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ORIGIN

An application was received on July 4, 2019 by Olympus Properties Management Limited ("the
applicant") for a development agreement to construct a multi-unit residential development at
18 Hirtle Drive (PID 60043437) ("the subject property").

RECOMMENDATION

Staff recommend that Town Council for the Town of Bridgewater give first consideration to the
development agreement as contained in Appendix A for 18 Hirtle Drive and schedule a Public
Hearing during the regularly scheduled Council meeting on October 28, 2019 6:00pm in Council
Chambers at Town Hall.

BACKGROUND

The subject property is owned by Olympus Properties Management Limited and is currently a
vacant forested site. The property is zoned High Density Residential (R6) on the Zoning Map of

the Land Use By-law (LUB) and is designated as High Density Residential on the Future Land Use

Map of the Municipal Planning Strategy (MPS). The surrounding zoning, as shown in the Zoning

Map, is Single Unit Residential (Rl), along MacNeil Drive, Urban Commercial (C3) along

Aberdeen Road, a High Density Residential (R6) property on Hirtle Drive, and LaHave

Commercial (C2) Zone nearby.
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DISCUSSION

The application is for a 3-storey, 38-unit residential development consisting of 35 2-bedroom
units and three 1-bedroom units. There would be one additional level of partially exposed

underground parking with 43 spaces, and 5 exterior spaces at the front of the building.

Multi-unit residential dwellings containing between 21 and 30 units per acre may be considered

by development agreement in the R6 Zone, in accordance with Policies IM-6 and R-35 of the
MPS. The subject property is 1.26 acres; therefore 38 units are permitted by development
agreement.

Compliance with Planning Documents

The Municipal Planning Strategy (MPS) contains 15 Objective Statements to guide its policy

statements. Of particular importance to this application are the following:

2. Control land use and development in a manner that will minimize conflicts between

land uses and in a manner that is compatible with the town's service infrastructure.

3. Mix compatible land uses to promote diverse and convenient neighbourhoods.

4. Encourage compact development to maximize the town's shared infrastructure and to

promote healthy, close-knit neighbourhoods.

6. Enable the development of a full range of housing options so that all people can live out
their lives In Bridgewater.

The High Density Residential Designation on the Future Land Use Map of the Municipal

Planning Strategy identifies all lands which are intended for Bridgewater's densest form of

residential development. The designation is applied in different parts of town, including some
along the periphery of the downtown, where higher density is encouraged. The High Density
Residential Zone is intended to include the most intensive multiple unit residential
development permitted in town. It aims to encourage residential densities in strategic areas,
including near the downtown, to meet changing housing needs and bring residents close to
commercial areas.

In order to consider the application for development agreement, staff reviewed the policies of
the MPS. Policy IM-6 states that when considering any proposed development agreement, it
shall be a policy of Council to have regard for matters on compatibility of the development,
servicing, transportation, and environment. The analysis of the policy can be found in Appendix
B.

The MPS contains policies for general development, residential development, open space, and
environmental management. The following policies relate to this application:

Policies for General Development Staff Comment

G-18 It shall be a policy of Council to require landscaping In all

development subject to site plan approval and development

agreement. In order to enhance or preserve the character of the

areas, to provide screening and buffers, or to reduce conflict with

surrounding land uses.

The applicant would be providing a

detailed landscaping plan prior to the

issuance of a development permit. A

non-disturbance zone has been

included in the plan adjacent to the

Aberdeen Road and MacNeil Drive



properties where no trees would be

removed.

G-19 It shall be the policy of Coundl to encourage the use of native plant

spedes and plants selected for their water efficiency in all

landscaping proposals

Native plant species are being

encouraged.

R'2

Policies for Residential Development

It shall be a poliq^ of Coundl to control land use and development In

a manner that will minimize conflicts between land uses. In

accordance with dte Land Use By-law,

Staff Comment

The property is adjacent to other

residential uses, including single and

multi- unit dwellings. The non-

disturbance zones and setbacks from

property lines aim to minimize

conflicts to adjacent properties.

R-3 It shall be the policy of Coundl to support a full range of housing

options and styles in order tomeetdte diverse resldenUal needs and

preferences of aUresidents, in accordance with the Land Use By-law.

The development would consist

primarily of two-bedroom units with a

few one-bedroom units. This

development would offer different

housing options compared to single

unit dwellings.

R-S It shall be a policy of Coundl to require the Integration ofsidewalks,

pedestrian connections and bicyde parking hi all muM-unlt

residential developmentprojects pelmltted bysite plan approval and:
development agreement, to support Increased walking and blcydlng

behavior.

There are no sidewalks on Hirtle Drive,

nor are there any on MacNeil Drive,

Streach Drive, Porter Crescent,

Hopkins Drive, or Lowe Crescent.

Access to sidewalks on Aberdeen Road

and Glen Allan would be ideal,

however there are no sidewalks on the

adjacent side of the street on these

streets, and the addition of a sidewalk

in front of 18 Hirtle Drive would not

improve the pedestrian connections in

the area.

A pedestrian walkway is required to

connect to the main entrance.

Indoor and outdoor bicycle parking is

required.

R-8 It shall be die policy of Coundl to establish minimum on-slte amenity

space requirements in dte Land Use By-law for all multi-unit

residential development consisting bffive or more units.

