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ORIGIN

An application was received on Novembers, 2019 by 3321742 Nova Scotia Limited ("the

applicant") for a development agreement to construct a 30-unlt collective residential
development at 54 Pearl Street (PID 60025376) ("the subject property").

RECOMMENDATION

Staff recommend that Town Council refer the matter to staff to undertake a public participation
meeting in consideration of the development agreement, on January 15^^ 2020 from 6:00PM to
7:00PM at Town Hall.

BACKGROUND

The subject property is owned by 3321742 Nova Scotia Limited and is currently a vacant,
forested piece of land, identified on the Context Map below. The property is zoned

Comprehensive Residential (R3) on the Zoning Map of the Land Use By-law (LUB) and is

designated as Comprehensive Residential on the Future Land Use Map of the Municipal

Planning Strategy (MPS).
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Context Map



The surrounding zoning, as shown in the Zoning Map below, is Single Unit Residential (Rl), Two

Unit Residential (R2), Comprehensive Residential (R3), Medium Residential (R5), Residential

Manufactured Home (R7}, and Institutional (11), with Industrial (Ml), Special Commercial {C8),

and Park (P) nearby. The surrounding area is designated as Low Density Residential,

Comprehensive Residential, Medium Density Residential, Manufactured Residential, and

Institutional, on the Future Land Use Map of the MPS, with Industrial, Limited Commercial, and

General Commercial nearby.

Eisnor Park

(residential)

R1 Single Unit Residential

R2 Two Unit Residential

R3 Comprehensive Residential

RS Medium Density Residential

C8 Special Commercial

Ml Industrial

II institutional

P  Park

Zoning Map

There is a mix of low-, medium-, and high-density residential in the surrounding area composed
of single unit, two unit and multl unit developments, and a land-leased community. There is
commercial, institutional, park, and industrial uses nearby.

DISCUSSION

The application is for a sustainable, collective residential development. The housing model is a
cohousing development; cohousing is planned, financed and owned by a group of people who
become the residents and is normally characterized by fully-equipped, privately-owned homes
with shared indoor and outdoor amenities. The proposed development would be 30-units
composed of eight 2-story townhouses and a common house. There would be two styles of
residential buildings, with a variety of 1-, 2-, and 3-bedroom units. The intent is for the property
to have deliberate community-oriented design and for the buildings to have a high degree of
energy efficiency.

The property Is 14.8 acres and the applicant intends to develop towards the east side of the
property, near Pearl Street, while maintaining much of the forest. A draft landscape concept
plan in Appendix A shows the general placement of buildings and access to the development.
Draft renderings showing the exterior of the two building types are also included in Appendix A.
At this time, these concepts are subject to some change.



Collective residential developments, up to a maximum of 25 units per acre, in accordance with
MPS Policy IM-6, are permitted by development agreement in the R3 Zone. A collective

development is defined as a development that consists of more than one dwelling on one or
more lots, and this development falls into that definition. 30 units on 14.8 acres is equivalent to
slightly over 2 units per acre. Considering both these aspects, a development agreement is
required. During the analysis process, staff will evaluate Town policy to determine if the
development is supported in terms of compatibility with adjacent land uses, servicing,
transportation, the environment, and the overall intent of the Municipal Planning Strategy.

The next step in the application process will be for staff to host a public participation meeting.
Once staff have received and considered comments from the public, planning staff will provide
a full analysis of the proposed development and the draft development agreement at a future
meeting of Council. This report represents Step 1 on the Simplified Application timeline

outlined below.

Simplified Application Timeline

Step 1 - Preliminary report to Council

Step 2 - Public participation meeting

Step 3 - Planning analysis report to Council

Step 4 - First consideration of proposed development agreement

Step 5 - Public hearing

Step 6 - Final consideration of development agreement

Step 7 - Publication of development agreement

Step 8 - Appeal period -14 days after publication of development agreement

IMPLICATrpNS
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 / Work Program

Land use and development control is one of the core responsibilities of the Community

Development Department.

Municipal Planning Strategy

Land Use By-law

Economic Action Plan

OPTIONS

1) Refer the matter to staff and schedule a public participation meeting for January 15,
2020.

2) Defer the matter to staff for more information prior to proceeding to public
participation.



Policy IM-7 describes the required public participation process that staff and Council must

complete before Council can consider final approval of the development agreement.

Notification will be provided in writing to all property owners within a minimum of 30 meters

(100 feet) of the subject property. An advertisement will also be published in the local

newspaper a minimum of 1 week prior to the meeting.



