Case 18897: Application by Brian Hatfield to amend the existing Hatfield Farm

development agreement (1840 Hammonds Plains Road, Hammonds Plains) to enable
an expansion of commercial recreation activities on the property.

Background:

The applicant (Brian Hatfield) has proposed to expand commercial recreation activities on the subject
property (1840 Hammonds Plains Road, Hammonds Plains). The property is zoned MU-1 (Mixed Use 1),
and also subject to a Development Agreement, which allows the property to operate as a commercial
recreation use. Consideration of this expansion requires substantial amendments to the existing
Development Agreement.

Policy P-27 of the Beaver Bank, Hammonds Plains and Upper Sackville Municipal Planning Strategy (MPS)
allows Community Council to consider proposed expansions to existing commercial recreation uses. A
copy of the policy is attached for the Committee’s reference as Attachment A.

The attached maps (Maps 1 and 2) show the land use designation and zoning for the subject property.
Materials provided by the applicant (Attachment B) include: a site plan; landscaping plan; traffic impact
statement; preliminary stormwater management plan; and a preliminary sedimentation and erosion and
control plan. The site plan denotes the location of existing and proposed buildings/uses.

This application has been on file with HRM since 2009. An initial public information meeting (PIM) was
held on Monday, March 30, 2009 under Case 01238. Due to unforeseen circumstances, the application
was paused until such time that the applicant was able to provided additional information. The file has
resumed under the new case number 18897, and a second public information meeting was held on
February 6, 2014. A copy of the meeting minutes and an oral summary will be provided at the
Committee’s meeting on March 5, 2014.

Input Sought from the Committee:

Feedback is sought from NWPAC relative to this proposed expansion and its ability to satisfy the
enabling plan policy (P-27) of the Beaver Bank, Hammonds Plains and Upper Sackville MPS. NWPAC's
recommendation will be included in the staff report to Community Council.

HRM Community and Recreation Services — Planning Applications
Eastern Region Office PO Box 1749, Halifax, NS B3J 3A5 Website: www.halifax.ca
Phone: (902) 490-4843 Fax: (902) 490-4346 Email: simmst@halifax.ca
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Attachments:

° Map 1 — Generalized Future Land Use

° Map 2 — Zoning and Notification

° Attachment A — Policy P-27 of the Beaver Bank, Hammonds Plains and Upper Sackville MPS
Attachment B - Materials Provided by Applicant for Review

HRM Community and Recreation Services — Planning Applications
Eastern Region Office PO Box 1749, Halifax, NS B3J 3A5 Website: www.halifax.ca
Phone: (902) 490-4843 Fax: (902) 490-4346 Email: simmst@halifax.ca
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Map 1 - Generalized Future Land Use
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Map 2 - Zoning and Notification
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Attachment A
Policy P-27 of the Beaver Bank, Hammonds Plains and Upper Sackville MPS

Policy P-27

Within the Mixed Use A, B and C Designations, it shall be the intention of Council through the land use
by-law to provide for the continued use of commercial recreation uses to the extent they presently exist
(Policy P-9 and P-12). Further, Council may consider any proposed expansion of existing commercial
recreation uses as well as the development of new commercial recreation uses by development
agreement and according to the provisions of the Municipal Government Act. In considering any new or
expanded commercial recreation use, Council shall have regard to the following:

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

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

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

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

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

(f) the layout and design of the facility;

(g) general maintenance of the facility;

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

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

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

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

() hours of operation; and

(m) the provisions of Policy P-137.

Policy Preamble — Direct Excerpt from Beaver Bank, Hammonds Plains and Upper Sackville MPS
Commercial Recreation Uses - Mixed Use A, B and C Designations

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

The Strategy seeks to ensure that all commercial recreation uses make a positive contribution not only
to the regional markets which they serve but also to the local community itself. While there is support
for this type of commercial development, there is concern with the potential for greatly increased
amounts of traffic, as well as the noise and garbage often associated with the wide range of commercial
recreation activities. Residents seek assurance that such activities will not detract from the existing
character of the communities and the enjoyment of property. It is not the intention of the designations



to permit any such use where it can be demonstrated that the proposed use will cause a significant
reduction in the enjoyment of properties in the immediate area. It is the intention that such uses will be
considered where it can be shown that a site has high commercial recreation potential which can be
exploited without creating negative external impacts.

An additional concern with commercial recreation operations such as campgrounds is often the
requirement for installation of a sewage treatment plant. While the Province has jurisdiction over the
design and construction of such facilities, there are serious problems with ongoing maintenance which
can effect adjacent properties and the quality of nearby watercourses.