The applicant will be required to

include amenity space in the form of

balconies, communal indoor space and

an outdoor barbeque patio.

R-9 It shall be a policy of Coundl to promote residential denslflcation in

strategic areas of Bridgewater, in accordance with the Zoning Map
and the Land Use By-law.

The Zoning Map and the Future Land

Use Map identify this property as High

Density Residential. Residential

identification is promoted on this

property and 38 units supports this

densification.

R-10 It shall be a policy of Coundl to encourage context sensitive

residential Infill development which is compatible witit surrounding

The development would be

compatible with surrounding land uses



land uses, maximizes existing municipal infrastructure and helps

enhance the appearance of the public streetscape.

as it is residential, similarly to those

located nearby, it would maximize

municipal infrastructure as the

property is serviced and is located on

an existing local road, and it would

help enhance the appearance of the

public streetscape through an

aesthetically pleasing design,

landscaping, a pedestrian path,

minimal outdoor parking, and

retaining vegetation wherever

possible.

Policies for Open Space and Environmental

Management

Staff Comment

OS-4 It shall be the policy of Council to require developers to provide

greenspace, recreational or leisure-based amenities on-slte for all

new multi-unit residential development containing five or more

dwelling units, and all new multi-unit residential development

permitted by development agreement in accordance with Policy IM-

6.

Amenity space would be provided in

the form of individual balconies,

indoor communal space, and an

outdoor barbeque patio.

EM'3 It shall be a policy of Council to encourage the retention of existing

trees and vegetation in the new multi-unit residential development,

and all new development projects that are permitted djrough site

plan approval or by development agreement, In accordance with the

Land Use By-law.

Existing trees and vegetation will be

retained wherever possible, and a non-

disturbance zone will exist adjacent to

the properties on MacNeil Drive and

Aberdeen Road.

EM-8 It shall be the policy of Council to ensure that all post-development

peak flows for all development permitted by site plan appraval and

development agreement are equal or less than pre-development

peak flows, to the satisfaction of the Town Engineer.

Post development flows shall be

equal to or less than

predevelopment flows.

Public Participation Meeting

A public participation meeting was held on August 28, 2019 at 6:00pm in Council Chambers at
Town Hall. Notification was provided to all properties within 30m (100ft) of the property. In
attendance at the meeting were 14 members of the public, as well as two on behalf of the
applicant and two staff. Notice was published on August 21, 2019 in the South Shore Breaker

for one week prior to the meeting. The notes from the meeting can be found In Appendix C, as
well as one email and one letter received by staff.

The main concerns were regarding traffic. There were conflicting concerns that the removal of
the traffic restriction at Hirtle Drive and Aberdeen Road would create an unsafe intersection,
and that if people were required to travel along MacNeil Drive then Glen Allan Drive to reach

Aberdeen Road that it would cause increased traffic on the local roads. Some residents were in

favour of the removal of the restriction while others were not. There was concern regarding on-
street parking on Hirtle Drive and that it would increase when people are visiting the residents,
and that it would be more difficult for those at 19 Hirtle to get out of their garages and if their
driveway layout would change.



other comments were regarding wastewater and stormwater capacity and flow, the Impact of
construction on adjacent properties, the timeline of the development, the price points of units,
and If short-term rentals are being addressed.

IMPLICATIONS

Financial/Budget

Not applicable.

Legal

A signed development agreement Is a legal contract binding the property owner and the Town.
Any proposed development agreement will be reviewed and approved by the Town Solicitor
before Its presentation to Council.

Strategic Priorities / \Nork Program

Land use and development control Is one of the core responsibilities of the Community
Development Department.

Municipal Planning Strategy

Land Use By-law

OPTIONS

1. Council give first consideration to the draft Development Agreement contained In

Appendix A and schedule a Public Hearing during the regularly scheduled Council
meeting on October 28, 2019.

2. Deny the request for Development Agreement.

3. Defer the request back to staff for further analysis.

COMMUNICATONS

A public participation meeting was held on August 28, 2019 as per the requirement of the

Municipal Government Act Section 205(4). A Public Hearing will be held prior to final

consideration of the proposed Development Agreement In accordance with Section 206 of the

Municipal Government Act.



DEVELOPMENT AGREEMENT

18 HIRTLE DRIVE, BRIDGEWATER, NS

THIS AGREEMENT made this day of . A.D. 2019.

BETWEEN: OLYMPUS PROPERTIES MANAGEMENT LIMITED
hereinafter called the "Property Owner"

OF THE FIRST PART

AND

TOWN OF BRIDGEWATER,
a municipal body corporate pursuant to the Municipal
Government Act, hereinafter called the "Town"

OF THE SECOND PART

WHEREAS the Property Owner wishes to use property at 18 Hirtle Drive (PID
60043437) ("the Property"), further described in Schedule A, for a multi-unit dwelling
and

WHEREAS the Property is situated within an area designated 'High Density
Residential' on the Future Land Use Map of the Municipal Planning Strategy
(December 2014), and zoned 'High Density Residential (R6)' on the Zoning Map of
the Land Use By-law (December 2014); and

WHEREAS Policy R-35(a) of the Municipal Planning Strategy (December 2014) and
Part 4.7.4(a) of the Land Use By-law (December 2014) allow Town Council to consider
the proposed development on the Property only by Development Agreement; and

WHEREAS on , Council of the Town of Bridgewater approved a
Development Agreement on the Property, to allow the proposed development, subject
to the execution of the Development Agreement by the parties hereto; and

WHEREAS the Property Owner is the owner of the Property:

Now this agreement witnesseth that in consideration of the foregoing recitals and for
other good and valuable consideration the parties hereto agree as follows:

1. SCHEDULES

The following attached Schedules shall form part of this Agreement:
Schedule A: Description of Lands
Schedule B: Elevation Drawings
Schedule C: Exterior Renderings
Schedule D: Site Plan

2. PERMITTED USE

That the development on the Property shall be limited to:

(a) One thirty-eight (38) unit dwelling with one (1) additional residential
unit of amenity space to be used by guests; and

(b) Those uses permitted in the underlying zoning by the Land Use By-law,
as amended from time to time.

