
Nutrient Management Plan 

The developer agrees to engage a qualified professional to prepare a Nutrient Management Plan 

that identifies the objectives and best management practices to control excess nutrients from non-

point sources on the Lands as well as other non-point source pollutants such as sediments, 

bacteria and pesticides. The Plan shall be submitted for review by the Municipality and no work 

is permitted on the Lands until the requirements of this requirement have been satisfied.  

Water Quality Monitoring Program 

The developer agrees to submit a water quality monitoring program prepared by a qualified 

professional for Bell Lake and Fiddle Lake to track changes in the measurable quality of the 

lakes, most notably the eutrophication process.  The program is to be designed in accordance 

with national guidelines established by the Canadian Council for Ministers of the Environment 

(CCME).  The Municipality will select a consultant to be mutually agreed upon by the 

Municipality and developer to be engaged to carry out the monitoring and financed in whole by 

the developer. Specifics of the monitoring program are to be negotiated in consultation with 

HRM Energy and Environment and shall contain the following features: 

 specify the duration of monitoring for the pre-construction, construction and post-

construction phases of development. Pre-construction phase means a period of time before 

construction activity starts. Post-construction phase means two years beyond the period of 

time that commences at full build out of the area permitted by a development agreement.  

Construction phase means the full time period between the pre-construction and post-

construction phase); 

 specify the physical and chemical water quality parameters to be measured, the location and 

frequency of testing and the timing and format of submissions to the Municipality in each 

phase ; 

 establish physical and chemical water quality threshold levels to measure against a change 

in trophic level which would be used as a basis for reevaluating watershed management 

controls and future development potential within the area. The threshold indicators are to be 

established prior to any development approvals being granted; and 

 conform with all water quality policies, specifications, protocols and review and approval 

procedures approved by Regional Council. 

 

The Municipality shall designate an Environmental Performance Officer (EPO) from HRM 

Energy and Environment to receive the test results of the monitoring program.  The EPO shall 

submit the test results to the Developer and the Community Council within one (1) month of 

being received from the consultant. 

 

In the event that water quality threshold levels for Bell Lake or Fiddle Lake are reached, the 

findings will be reported immediately to the developer and the Community Council at the next 

scheduled meeting.  The developer agrees to pay all required costs for a qualified professional 



selected by the Municipality and mutually agreed upon by the Municipality and the Developer 

who shall undertake an assessment and determine an appropriate course of action respecting 

watershed management and future land use development in the area. An assessment shall 

consider the CCME guidelines.  The Municipality shall make all reports, including water quality 

thresholds and any assessment reports, provided to Community Council available to the public.  

 

If the above assessment identifies continuing levels above the threshold levels the construction of 

permitted dwellings shall be stopped by the Development Officer who, in consultation with the 

EPO, shall issue no further permits until levels are restored to acceptable levels. 

 

Issues Concerning the Halifax Watershed Advisory Board 

 

In summary the application proposes: 

 634 new dwelling units; 

 A new 7.1 kilometre public street; 

 60% of the subject property be held in common open space; 

 40% of the subject property be developable area where dwellings, common shared 

private driveways, driveways, accessory buildings, on-site septic treatment systems and 

shared wells will be located; 

 Supplementary groundwater assessments as phases are developed; 

 Tertiary treatment and disinfection of sewage effluent before NSE approved dispersal; 

and 

 A number of environmental protection measures in the proposed development agreement. 

 

Pursuant to the Board’s terms of reference your input with respect to the potential impact on the 

area’s watercourses is requested.  Please find attached relevant Regional MPS (Attachment F) 

policies that the application will be evaluated under. 