Appendix A: Cover letter, draft landscape plan and draft elevation renderings



3321742 Nova Scotia Limited (operating as ''Treehouse Village

Ecohousing")
Bridgewater, Nova Scotia

6-95 Empire St

Bridgewater, NS B4V2L8

TREEHOUSE VILLAGE

ECOHOUSING

Development Agreement Application

for 54 Pearl Street, Bridgewater

Cover Letter

Application Date: Novembers, 2019
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Dear BridgewaterTown Council and staff,

The members of Treehouse Village Ecohousing are pleased to present you with our Development
Agreement application to construct a sustainable housing development in Bridgewater. We have
chosen Bridgewater as our future home for many reasons including its amenities as well as its
progressive planning regime and the quality of its sustainability initiatives. Our plans for developing a
vibrant, ecologically and socially responsible "cohousing" community fit well within Town Council and
staff's progressive vision for the community.

Through the information provided in this letter, our application form, and our supplementary
documents, we intend to demonstrate that our development not only meets the Town's minimum
standards for development, but also exceeds them significantly. Moreover, we believe that our housing
community will add substantial value to Bridgewater's built environment by being a model for
sustainable and resilient housing that fills an important gap in the South Shore's housing landscape. Our
project will also add to Bridgewater's cultural identity, and support economic development objectives
by providing high quality housing for many generations of Bridgewater residents.

We look forward to working with you in a collaborative spirit as we finish the planning, permitting, and
construction of our community. Throughout this process, Simon Melrose, one of our members, will act
as our representative, as will the competent team at RHAD Architects (Rayleen Hill and Megan Lloyd)
and our future Project Manager whose services we are in the process of retaining.

Mail: 3321742 Nova Scotia Limited

6-95 Empire St

Bridgewater, NS B4V 218

Primary Contact: Simon Melrose

skmelrose@vahoo.ca

902 476 5395

Website: www.treehousevillage.ca

Page 2 of 8



THE PROJECT

Vision: Treehouse Village Ecohousing seeks to build a cohousing development in Bhdgewater, Nova
Scotia, the first of its kind in Atlantic Canada. We envision a joyful, environmentally responsible, healthy,
multi-age cohousing community in Bridgewater.

Project values:

• Our planet: living lightly on the earth

• Our neighbours: sharing resources and joy, and welcoming to all
• Ourselves: living in a comfortable and healthy home

Project characteristics at a glance:

• Our 14.8 acre site located at 54 Pearl St in Bridgewater has just been purchased. It is located
within the boundaries of the Town of Bridgewater, connected to town services, within walking
distance of important amenities and public transit. The site is north facing with a varying 12
degree slope. The development footprint will likely cover a third or less of the total site. Current

zoning is amenable to our proposed building intentions.
•  30 units, medium density form (clustered townhouses and low-rise flats) and a variety of unit

sizes (1, 2, 3 bedrooms).
• Modestly-sized private units (1 bedroom: 700sq. ft.; 2 bedroom: 900-1000sq. ft.; 3 bedroom:

1200-1300sq. ft.) and a well-equipped common house (3000sq. ft.), arranged in a
community-oriented design.

•  Building will be wood frame. Panelized construction is being investigated.
• Quality, durable construction, built using universal design principles
• Very high degree of energy efficiency (net zero or passivehaus performance target)
• Multigenerational, welcoming of all family types and ages
• To be incorporated as a condominium under the NS Condominium Act following issuance of

occupancy permit

Project development timeline:

•  Public launch of project: September 2018
•  Company incorporated: November 2018

•  Design process start: August 2019

•  Land purchased: October 2019

• Anticipated start of construction: June 2020
• Anticipated end of construction: December 2021

ABOUT COHOUSING

Cohousing is a unique kind of housing — planned, financed and owned by a group of people who become
the residents. This housing model is about consciously creating trust and friendship amongst a group of
people who choose to live independently yet in a community-minded way. Typical Cohousing
Characteristics:

•  Fully-equipped, privately-owned units (homes)
• Homes are planned and arranged in a way that fosters community-oriented living with gardens,

walkways and play areas
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•  Shared amenities such as a large kitchen & dining room with opportunities for shared meals, a
multi-purpose space for activities, and guest suite{s)

Cohousing consultants, Kathryn McCamant and Charles Durrett, explain the fundamentals of cohousing
like this:

• Complete private units + extensive common facilities

• Deliberate community-oriented design
•  Participatory process

•  Complete resident management
•  Non-hierarchical structure

•  Separate income sources

To learn more about cohousing, please visit the Canadian Cohousing Network's website
(https://www.cohousing.ca/). Their FAQ page is particularly informative for those new to cohousing. We
have also added an FAQ page to our website, which has some info more specific to this project.
Treehouse Village will be the first cohousing in Atlantic Canada.