Except as othenwise provided in this Agreement, the provisions of the Land Use
By-law, as amended from time to time, apply to any development on the
Property.



3. BUILDING CHARACTERISTICS

(a) The height and massing of the building shall be in reasonable
accordance with the elevation drawings as shown in Schedule B.

(b) The exterior design of the building shall be in reasonable accordance
with the renderings as shown in Schedule 0.

4. LANDSCAPING, BUFFERING AND AMENITY SPACE

(a) The Property Owner shall submit a detailed landscaping plan to the
satisfaction of the Development Officer, prior to the issuance of a
Development Permit. The landscaping shall be in reasonable
accordance with the submitted landscaping plan. This includes, but is
not limited to all trees, shrubs, grassed areas, and non-disturbance
zones. The planting of native species is strongly encouraged.

(b) The Property Owner shall ensure that, wherever possible, existing trees
and vegetation are retained during the early development stage and
during construction.

(c) The buffer zone shall be located in substantively the same location and
with the same area as the non-disturbance zones as shown in Schedule

D. No existing trees beyond three (3) inches or greater caliper in the
buffer zone shall be removed unless dead or diseased, and only then
with the prior approval of the Development Officer.

(d) The setbacks to adjacent properties shall be no less than;

(i) 20 feet to Hirtle Drive

(ii) 22 feet on the side yard towards Aberdeen Road

(iii) 35 feet on the side yard towards MacNeil Drive; and

(iv) 18 feet to the rear of the property.

(e) Notwithstanding c and d, a variance of up to 20% may be considered at
the discretion of the Development Officer prior to issuance of a
Development Permit.

(f) The property shall have amenity space, equal to or greater than an area
representing 8,208 square feet, including but not limited to balconies for
all units, a minimum 600 square foot interior communal space and an
exterior barbeque patio area as shown in Schedule D.

(g) The Property Owner will be considered in default if any of the required
landscaping, buffering and/or amenity space is not completed within
twelve (12) months of the issuance of an Occupancy Permit.

5. LIGHTING

(a) The lighting on the property shall be sufficient enough to promote the
safety and security of all users, including but not limited to users of the
pedestrian walkway for the main entrance.

(b) Any exterior lighting shall be positioned to minimize the illumination of
surrounding areas and is located so that nearby properties and streets
are not illuminated to the extent that a hazard or nuisance will result.

6. PARKING AND ACCESS

(a) The Property Owner shall construct a private driveway and a private
walkway that provide vehicular and pedestrian access respectively from
Hirtle Drive to the Property that are in substantively the same location
as is shown in Schedule D.

(b) Any changes, deletions or additions of access points need prior
approval by the Traffic Authority.

(c) The limits of the parking area, approaches, or points of access shall be
defined by a permanent curb, landscaping or vegetation to provide a
neat appearance.

(d) Secure indoor and outdoor parking for no fewer than 19 bicycles shall
be provided on the property. The outdoor parking shall be located in
reasonable accordance with the parking shown in Schedule D and the



majority of the indoor parking shall be located no more than 41 feet from
a building's primary entrance.

7. SIGNAGE

No more than one (1) ground sign which identifies the 38-unit dwelling may be
located on the property. This sign shall not exceed 28ft^ in area and 13ft in
height.

8. MAINTENANCE

(a) The Property Owner shall ensure that all buildings on the Property are
kept in good repair, and that exposed exterior surfaces are painted or
treated as may be necessary, so that the buildings are maintained in a
tidy and attractive state.

(b) The Property Owner shall ensure that all retaining walls, lawns, trees,
shrubs, gardens, and other landscaping elements are regularly
maintained and that any undeveloped, unused portions of the lot are
kept in a tidy state and free from unkempt materials or matter of any
kind.

9. SANITARY SEWER AND WATER SERVICES

The Property Owner shall submit a detailed wastewater flow study and
implement offsetting measures to the satisfaction of the Town Engineer.

10. STORMWATER MANAGEMENT

(a) The Property Owner shall submit a detailed stormwater management
plan to the satisfaction of the Town Engineer, prior to the issuance of a
Development Permit.

(b) The Property Owner shall ensure that all post-development peak
stormwater runoff flows for all development on the Property are equal
to or less than pre-development stormwater peak runoff flows for small
and large storms, to the satisfaction of the Town Engineer.

11. CHANGES AND ALTERATIONS

(a) All matters in this agreement not specified in Subsection 11(b) below
are non-substantive matters which may be changed or altered without a
public hearing, but with the written consent of Town Council, provided
that Town Council determines that the changes do not significantly alter
the intended effect of this agreement.