Golf courses also raise environmental questions, related to the extensive use of fertilizer and its effect
on watercourses. This impact can be assessed through site evaluation. The layout of club houses and
greens can be designed in such a way that the impact on watercourses and adjacent development is
minimized, including hazards resulting from stray golf balls.
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September 11, 2013

Tyson Simms, MPlan

Planner — Eastern Region

Development Approvals - Planning Applications
Halifax Regional Municipality

40 Alderney Drive, Dartmouth, NS B2Y 2N5

RE: Addendum, Traffic Impact Statement
Expansion of Activities at Hatfield Farms
Hammonds Plains Road, Hammonds Plains, NS

Dear Mr. Simms:

Hatfield Farms has modified their 2010 concept plan for future development of their
operations. Figure 1 illustrates the current concept for expansion, which will occur
over a number of years. This is the Addendum Letter to supplement the October
2010 Traffic Impact Statement and to consider traffic impacts of the proposed
changes. The 2010 Traffic Impact Statement is attached as an Appendix to this
letter.

Description of Study Area Streets

Hammonds Plains Road is a two-lane collector street with one lane for each
direction of travel. There is a 70km/h speed limit on Hammonds Plains Road in the
vicinity of Hatfield Farms. Volumes on Hammonds Plains Road past the site
driveway have been estimated to be 800 vehicles per hour (vph) eastbound and 310
vph westbound during the AM peak hour, and 570 vehicles per hour (vph)
eastbound and 920 vph westbound during the PM peak hour. These volume
estimates are based on an HRM traffic count completed during August 2012
between Lucasville Road and Glen Arbour Way.

Hammonds Plains Road has well managed access and dedicated left turn lanes at
major intersections from Highway 103, Exit 5, to just before Pockwock Road.
Between Pockwock Road and Lucasville Road, the character of Hammonds Plains
Road changes and there are numerous commercial and residential driveways.
There are left turn lanes provided on Hammonds Plains Road at the intersections of
Pockwock Road, Glenn Arbour Way, and Lucasville Road. None of the commercial
or residential driveways on this section of street has a dedicated left turn lane
provided on Hammonds Plains Road.

Description of Driveway to Hatfield Farms

The driveway to Hatfield Farms is located on the south side of Hammonds Plains
Road. Traffic from the east must make a left turn across opposing traffic to enter
the site. There is a “Hidden Intersection” sign on the westbound approach to the
driveway, as it is understood that the Stopping Sight Distance (SSD) on the
westbound approach to the driveway is marginal.

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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B05032 — Addendum, Traffic Impact Statement Page 3
Expansion of Activities at Hatfield Farms
Hammonds Plains Road, Hammonds Plains, NS

Trip Generation and Description of Activities

Hatfield Farms currently provides a venue for a number of activities ranging from
riding lessons, corporate retreats, to weddings. When there are no bookings in the
evenings there is little to no activity on the site. Since there are many days without
bookings, the volume at the site driveway is quite low during most days. Previous
studies for the property have examined existing activities on the site and estimates
that on a typical weekday with bookings, there would be an average of 72 two-way
person trips to Hatfield Farms between 5 PM and 6 PM. From discussions with the
operators of Hatfield Farms, many customers arrive to the site in carpools or
together on busses. For this access review, the conservative estimate of two
persons per vehicle is being assumed which estimates the current operation of
Hatfield Farms to include 36 vph (vehicles per hour) with 18 vehicles entering and
18 vehicles exiting.

Initial expansion is planned to include upgrades to existing buildings in the portion of
the property near Hammonds Plains Road as well as some enhancements to
facilities further into the site. This includes development as shown on Figure 1,
numbers 1 to 7, 9, 11 to 18, 20, 24, 27 and number 8 without the restaurant portion.
Through discussions with the operators, these upgrades are to provide better
accommodation of activities that currently occur on the site. Initial expansion is not
expected to increase traffic volumes at the Site driveway beyond the existing
estimated 36 vph using the driveway in the PM peak.

When considering addition of amenities including numbers 19, 21, 22, 23, 25, and
26 an increase in the number of trips attracted to the site is expected and estimated
to be about 20% more than using the existing site.

Trips estimated to be generated by the site expansion were estimated in the 2010
Traffic Impact Statement using Trip Generation, 7" Edition (Institute of
Transportation Engineers (ITE), Washington, 2003). Since there has been no major
change in the proposed development, the estimates trips that will be generated by
the site at build-out of land uses identified on Figure 1 remain consistent with the 92
trips (46 in and 46 out) estimated to be generated in the 2010 Traffic Impact
Statement during the PM Peak period. These trip estimates include pass-by trips.