THE PROPERTY

Treehouse Village Ecohousing has purchased 54 Pearl St (PID 60025376), on which we intend to develop
our homes. This property is zoned R-3 (Comprehensive Residential), and is fully forested, at 14.8 acres
in size. It is adjacent to Town of Bridgewater water supply, sanitary sewer, storm water, road servicing,
and can draw power from the electrical grid from adjacent streets. We believe that this property has
ideal characteristics for our development, including ample lot size, a wonderful old growth forest on 2/3
of the property, proximity to the trail network and amenities, within walking distance of recreational,
commercial, and institutional facilities, and compatible adjacent land uses. We have completed a
property boundary survey which is now registered on Property Online.

DEVELOPMENT STRUCTURE

Treehouse Village Ecohousing is taking an innovative approach to multi-family housing development.
The future members of Treehouse Village Ecohousing are the owners and shareholders of 3321742
Nova Scotia Limited, a standard company incorporated under the Companies Act of Nova Scotia. This
company is the applicant of this DA application - in essence, we are acting as our own housing
developer. The members of our company are raising the initial equity necessary to undertake
pre-construction activities (land acquisition, design, permitting, and marketing), which is followed by
acquiring a construction loan from one or more lenders to capitalize the construction phase of the

project. Upon completion of construction and the issuance of our occupancy permit, the development
company will then sell the homes it has built to its shareholders at cost, and repay its liabilities. The

development will then become incorporated as a condominium under the Nova Scotia Condominium
Act. Having completed its work, the development company will then be dissolved and any remaining

assets will return to its members or be transferred to the new condo corporation.

Within our membership, there are currently 11 equity member households (shareholders) and
approximately 16 associate member households who are assessing becoming equity members.

EXISTING PROFESSIONAL CONTRACTS

Treehouse Village Ecohousing is not a DIY project! We have already entered into contracts with the
following highly qualified firms (unless otherwise noted, firms are based in Nova Scotia):
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• RHAD Architects: providing full spectrum design services: schematic design, design

development, construction document development, and construction administration. Currently
approaching end of schematic design / beginning of design development. Have engaged the

following as sub-contractors:
o Caddis Collaborative; architectural firm specializing In cohousing design. Based In

Boulder, CO.

o Brackish Design Studio: landscape architecture services,
o Harbourslde Transportation Consultants: traffic engineering services,

o Mechanical / Electrical / Structural / Civil / Geotechnlcal engineering: TBD
• Connexus Cohousing Collaborative; cohousing consulting services. Based In Calgary, AB.

•  Eastpoint Engineering: civil engineering services. Completed an engineering feasibility study.
• Strum Consulting: environmental site assessment services (Phase 1 ESA complete)

• Grant Thornton: accounting services

• Burke, Macdonald & Luczak Barristers & Solicitors: legal services (primary legal counsel)
• Richard Ledding Law Corporation: legal services (specialist In cohousing legal matters). Based In

Vancouver, BC.

• Teryl Scott Lawyers Inc: legal services (specialist in human rights matters)
• Kenneth Young & Associates: appraisal services
• Berrlgan Surveys Ltd: land survey services

SOCIOCRATIC GOVERNANCE

Our development company uses the sociocratic governance model of consent-based decision-making,
also known as Dynamic Governance. More Information on this decision-making system Is available
here: httD://www.sociocracvforall.org. and TVE can provide additional information upon request. The
diagram below illustrates TVE's current organizational structure:
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ORGANIZATIONAL STRUCTURE
Nov4.2019

TREEHOUSE VILLAGE
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Operational Roles:

SO = Sociocracy Su(^ort
IE = Tech Supp^
RPHs = Remote Participant Hosts
NVC = Non-Violent Communication Support
00 = Orientation Coordinator

DA = Development Agreement Coordinator
CR = Community Reporter
R = Recruiter
BK = Bookkeeper
BM s Budget Manage

While this corporate structure may seem unconventional; this type of governance model and general
development pathway have been successfully used by a dozen cohousing communities in Canada (see
httDs://cohousing.ca/for examples), and hundreds more in the United States.

IMPACT ON SERVICING

Treehouse Village Ecohousing anticipates that its development will have an acceptable level of Impact
on Town of Bridgewater infrastructure and servicing. The primary rationale for this justification is that
the community is developing homes at a density that is below average R1 density for Bridgewater. The
construction of 30 housing units on 14.8 acres of land will result in a residential density of just over 2
units per acre. This is substantially below the average R1 density In Bridgewater, and below the

conventional standard of 10 persons per acre for low-density residential development, based on
information provided by the Town's Community Development Department.

Our principle of low impact development is that by preserving over % of the property as green space and
concentrating the homes on a small portion of the land, while adopting sustainable energy, water, and
materials choices at every opportunity, Treehouse Village is making very different development
decisions compared to standard developments. Whereas conventional developers typically make

choices to maximise the development of their lot in order to maximize revenue, we value the natural

capital already present on our property and are seeking to disturb it as little as possible, thereby having

Page 6 of 8



a substantially lower impact on community servicing than a conventional developer would have on this

parcel. By approving Treehouse Village as the developer of choice for this parcel, the Town of
Bridgewater is ensuring that low impacts on infrastructure will continue for generations on this parcel.