(b) That the following matters are substantive matters and may not be
changed or altered except by amendment to this agreement in the form
of a further development agreement incorporating the intended change:

(i) Permitted Use as outlined In Section 2;

(ii) Building Characteristics as outlined in Section 3; and

(iii) A variance of greater than 20% to the setbacks and buffers as
outlined in 4 (c) and (d) of this Agreement.

(c) Notwithstanding the foregoing, discharge of this Agreement is not a
substantive matter and this Agreement may be discharged by Council
at the request of the Property Owner without a public hearing.

12. APPLICABILITY OF THE AGREEMENT

The Property Owner agrees that the Property shall be developed and used only
in accordance with and subject to the terms and conditions of this Agreement.



13. APPLICABLITY OF THE LAND USE BYLAW AND THE SUBDIVISION
BYLAW

Except as otherwise provided in this Agreement, the provisions of the Land
Use By-Law and the Subdivision Bylaw as amended from time to time, apply
to any development, use or subdivision on the Property.

14. COMPLIANCE WITH OTHER BY-LAWS AND REGULATIONS

(a) Nothing in this agreement shall exempt or be taken to exempt the
Property Owner from general compliance with federal, provincial,
and/or municipal statutes, regulations and/or bylaws. This includes
complying with other By-laws or Regulations in force with the Town,
including the Building Code By-law and Subdivision By-law, or from
obtaining any Federal, Provincial or Municipal license, permission,
permit, authority or approval required.

(b) The Property Owner shall be responsible for securing all applicable
approvals associated with the on-site and off-site servicing systems
required to accommodate the development including, but not limited
to, sanitary sewer system, water supply system, stormwater sewer and
drainage systems and utilities. Such approvals shall be obtained in
accordance with all applicable by-laws, standards, policies, and
regulations of the Town and other approval agencies. All costs
associated with the supply and installation of all servicing systems and
utilities shall be the responsibility of the Property Owner, unless
otherwise agreed upon. All design drawings and information shall be
certified by a Professional Engineer or appropriate profession as
required by this Agreement or other approval agencies.

15. COMPLIANCE WITH OTHER BY-LAWS AND REGULATIONS

Nothing in this agreement shall exempt the Property Owner from complying
with other By-laws or Regulations in force with the Town, including the Building
Code By-law, or from obtaining any Federal, Provincial or Municipal license,
permission, permit, authority or approval required.

16. CONFLICT

(a) Where the provision of this Agreement conflict with those of any by
law of the Town applicable to the Property (other than the Land -Use
Bylaw to the extent varied by this Agreement) or any provincial or
federal statue or regulation, the higher or more stringent requirements
shall prevail.

(b) In case of conflict, the text of the Agreement prevails over the
Schedules.

17. COSTS

The Property Owner is responsible for all costs associated with recording this
Agreement in the Land Registration Office. These costs are included in the
Development Agreement Application Fee that is collected by the Town of
Bridgewater under Policy 89 - Fees Policy.

18. FULL AGREEMENT

This Agreement constitutes the entire agreement and contract entered into by
the Town and the Property Owner. No other agreement or representation, oral
or written, shall be binding.

19. SEVERABILITY OF PROVISIONS

The provisions of this Agreement are severable from one another and the
invalidity or unenforceabllity of one provision shall not affect the validity or
enforceability of any other provision.



20. INTERPRETATION

(a) Where the context requires, the singular shall include the plural, and the
masculine gender shall include the feminine and neutral genders.

(b) In case of conflict, the text of the Agreement prevails over the
Schedules.

21. BREACH OF TERMS OR CONDITIONS

Upon the breach by the Property Owner of the terms or conditions of this
Agreement, the Town may undertake any remedies permitted by the Municipal
Government Act, including but not limited to any remedies permitted by section
264 of the Municipai Govemment Act.

22. TERMINATION OF AGREEMENT

(a) This Agreement shall be in effect until discharged by resolution of the
Council of the Town pursuant to the Municipal Govemment Act,
whereupon the Land Use By-law shall apply to the Property: and

(b) The Property Owner shall sign this Agreement within 180 calendar days
from the date the appeal period lapses or all appeals have been
abandoned or disposed of or the Agreement has been affirmed by the
Nova Scotia Utility and Review Board or the unexecuted Agreement
shall be null and void; and

(c) The Town of Bridgewater may discharge this Development Agreement
if the use described herein has not been commenced within twelve (12)
months of the date of this Agreement; and

(d) The Town of Bridgewater may discharge this Development Agreement
if construction of the development or the use described herein is
discontinued for twelve (12) months or longer; and

(e) In this Agreement, the development is deemed to have been
commenced or started when a development permit for any part of the
development has been issued; and

(f) The Town of Bridgewater retains the option of discharging this
Development Agreement should any fact provided by the Property
Owner to the Town constitute a material misrepresentation of the facts;
and

(g) This Agreement shall enure to the benefit of, and be binding upon the
Town and its successors and assigns and shall enure to the benefit of
and be binding upon the Property Owner, their heirs, executors,
administrators, and assigns, the owner or owners from time to time of
the Property, until discharged.



OWNERSHIP

We, the Property Owner, hereby certify that I am the sole owner of PID 60043437, as
described in Schedule A, having received the deed from Albert Bartlett, Bruce Oickle
and Randolph Stewart as the Trustee of the Bridgewater Congregation of Jehovah's
Witnesses, dated May 6,2012. 1 have not disposed of any interest in the property and
there are no judgments or other liens or encumbrances affecting the property.