 

 

Darrell Joudrey 
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Attachment A  Schedule B: Overall Concept Plan 

Attachment B  Schedule C: Overall Phasing Plan 

Attachment C  Map 2: Location and Zoning 

Attachment D  Schedule P: Conceptual Stormwater Management Plan (Western) 

Attachment E  Schedule Q: Conceptual Stormwater Management Plan (Eastern) 
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Attachment F:  Relevant Policies from the Regional MPS 

 

S-15 HRM shall permit the development of Open Space Design residential communities, as 

outlined in this Plan, within the Rural Commuter and Rural Resource designations and 

within the Harbour designation outside of the Urban Service Area, but not within the 

portions of the Beaver Bank and Hammonds Plains communities as identified in the 

Subdivision By-law under Policy S-25 and within the Rural Area Designation under the 

Eastern Passage/Cow Bay Plan Area.  HRM will consider permitting the maximum 

density of such developments to one unit per hectare of gross site area.  In considering 

approval of such development agreements, HRM shall consider the following: 

 

(a)where the development is to be serviced by groundwater and as determined through a 

hydrogeological assessment conducted by a qualified professional, that there is an 

adequate supply of ground water to service the development and that the proposed 

development will not adversely affect groundwater supply in adjacent developments; 

(b)that there is sufficient traffic capacity to service the development; 

(c)the types of land uses to be included in the development which may include a mix of 

residential, associated public or privately-owned community facilities, home-based 

offices, day cares, small-scale bed and breakfasts, forestry and agricultural uses; 

(d)whether soil conditions and other relevant criteria to support on-site sewage disposal 

systems can be met; 

(e)the lot frontages and yards required to minimize the extent of road development, to 

cluster building sites on the parcel and provide for appropriate fire safety separations; 

(f)that the building sites for the residential units, including all structures, driveways and 

private lawns, do not exceed approximately 20% of the lot area; 

(g)approximately 80% of the lot is retained as a non-disturbance area (no alteration of 

grades, except for the placement of a well or on-site sewage disposal system in the 

non-disturbance area shall be permitted and provision shall be made for the selective 

cutting of vegetation to maintain the health of the forest); 

(h)that the development is designed to retain the non-disturbance areas and to maintain 

connectivity with any open space on adjacent parcels; 

(i)connectivity of open space is given priority over road connections if the development 

can be sited on the parcel without jeopardizing safety standards; 

(j)trails and natural networks, as generally shown on Map 3 or a future Open Space 

Functional Plan, are delineated on site and preserved; 

(k)parks and natural corridors, as generally shown on Map 4 or a future Open Space 

Functional Plan, are delineated on site and preserved; 

(l)that the proposed roads and building sites do not significantly impact upon any primary 

conservation area, including riparian buffers, wetlands, 1 in 100 year floodplains, rock 

outcroppings, slopes in excess of 30%, agricultural soils and archaeological sites;  



(m)the proposed road and building sites do not encroach upon or are designed to retain 

features such as any significant habitat, scenic vistas, historic buildings, pastoral 

landscapes, military installations, mature forest, stone walls, and other design features that 

capture elements of rural character; 

(n)that the roads are designed to appropriate standards as per Policy T-2; 

(o)views of the open space elements are maximized throughout the development; 

(p)opportunities to orient development to maximize the capture of solar energy; 

(q)the proposed residential dwellings are a minimum of 800 metres away from any 

permanent extractive facility; 

(r)the proposed development will not significantly impact any natural resource use and 

that there is sufficient buffering between any existing resource use and the proposed 

development to mitigate future community concerns; and 

(s) consideration be given to any other matter relating to the impact of the development 

upon surrounding uses or upon the general community, as contained in Policy IM-15. 

 

S-16 Further to Policy S-15, within the Rural Commuter, Rural Resource and Agricultural 

Designations, HRM shall permit an increase in density for Open Space Design  

Developments up to 1 unit per 4000 square metres, or greater in centres as may be 

provided for in secondary planning strategies, where approximately 60% or more of the 

site is retained in single ownership of an individual, land trust, condominium corporation 

or the Municipality. Notwithstanding Policy E-5, the parkland dedication shall be relaxed 

to a minimum of 5% for this type of development.  In considering approval of such 

development agreements, HRM shall consider the following: 

 

(a)  the criteria specified in Policy S-15, with the exception of items (f) and (g); and 

(b)that the common open space cannot be used for any other purpose than for passive 

recreation, forestry, agriculture or conservation-related use except for a portion of which 

may be used as a village common for active recreation or the location of community 

facilities designed to service the development. 
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Map 2 - Location and Zoning

This map is an unofficial reproduction
of a portion of the Zoning Map for the
Planning District 8 & 9 Plan Area.

HRM does not guarantee the accuracy
of any representation on this plan.
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