The addition of a Restaurant expansion upgrade for a portion of #8 and expansion
#10, Fruit and Vegetable stand, are expected to account for a large portion of the
projected increase in trips attracted to the site.

Summary

1. Hatfield Farms have modified their 2010 Site Concept for future development
on their property.

2. The site is expected to be built out with additional amenities added over the
next number of years.

3. At buildout, the site is expected to generate at total of 92 vph passby and
primary trips (46 in and 46 out) during the PM peak.

4. Westbound Stopping Sight Distance (SSD) at the existing driveway is
marginal.

GENIVAR Inc. September 11, 2013



B05032 — Addendum, Traffic Impact Statement Page 4
Expansion of Activities at Hatfield Farms
Hammonds Plains Road, Hammonds Plains, NS

5. None of the driveways on the study section of Hammonds Plains Road have
left turn lanes. The driveway to Hatfield Farms is not untypical of any of the
driveways along the study section of Hammonds Plains Road.

Recommendations

Since none of the driveways along the study section of Hammonds Plains Road
have dedicated left turn lanes, the Hatfield Farms driveway is not out of character
of drivers’ expectations when driving on this section of street.

Additional of initial enhanced amenities are not expected to generate additional
trips to the site. Before additional traffic is generated development of numbers 19,
21, 22, 23, 25, and 26, consideration should be given to relocation of the driveway
to improve sight distance.

Before proceeding with the final development of the Restaurant and Fruit and

Vegetable Stand, traffic volumes at the site driveway should be reviewed and
analysis for a left turn lane be conducted.

Sincerely,

GENIVAR Inc.

Original signed

Greg O'Brien, P.Eng.
Manager, Traffic & Transportation - Dartmouth

GENIVAR Inc. September 11, 2013
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October 26, 2010

Mr. Miles Agar

Halifax Regional Municipality — Central Region
636 Sackville Drive

P.O. Box 1749

Halifax, NS, B3J 3A5

RE: Traffic Impact Statement — Expansion of Activities at Hatfield Farms
Hammonds Plains Road, Hammonds Plains, NS

Dear Mr. Agar:

Hatfield Farms has developed a concept plan for future development of their
operations on their property in Hammonds Plains fronting onto Hammonds Plains
Road. Figure 1 shows the concept for expansion, which will occur over a number of
phases. During the AM peak there is little activity at Hatfield Farms. This letter will
concentrate on traffic using the site driveway during the weekday PM Peak period
on Hammonds Plains Road and determine level of expansion that may necessitate
access improvements at the Site driveway.

Description of Study Area Streets

Hammonds Plains Road is a two-lane collector street with one lane for each
direction of travel. There is a 70km/h speed limit on Hammonds Plains Road in the
vicinity of Hatfield Farms. Volumes on Hammonds Plains Road past the site
driveway have been estimated to be 700 vehicles per hour (vph) eastbound and
1050 vph westbound. These volume estimates are based on a turning movement
count conducted by HRM at the intersection of Hammonds Plains Road and
Lucasville Road on July 23, 2009.

Hammonds Plains Road has well managed access and dedicated left turn lanes at
major intersections from Highway 103, Exit 5, to just before Pockwock Road.
Between Pockwock Road and Lucasville Road, the character of Hammonds Plains
Road changes and there are numerous commercial and residential driveways.
There are left turn lanes provided on Hammonds Plains Road at the intersections of
Pockwock Road, Glenn Arbour Way, and Lucasville Road. None of the commercial
or residential driveways on this section of street has a dedicated left turn lane
provided on Hammonds Plains Road.

Description of Driveway to Hatfield Farms

The driveway to Hatfield Farms is located on the south side of Hammonds Plains
Road. Traffic from the east must make a left turn across opposing traffic to enter
the site. There is a “Hidden Intersection” sign on the westbound approach to the
driveway, as it is understood that the Stopping Sight Distance (SSD) on the
westbound approach to the driveway is marginal.