Witness SEYMOUR TRIHOPOYLOS

OLYMPUS PROPERTIES

MANAGEMENT LIMITED



IN WITNESS WHEREOF the parties hereto have caused this agreement to be
executed by affixing their seals and corporate seais on the day and year first above
written.

Witness SEYMOUR TRIHOPOYLOS

OLYMPUS PROPERTIES

MANAGEMENT LIMITED

TOWN OF BRIDGEWATER

Witness DAVID MITCHELL, Mayor

Witness TAMMY CROWDER, GAG



AFFIDAVIT (CORPORATE)

I, Seymour Trihopoylos, Bedford, Nova Scotia, make oath and say that:

1. 1 am the of Olympus Properties Management Limited, the
"Corporation". Except as otherwise stated I have personal knowledge of the matters
to which I have sworn in this Affidavit.

2. 1 acknowledge that the Corporation executed the foregoing Instrument by Its
proper offlcer[s] duly authorized In that regard under seal on the date of this affidavit;
this acknowledgment Is made for the purpose of registering such Instrument
pursuant to S.31 (a) of the Registry Act, R.S.N.S. 1989, c.392. or s. 79(1)(a) of the
Land Registration Act as the case may be, for the purpose of registering this
Instrument.

3. The Corporation Is a resident of Canada under the Income Tax Act (Canada).

4. The ownership of a share or an Interest In a share of the Corporation does not
entitle the owner of such share or interest in such share to occupy a dweliing owned
by the Corporation.

5. THAT I have authority to execute this instrument on behalf of the Olympus
Properties Management Limited, and thereby bind the Olympus Properties
Management Limited.

SWORN TO at

In the County of
Province of Nova Scotia,
this day of
A.D., 2019, BEFORE ME:

A BARRISTER OF THE SUPREME

COURT OF NOVA SCOTIA

OLYMPUS PROPERTIES

MANAGEMENT LIMITED

Per:



AFFIDAVITS OF EXECUTION

PROVINCE OF NOVA SCOTIA

COUNTY OF LUNENBURG, NS

ON THIS day of A.D., 2019, before me, the
subscriber personally came and appeared a
subscribing witness to the foregoing Indenture, who having been by me duly sworn,
made oath and said that TOWN OF BRIDGEWATER, one of the parties thereto,
caused the same to be executed in its name and on its behalf and its corporate seal
to be hereunto affixed in h presence.

A COMMISSIONER OF THE SUPREME

COURT OF NOVA SCOTIA

PROVINCE OF NOVA SCOTIA

COUNTY OF LUNENBURG, NS

ON THIS day of A.D., 2019, before me, the
subscriber personally came and appeared a
subscribing witness to the foregoing Indenture, who having been by me duly sworn,
made oath and said that OLYMPUS PROPERTIES MANAGEMENT LIMITED, one of
the parties thereto, caused the same to be executed in its name and on its behalf and
its corporate seal to be hereunto affixed in h presence.

A COMMISSIONER OF THE SUPREME

COURT OF NOVA SCOTIA



Schedule A

Description of Lands

Registration County: LUNENBURG COUNTY

Street/Place Name: HIRTLE DRIVE /BRIDGEWATER

Title of Plan: S/D SHOWING CONSLIDATION OF LOTS G3, G4 & G5 TO CREATE LOT G6,
PROPERTY OF OLYMPUS PROPERTIES MANAGEMENT QMITED, CIVIC NOS, 18, 22, & 26
HIRTLE DRIVE, TOWN OF BRIDGEWATER.

Designation of Parcel on Plan: LOT G6

Registration Number of Plan: 100986885

Registration Date of Plan: 2012-06-27 10:02:29

*** Municipal Government Act, Part IX Compliance ***

Compliance:

The parcel is created by a subdivision (details below) that has been filed under the Registry
Act or registered under the Land Registration Act

Registration District: LUNENBURG COUNTY

Registration Year: 2012

Plan or Document Number: 100986885

10
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MPS SECTION 17 POLICY REVIEW OF APPLICATION

In accordance with Section 17 of the Municipal Planning Strategy, Town Council shall consider

MPS Policies IM-1, IM-2, IM-3, IM-4, IM-5 and IM-6 prior to making a decision on requested MPS

and LUB amendments or Development Agreements. Accordingly, planning and engineering staff

have reviewed the request in accordance with the policies and provide the following comments:

1  MPS Policy IM-6 Staff Comment

When considering any proposed development agreements orf.amendmen^ to die Land Use By-law, It shail be a policy of
Council to have Kgard for the following matters:

a) Compatibility of the- proposed land use wM»

adjacent land uses; and

The property is adjacent to other residential uses, including single

and multi- unit dwellings. The non-disturbance zones and setbacks

from property lines aim to minimize conflicts to adjacent

properties.

b) Compatibility of the development mith adjacent

propertles'ln. terms, of height,, scale,, lot coverage,

density, bulk, and ardtltectural style; and

The development Is of similar height, scale and density, to

nearby multi-unit residential developments and of greater

height, scale and density than adjacent single unit residential

developments. The architectural style is different but

compatible with adjacent properties.

c) compatibility of rite development wltit adjacent

properties ln terms:af Jlghring,^:signage;^outdoor

display^ outdoor storage, trajpcfllmpactsi and

noise; and

Lighting and signage will be analyzed when a development permit

is required, but the development agreement includes regulations

of lighting positioning and signage size. Traffic may increase

slightly with the additional units, but a Traffic Impact Study will be

completed. No additional noise is expected, as it is a residential

development.

d) Integration of dte development - Into the

surrounding area by means of appropriate

landscaping, with screening provided : by existing

and new vegetation and fencing as required; and

A landscaping plan is required and must be to the satisfaction

of the Development Officer. Buffer zone requirements are

included in the development agreement.