Furthermore Treehouse Village Ecohousing is not intending to develop future phases of housing on the
property, and considers the site plan delivered here to be the "finar buildout for the community.

A preliminary engineering feasibility study produced by Eastpoint Engineering on September 19 2019

has found that impacts are tolerable across the following infrastructure types:

• Water Supply: water supply from Pearl St is adequate for the development, based on

conventional estimates of maximum day demand plus fire flow. All parts of the development
will stay below the SS-meter contour line, allowing for gravity-fed supply. Additional hard
engineering of water saving technologies (low or no flush toilets, low flow fixtures, rainwater
capture, greywater reuse, etc.) which are intended but have not yet been designed, will further
reduce water consumption. In addition, only some of the buildings will be sprinklered.

• Waste Water: both Pearl St and St Philips St have adequate servicing to collect waste water from
the development, based on conventional waste water allowances. Pumping of waste water from
the site is not necessary as the lowest part of the development will stay above the 48-meter
contour line. Additional hard engineering of water saving technologies (low or no flush toilets,
low flow fixtures, rainwater capture, greywater reuse, etc.) which are intended but have not yet
been designed, will further reduce waste water production.

• Storm Water: preliminary storm water calculations show pre and post development conditions.
Treehouse Village Ecohousing has retained Brackish Design Studio as our landscape architects.
They are implementing a full landscaping plan for the disturbed area of the property which will
include a number of low impact development (LID) measures to address on-site storm water
measures. Hard engineering of stormwater management systems (e.g. retention ponds) is being
considered but may not be necessary and will be avoided if possible.

• Road Access: preliminary findings and concerns stemming from the Eastpoint study were further
assessed in a traffic study by Harbourside Transportation Consultants. The study found that
traffic impacts generated by the development would be acceptable under current and future
conditions, based on conventional traffic assumptions. As Treehouse Village Ecohousing will
have above average focus on active modes of transportation including walking and cycling, we
anticipate traffic impacts to be lower than what is generated under this model. A number of
design recommendations are provided. Treehouse Village Ecohousing intends to request active
transportation access to the Centennial Trail from our property at one or more locations - these
requests will come with design finalization.

•  Power Access: single phase power is available from Pearl St, and three phase power is available
from St Phillips St.

FINALIZATION OF DESIGN

This initial application includes the following documentation:

• This cover letter
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•  Development Agreement application form
•  Initial site plan drawings
•  Initial building elevation drawings
•  Site Analysis and Feasibility Study

• Traffic Impact Study

Over the coming weeks and months, Treehouse Village Ecohousing will complete its schematic design
and design development phases, which will further refine the community's design and confirm water,
waste water, storm water, power supply, and road access design and associated servicing impacts. Over
this time, we will deliver to the Town of Bridgewater the following documentation:

•  Final site plan drawings
•  Final building elevation drawings
•  Landscaping plan
•  Lighting plan

• Grading plan

• Wastewater plan

•  Stormwater management plan

•  Signage details

You will note that our Development Agreement application is unable to confirm a number of site details

at this time:

•  Parking: the development will include ample vehicle and bicycle parking, through a combination

of indoor / covered parking and outdoor parking. Current designs include a minimum of 1
vehicle parking space per home, plus a minimum of 4 guest parking spots. A minimum of 1
bicycle parking space per home will also be provided, though the final design may contain as
many as double that number, given the community's high value of active modes of
transportation.

•  Setbacks: while the exact location of the buildings in the development has not yet been finalized,
intrinsic site constraints will prevent the development footprint from shifting significantly as the

current location is by far the most feasible for construction. Related to this, the buildings will not
be anywhere close to the minimum setbacks required by the Town's planning documents, as can

already be seen from our site plan drawings.
• Architectural Design: as Treehouse Village is just approaching the end of the schematic design

phase, final layout of buildings and site locations is still being refined, and architectural detailing
has yet to be completed. Having said that, our community members are very much in favour of
the elevation drawings proposed by RHAD Architects and we expect the final design to be not

substantially different from what has been proposed in the attached site plan and elevation
drawings.

ENGAGEMENT WITH NEIGHBOURS

Treehouse Village Ecohousing has already engaged with the owners of a number of adjacent properties
on Pearl St and St Phillips St, and has received a favourable response from them. We intend to engage
all adjacent land owners in the near future to ensure that our development is well understood and that
we build positive relationships with our neighbours. We would be pleased to participate in any public
participation sessions or communication activities the Town recommends to support the development,
including making a presentation to neighbours and responding to concerns and enquiries.
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