1 Spectacle Lake Drive, Dartmouth, Nova Scotia, Canada B3B 1X7
Telephone: 902-835-9955 ~ Fax: 902-835-1645 ~ www.genivar.com






B05032 - Traffic Impact Statement Page 3
Expansion of Activities at Hatfield Farms
Hammonds Plains Road, Hammonds Plains, NS

Description of Activities

Hatfield Farms currently provides a venue for a number of activities ranging from
riding lessons, corporate retreats, to weddings. When there are no bookings in the
evenings there is little to no activity on the site. Since there are many days without
bookings, the volume at the site driveway is quite low during most days. Previous
studies for the property have examined existing activities on the site and estimates
that on a typical weekday with bookings, there would be an average of 72 two-way
person trips to Hatfield Farms between 5 PM and 6 PM. From discussions with the
operators of Hatfield Farms, many customers arrive to the site in carpools or
together on busses. For this access review, the conservative estimate of two
persons per vehicle is being assumed which estimates the current operation of
Hatfield Farms to include 36 vph (vehicles per hour) with 18 vehicles entering and
18 vehicles exiting.

Phase 1 of the expansion is planned to include upgrades to existing buildings in the
portion of the property near Hammonds Plains Road. This includes development as
shown on Figure numbers 1 to 7, 11, and number 8 without the restaurant portion.
Through discussions with the operators, these upgrades are to provide better
accommodation of activities that currently occur on the site. Phase 1 expansion is
not expected to increase traffic volumes at the Site driveway beyond the existing
estimated 36 vph using the driveway in the PM peak.

Phase 2 of the expansion is estimated to include upgrade and addition of amenities
to the portion of the property further into the site. Including numbers 12 through 24
on Figure 1, and build-out of the future development plan would include addition of a
restaurant and fruit and vegetable stand shown as a portion of number 8 and
number 10 in Figure 1.

Trip Generation - Trip Generation, 7" Edition (Institute of Transportation
Engineers (ITE), Washington, 2003) provides trip generation rate estimates for AM
and PM Peak hours for various land uses. Trips estimated to be generated by the
site expansion are summarized in Table 1.

Traffic attracted to the site has been separated as pass-by trips and primary trips.
Pass-by trips are considered as traffic that is already using the adjacent street and
is expected to make intervening trips into the development to make use of
services and then continue on to their original destination. Pass-by trips have
been considered to be 50% of the traffic attracted to the Phase 3 development of
the Restaurant and Fruit and Vegetable Stand (7 in and 7 out) during the PM peak
hour.

The development is expected to accommodate land uses as shown in Table 1 and

is estimated to generate 92 trips (46 in and 46 out) including the pass-by trips
during the PM peak hour at Site Build-out.

GENIVAR Consultants Limited Partnership October 26, 2010



B05032 - Traffic Impact Statement
Expansion of Activities at Hatfield Farms
Hammonds Plains Road, Hammonds Plains, NS

Table 1 - Trip Generation Estimates

\ Number Trip Generation Rates Trips Generated3
Land Use Units? PM Peak PM Peak
nits IN [ _ouT IN [ ouT
Existing Development
Existi
xisting . . 18 18
Total Trips estimated for Existing Development 18 18
Phase 1 Development
Numbers*® 1-7, 11 . . 0 0
and 8 without Restaurant
Total Trips estimated with Completion of Phase 1 18 18
Phase 2 Development
4,6
Numbers™ 12-21, 23, 24 ) ) 4 4
Splatshot Area’ 20
P’ - - 10 10
Number 22 person
Total Trips for Phase 2 Development 14 14
Total Trips estimated with Completion of Phases 1 and 2 32 32
Phase 3 Development
Restaurant 50 0.24 0.18 12 9
(ITE 932) seats
Fruit and Vegetable Stand 2.7
(ITE 814)° KGLA 2.27 2.89 6 8
Total Trips for Phase 3 Development 18 17
On Site Synergies with existing Land Uses® -4 -3
Total Trips for Phase 3 Development 14 14
Total Trips estimated with Site Buildout'" 46 46

Notes:

1. Trip generation rates are 'vehicles per hour per unit.' Rates are for indicated Land Uses and Land Use Codes, Trip Generation,
7" Edition , Institute of Transportation Engineers, 2003.

2. KGLAis '"1000 square feet of leasable floor area’

3. Vehicles perhour for peak hours.

4. Numbers are expansions as shown in Figure 1

5. Upgrades for Phase 1 are not expected to attact additional trips to the site as described above

6. Expansion of these facilities is expected to better accommodate existing functions and slightly larger groups. Itis estimated that
the Phase 2 expansions would increase traffic attracted to the site by 20%.

7. Splatshot area is expected to attract additional customers. Area is being designed for about 20 players. Assuming 2 people per
vehcile would generate up to 10 trips entering and 10 exiting per hour

8. It is estimated that 20% of the customers to the vegetable stand and restaurant are already on site
9. Since the average size of buildings included in Trip Generation publissh data is much larger, rates for the high range are used.