MPS Policy IM-6 Staff Comment

When considering any proposed development agreements or amendments to the Land Use By-law, it shall be a policy of

Council to have regardfor the following matters:

e) The adequacy of sanitary services, water services, Hirtle Drive has a 250 mm diameter watermain, 200 mm

and storm wofermonogc/nentse/v/ces; and diameter sanitary sewer and 250 mm diameter storm sewer

located within the street right of way. In street services are

adequate for the proposed development. It will be necessary

for the developer to offset any additional sanitary sewer flow

generated by this development that Is above the as of right

amount.

There is a requirement that a stormwater management plan be

approved by the Town prior to construction. Post development

flows shall be equal to or less than predevelopment flows.

Stormwater drainage shall be self-contained within the limits of

the subject property and not directed to adjacent private

properties.

f) Contribution of the proposal towards an orderly It Is understood that the proposed development would use

and compact development pattern that makes existing in street infrastructure and services.
efficient use of existing and new municipal

Infrastructure and services; and

g) The adequacy ofthe road network in, and adjacent Hirtle Drive Is classified as a local street connected to an arterial

to, or leading to the development, regarding street nearby (Aberdeen Road).

connectivity, congestion and traffic hazards; and

h) The adequacy of site access as determined by the

Traffic Authority; and

Hirtle Drive and Aberdeen Road have some traffic restrictions In

place likely to deter "shortcutting" between Aberdeen Road

and Glen Allan Drive. Staff will require a traffic Impact study to

determine If changes to infrastructure Is necessary.

Any changes, deletions, additions of access points will need

approval of the Traffic Authority. The required traffic impact

study will also take into consideration any access/egress points

to/from the development.

/; The ability of emergency services to respond to an The proposed use would not change the ability for emergency
emergency at the location of the proposed services to respond to an emergency. The property Is to be
development; and properly civic addressed per the current Civic Address Bylaw. On

site emergency access (Fire Dept.) is evaluated during the plans

review process prior to Issuing a Building Permit.



MPS Policy IM-6 Staff Comment

When considering any proposed development agreements or amendments to the Land Use By-law, H shall be a policy of
Council to have regardfor the following matters;

j) The adequacy of active transportation The proposed development is located near the
infrastructure to support walking and cycling to downtown within walking distance to many
andfrom the proposed development; and amenities. HIrtle Drive does not have any sidewalks.

Aberdeen Road does have sidewalks both sides west

of Hirtle Drive but not east of Hirtle Drive. There is

an RA5 Overhead Crosswalk at the Intersection of

Aberdeen Road and Hirtle Drive providing sidewalk

access for eastbound users on Aberdeen Road.

k) The provision of off-street vehicle and bicycle Off-street vehicle and bicycle parking is Included in the

parking to prevent significant congestion, nuisance development agreement and Is in line with the LUB.
and inconvenience in the area; and

I) Consideration of any previous uses of the site Staff are not aware of any previous use that may have caused
which may have caused soil or groundwater soil or groundwater contamination.
contamination; and

m) Suitabiiity of the site in terms of slope and flood Map 6 - Environmental Constraints does not identify the
and erosion risk in accordance with Map 6 - subject property of having any risk in terms of slope and
Environmental Constraints; and flooding.

n) Consideration of any anticipated environmental

impacts resulting from the development, such as

air and water pollution, soil contamination, and

potential for the contamination or sedimentation

of watercourses. Where Council determines, on the

advice of a qualified person, that there is a

significant risk of environmental damage from any

proposed development, an environmental impact

assessment shall be carried out by the developer

for the purpose of determining the nature and

extent of any impact and no agreement shall be

approved until Council is satisfied that the

proposed development will not create or result in

undue environmental damage;

The proposed development is residential and as such does not

pose significant risk of environmental damage provided sound

engineering and construction practices are followed.

o) The application of sustainable design principles Alternative transportation parking is included and native

and energy efficient technology, including but not species are encouraged.
limited to renewable energy infrastructure,

environmentally friendly paving alternatives,

provision of alternative transportation parking,

integration of landscaping Into the design of

parking lots, green roofs, etc.; and



MPS Policy IM-6 Staff Comment

p) The financial ability of the Town to absorb any \ The development agreement states all costs associated with the
costs reiating to the proposal; and supply and installation of all servicing systems and utilities shall be

the responsibility of the Property Owner, unless otherwise agreed

upon.

; When considering any proposed development agreements or amendments to the Land Use By-law, it shall be a policy of

'i Council to have regardfor the following matters:

q) The proposal's conformance with the intent of the The LUB has been used as a guideline for the development

Municipal Planning Strategy and to all other agreement, with many requirements adhered to.

applicable Town By-laws and regulations, except

where the application is for a development

agreement and the requirements of the Land Use

By-law are regarded as guidelines.