10. Included in the total trips are passby trips already travelling on Hammonds Plains Road that will be attracted to the Restaurant
and the Fruit and Vegetable Stand

GENIVAR Consultants Limited Partnership October 26, 2010



B05032 - Traffic Impact Statement Page 5
Expansion of Activities at Hatfield Farms
Hammonds Plains Road, Hammonds Plains, NS

Distribution of Site Traffic

The turning movement count acquired in September 2009 (Table A-1) has been
growthed by 1% per year to provide estimates of 2010, 2012 and 2016 peak hour
volumes without site generated trips which are shown in Figure A-1 (Boxes
A,C,and E).

Pass-by traffic is attracted to the site driveway from traffic on Hammonds Plains
Road based on magnitude of each travel direction. Primary trips have been
distributed to the street network as follows:

e to /from West —40%

e to /from East-60%

Traffic generated by the Site has been assigned to the site driveway for each
phase of development and added to projected background volumes without
additional site traffic to estimate the PM peak hour volumes with additional site
development as shown in Figure A-1 (Boxes B, D, and F).

Left Turn Lane Warrant

Left turn movements on a two-lane street may cause both operational and safety
problems. Operational problems result as a vehicle stopped waiting for an
opportunity to turn across ‘heavy’ opposing traffic causes a queue of stopped
vehicles to form. Safety problems result from rear end collisions when a stopped
left turning vehicle is struck by an advancing vehicle, or from head-on or right
angle collisions when a left turning vehicle is struck by an opposing vehicle.

The Geometric Design Standards for Ontario Highways Manual contains
nomographs for left turn lane analysis for two lane streets. The analysis method,
which is normally used by traffic engineers in Nova Scotia to evaluate need for left
turn lanes, uses a series of nomographs that consider speed, advancing volumes,
left turns as a percentage of advancing volumes, and opposing volumes. A point,
based on ‘opposing’ and ‘advancing’ volumes, plotted to the right of the ‘warrant
line’ of the appropriate ‘% left turns’ and ‘approach speed’ nomograph, indicates
that a left turn lane is warranted for the conditions used in the analysis. Similarly, a
point that is plotted to the left of the warrant line indicates that a left turn lane is not
warranted.

During the analysis period, left turns as a percentage of advancing volume are
projected to be about 1.0% for Phase 1 development, 1.7% for Phase 2
development, and 2.5% for Buildout of development as shown in Figure 1.

The left turn analysis nomographs begin with 5% left turning traffic up to 40% left
turning traffic. Normally when left turning traffic is in the 1% to 2% range of
advancing volume, a left turn analysis is not considered. At site buildout, left
turning traffic is expected to be approaching the percentage of left turning traffic
where the 5% left turn nomograph becomes reasonable to apply. Figure A-2
shows the estimated 2016 PM Peak hour volumes on the 5% left turning
nomograph. A left turn lane is warranted on Hammonds Plains Road at Site
Buildout.

GENIVAR Consultants Limited Partnership October 26, 2010
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Expansion of Activities at Hatfield Farms
Hammonds Plains Road, Hammonds Plains, NS

Summary

1.

25
3.

Hatfield Farms have developed a concept for future development on their
property.

The site is expected to be built out in phases over the next number of years.
At buildout, the site is expected to generate at total of 92 vph passby and
primary trips (46 in and 46 out) during the PM peak.

Westbound Stopping Sight Distance (SSD) at the existing driveway is
marginal,

None of the driveways on the study section of Hammonds Plains Road have
left turn lanes. The driveway to Hatfield Farms is not untypical of any of the
driveways along the study section of Hammonds Plains Road.

Recommendations

Since none of the driveways along the study section of Hammonds Plains Road
have dedicated left turn lanes, the Hatfield Farms driveway is not out of character
of drivers expectations when driving on this section of street.

Phase 1 expansion is not expected to generate additional trips to the site. Before
additional traffic is generated by Phase 2 development, consideration should be
given to relocation of the driveway to improve sight distance.

After completion of Phase 2 Development, traffic volumes at the site driveway
should be reviewed and analysis for a left turn lane be conducted before

proceeding with the final phase of expansion of the Restaurant and Fruit and
Vegetable Stand.

Sincerely,

GENIVAR Consultants Limited Parthership

Original Signed

Greg O'Brien, P.Eng.
Manager, Traffic & Transportation - Dartmouth

GENIVAR Consultants Limited Partnership October 26, 2010
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