Public Participation Meeting

Development Agreement -18 Hirtle Drive

Date of Meeting: August 28, 2019

Meeting Commenced: 6:03pm

Meeting Concluded: 7:10pm

Attendance: 14 members of the public, 2 on behalf of the applicant, 2 staff

The questions and comments from attendees are numbered and the responses are bulleted.

1) MacNeil Drive and general area has an existing drainage issue, most notably at the intersection
of Hirtle Drive. Will this development worsen that situation?

•  The applicant (architect) referred to the requirement of a stormwater management

Plan, and how a swale would be used to direct surface water appropriately.

•  Staff reiterated this requirement for a plan to be submitted to the satisfaction of the

Town Engineer, and that the post-development peak flows shall not exceed that of pre-

development.

2) An attendee asked for clarification on the number of units and how 38 units are permitted (by

development agreement).

•  Staff explained how the permission is calculated by lot size, and how 21-30 unit per acre

are permitted in the High Density Residential (R6) Zone by the development agreement

process. Further, that the property in question is 1.26 acres which allows a maximum

unit count of 38.

3) Are the local sanitary and storm sewer pipe sizes adequate to handle the development?

•  Staff assume the sanitary and storm sewer infrastructure directly associated with the

property are sufficient to accommodate 38 residential units. Staff noted that a sewage

capacity study was underway, and that offsetting measures would be analyzed to

ensure the Town's wastewater system could handle the development and not result in

any increase in flow.

4) An attendee expressed concern that the development at 18 Hirtle Drive would lessen their

ability to develop the adjacent lots.

•  Staff indicated that each development proposal, aside from as-of-right permissions,

would require its own sewage capacity study.

5) What are the anticipated timelines for the studies and the development agreement process?

•  Staff explained the process and estimated timeline associated with each portion

thereof.

6) What is the anticipated timeline for occupancy?

•  The applicant (developer) said they would like to begin in the Spring of 2020, with

occupancy ideally by the end of that year.

7) An attendee voiced concern regarding disturbance related to construction, specifically as it

would relate to the structural integrity of their nearby split granite foundation.



8) What about noise being generated post-construction? How would the ventilation system impact

neighbouring properties from the perspective of noise?

•  The applicant (architect) explained how the ventilation system would work: intake at

the front of the building, exhaust at the rear. Further, that neighbours should not

anticipate noise as a result of the buildings systems.

9) Will there be a traffic study to look at on-street parking?

•  Staff confirmed that a traffic impact study had been completed and would be reviewed

by the Town's Traffic Authority as the development relates to traffic volumes, on-street

parking impacts and/or if restrictions would be imposed, and safe driveway location.

10) There was discussion regarding the Aberdeen Road and Hirtle Drive intersection controls. There

were no specific questions; however, there seemed to be generally a preference to keeping the

controls in place.

11) How will garbage would be handled onsite?

•  Staff and the applicant (architect) explained how the building design incorporates an

interior garbage room.

12) What demographic will this development cater to?

•  The applicant (developer) spoke briefly about the market demand

13) Will it be affordable?

•  The applicant (developer) referenced their property (multi-unit building) at 74 Aberdeen

Rd as a comparison.

14) What is the Town doing to require affordable housing?

•  Staff commented on existing policy and work currently in-process, and overall the

Town's effort to promote the development of affordable housing units.

15) What about short-term rentals (Air BnB)?

•  Staff confirmed the Town does not have regulations associated with the term of a rental

in a residential building.

•  The applicant (developer) mentioned their practice to restrict short-term rentals by way

of the standard lease agreements.

16) How long has the subject property been zoned High Density Residential (R6)?

•  Staff suggested that it's been high-density residential since at latest 1997.

17) An attendee expressed concern with fire protection, in the building design and related to access.

•  Staff and the applicant (architect) explained that building code and fire code

requirements would require proper protection. The building will be sprinklered, per

building code standards.



Ronald & Dale Helsler

j28 MacNoil Drive

*  • ■■ i H f ■ vv .'51 e I o va Scotia

(902; 530-2940

dheislen^eastlink.ca

Ms. MacKenzie Childs

Planner

Community Development Department
Town of Bridgewater

Dear Ms. Childs;

Thank you for responding to our request for information on the proposed 38-unit
residential development at 18 Hirtle Drive. After reviewing the documents you provided,
we would like to state our objections to this proposal and we would like to have these
entered into your upcoming report to the Town Council

•  Traffic Flow, the Aberdeen-Hirtle-MacNeil area already sees high volumes of
traffic throughout the day as drivers traveling up Aberdeen, routinely turn right on
to Hirtle and then MacNeil Drive as an alternative route to get to Glen Allan
Drive and beyond. Consequently, the intersection of MacNeil Drive/Naftal Drive
and Glen Allan already is heavily used during business hours with drivers coming
to and from the South Shore Regional Hospital and the Medical Arts Building. If
there were to be 38 new families coming to this area, this will greatly exacerbate
the already dangerous situation at this intersection. We have seen no plan to
improve safety at this intersection, for example, by altering it to make it a four-
way stop.

Possible chanaes to the ''risht-onlv-turn" at Hirth Drive and Aberdeen Rd: We

are opposed to this possibility and see no benefit either to the developer or to the
residents on MacNeil Drive. While we note this proposed change is currently
being reviewed by the Traffic Authority, it seems ridiculous to open up this
intersection to multi-turn traffic, as Aberdeen Road is very busy for much of the
day and drivers trying to turn left, will hamper the safe flow of vehicles. As a
consequence, drivers will default to using MacNeil anyway. Obviously, this
restriction was put in place as a way to ensure adequate traffic flow on Aberdeen
and also as a means to ensure MacNeil Drive, a residential street in a residential
area, would not be overwhelmed by non-local traffic.

Pedestrian Safety : Hirtle Drive is a narrow street and pedestrians, like drivers,
use it as a shortcut to the downtown area. However, neither Hirtle Drive nor
MacNeil Drive have sidewalks and it is apparent the extra traffic from the
proposed development, along with any change in the Hirtle-Aberdeen intersection
will only increase the threats to pedestrian safety Yet, we have seen no provision



or plan for the construction of sidewalks or consideration for the safety of
pedestrians.

.  Inadequate Notice of Meetins: We note only property owners within 30 meters
of the subject property were formally notified of the public information meeting
on August 28. Accordingly, we contend ALL property owners on MacNeil
Drive should have been informed of this event as they are surely going to be
directly impacted by any decision to grant approval for this project. As things
unfolded, we did not become aware of the meeting until after it had taken place.
Therefore, it's our belief all property owners on MacNeil Drive should be notified
formally as soon as possible of your upcoming report to Council to ensure they
are fully aware of this project and to be given an opportunity to state their
opinions.

In closing, we would like you and the other members of the Council to know we are not
opposed to multi-unit residential construction. In fact, we know the Town of
Bridgewater does need new rental properties to satisfy growing demand. However, we
cannot consider supporting this project unless the developer and the Town can adequately
address the concerns we outlined above.

Thank you for taking our views into consideration.

Sincerely,

Ronald and Dale Heisler



From: Susanne & Dieter Krleoer

Subject: Re: Proposed Development Hirtle Drive
Date: Septemberl, 2019 9:19:59 AM

Attachments: ImaaeOOl.DnQ

Dear Mackenzie,

Thank you for your prompt and informative reply, much appreciated. Best regards,

Paul

From: Mackenzie Childs

Sent: Thursday, August 29, 2019 11:20 AM
To: Susanne & Dieter Krieaer

Subject: RE: Proposed Development Hirtle Drive

Good morning Paul,

Thank you for your email; I hope I can address your concerns. The applicant has requested the

restricted access from Hirtle Drive to Aberdeen Road be removed. They have conducted a traffic

study and the Town Engineer will soon be in the process of analyzing it and seeing if the removal of

that is safe/suitable.

Regarding parking, the proposed development includes indoor parking. Due to the slope of the land

part of the parking level is exposed above ground and part is underground. They have proposed 43

indoor parking spaces as well as an additional 5 outdoor spaces off Hirtle Drive. I have attached

renderings and site plans from the architect that will give you an idea of what they are proposing.

Although I can't speak to the developers ability to rent or sell, the Town works towards

developments which are compact, compatible and that do not conflict with surrounding land uses,

while also promoting a range of housing options and styles throughout town. Although much of that

area is single family homes there are a few multi-unit residential dwellings nearby off Aberdeen

Road. In order to provide a buffer to adjacent properties, the applicant has proposed a non-

disturbance zone adjacent to the single family homes on MacNeil Drive. This can be seen on one of

the site plans attached. This area will not be altered during or post construction. Including preserving

the trees.

i am in the process of completing a Planning Analysis report for Council (ideally to be completed for

the September 23"^^ meeting) and I will include your email in it, as we include concerns/comments
we've heard. Please let me know if any other questions have come up from my response.

Kind regards,

Mackenzie Childs

Planner

Community Development Department



town of

BRIDGEWATER

E: m3rkpn7ip.fhilds@bridgewater.ca

P: (902) 541-4386

http://www.bridgewater.ca/transit

60 Pleasant Street

Bridgewater, NS B4V 3X9

From: Susanne & Dieter Krieger <sdkrieger@pastlink.ca>

Sent: August 28, 2019 5:57 PM

To: Mackenzie Childs <Mackenzie.Childs@hridgewater.ra>

Subject: Proposed Development Hirtle Drive

CAUTION: This email originated from an external sender.

Dear Planner,

While it is always good to see Bridgewater grow, several questions do come to mind on this

development proposal. The first would be that of the resultant traffic pattern, as there is

currently no left turn from Hirtle Drive onto Aberdeen Road, the latter of which is already

overburdened with traffic during peak hours. If access to the downtown is envisioned via

McNeil Drive, Glen Allan Drive and then down Aberdeen, the homes along that route would be

negatively affected. 38 units would likely mean 38 vehicles, if not more, which also raises the

issue of the provision of adequate parking, given that the lot is on a hillside.

In view of these Issues, the site would be, in my opinion, more suitable forthe construction of

a limited number of single family dwellings, which would also integrate seamlessly into the

existing neighbourhood. As the plan for the far end of Glen Allan Drive appears to be the

construction of an entire new neighbourhood, there would appear to be little need for a high

rise in the proposed location, and the developer may well encounter difficulty in selling /

renting the proposed units.

Thank you for considering these thoughts. Sincerely yours,

Paul Krieger

59 Glen Allan Drive, Bridgewater


