TOWN OF LUNENBURG

PLANNING ADVISORY COMMITTEE
MEETING AGENDA

Tuesday, July 29, 2025 at 6 p.m.
Council Chamber, 120 Townsend Street

1. CALLTO ORDER

2. LAND ACKNOWLEDGEMENT
Acknowledgement of Mi’kma’ki the ancestral and unceded territory of the Mi’kmaq People.

3. APPROVAL OF AGENDA

Recommendation: That the Committee approve the agenda for the July 29, 2025 meeting as
presented.

4. APPROVAL OF MINUTES

Recommendation: That the Committee approve the minutes of the July 7, 2025 meeting of the
Planning Advisory Committee meeting as presented.

5. CORRESPONDENCE FOR THE PUBLIC PARTICIPATION MEETINGS
Nil

6. PUBLIC PARTICIPATION MEETINGS
6.1. Application to re-zone PIDs 60703881 & 60703899, Brook Street

Public Participation Meetings (PPMs) are to gather community input on the proposed planning
matter.

e Staff/applicant will present an overview of the application.

e The public will be invited to provide comments or ask questions.
e Each speaker is limited to 5 minutes and must state their name.
e Input must be respectful, relevant, and directed to the Chair.

7. BUSINESS ARISING FROM THE PUBLIC PARTICIPATION MEETINGS
7.1. Rezoning of PIDs 60703881 & 60703899, Brook Street and potential recommendation

Recommendation: That PAC make a recommendation to Council regarding the applicant’s request
to rezone PIDs 60703881 and 60703899.

8. NEW BUSINESS
8.1. Rezoning of the Salt Meadows Subdivision area from Medium Density Residential to Lower
Density Residential use zone.

Recommendation: That PAC hold a Public Participation Meeting on the request to rezone “Salt
Meadows” subdivision to Lower Density Residential use.

9. NEXT MEETING
Monday September 8" or earlier date confirmed by PAC.

10. ADJOURNMENT




PLANNING ADVISORY COMMITTEE MINUTES
TOWN OF LUNENBURG

July 7, 2025 | 6 pm

Lunenburg Town Hall - Council Chamber

July 7, 2025 PAC Minutes

T Hibrlel Ferigge- Tee

Present

Also present

Call to Order

Land
Acknowledgment

Approval of Agenda

Approval of
Minutes

Rezoning of Salt
Meadows
Subdivision Update

LUB Amendment
Rezoning

Deputy Mayor Rachel Bailey, Councillor Renea Babineau, Councillor
Alex Greek, Colin Whitcomb (via Zoom), Rachel Martin, and Bill Fleming

Marc Kiely, Community Development Director
Kayla Byrne, Legislative & Policy Advisor

The Chair called the meeting to order at 6:00 p.m.

The Chair recognized Lunenburg’s location on the unceded territory of
the Mi’kmaq people.

Moved and seconded that Council approve the agenda for the July 7,
2025 meeting as presented.
Motion carried unanimously

Moved and seconded that Council approve the June 2, 2025 meeting
minutes as presented.
Motion carried unanimously

Staff advised that the application for the rezoning of Salt Meadows,
previously expected to be discussed at this meeting pending legal
review, will instead be brought forward at a future meeting.

Jennifer Corson, of Solterre, the applicant, made a presentation about
their proposal to amend the Land Use Bylaw to permit a residential
development on Brook Street. The project includes a multi-unit
residential building and requires two amendments: one related to
height and the other to ground floor residential use. The applicant
explained how the proposal aligns with the Town’s future development
goals and shared general information about the building’s design,
intent to include affordable housing, and energy efficiency. They also
addressed concerns about parking, noting that the plan has been
revised to increase the number of available spaces.

Staff advised that the proposal is consistent with applicable Municipal
Planning Strategy (MPS) policies and aligns with broader planning
objectives, including accessibility and provincial interests. Staff
recommended that the next step be to proceed with a public
participation meeting.



Next Meeting

Adjournment

July 7, 2025 PAC Minutes

Committee members posed questions related to the building’s form,
zoning considerations, and how the proposal fits within the
surrounding context. Concerns were raised about the proposed height,
including how it compares to existing buildings and whether it aligns
with the community’s character. Members inquired about parking
provisions, including how spaces would be managed and whether long-
term needs had been accounted for. Questions were also asked about
unit sizes, the distribution of affordable units, and the types of
amenities included. Broader planning and policy matters (rezoning to
General Commercial instead of Residential) were raised, including
alignment with the Municipal Planning Strategy, potential impacts on
the UNESCO World Heritage Site, flood risk and elevation
requirements, and future development in the surrounding area.

Following the discussion, the Committee made the following motion:

Moved and seconded that the Committee hold a Public Participation
Meeting on the proposed rezoning of PIDs 60703881 & 60703899,
Brook Street, at the next meeting of PAC.

Motion carried unanimously

The Committee agreed to hold their next meeting and a PPM for the
Land-Use By-law amendment rezoning request on Tuesday, July 29,
2025 at 6 p.m.

There being no further business, the Planning Advisory Committee
meeting adjourned at 7:24 p.m.

Minutes were read and approved.



Subject: PAC - Rezoning of PIDs 60703881 & 60703899, Brook St.
From: Community Development
Date: July 29, 2025

LUNENBURG

A World f‘/?é/*i/({{/('rjfﬂ*

Staff Recommendation

e That PAC make a recommendation to Council regarding the applicant’s request to rezone PIDs 60703881
and 60703899, Brook St.

Applicant Request Synopsis and Key Evaluation Consideration Overview

e Summary: Applicant Solterre Inc. has proposed a use-rezoning for parcels PID 60703881 and PID
60703881 from Mixed Use Commercial to General Commercial and proposed a form zone rezoning for
parcel PID 60703881 from Old Town/New Town 1 to Marine Form. These rezonings would ensure zoning
requirements are met to facilitate a proposed 6 storey, 65-unit multi-unit residential building from the
applicant

o Staff have reviewed plans and materials provided by the applicant regarding servicing, parking &
access, traffic, and electrical demand.
The project site is comprised of two parcels that will require consolidation prior to construction
As noted, there are two components of the requested change: a ‘use-zone rezoning’ and a
‘form-zone rezoning’:
= The parcel adjacent to Falkland Street (PID 60703881) requires a form zone change from
Old Town New Town 1 form zone (10.5 m/34 ft height limit) to Marine to match the
second parcel and allow for the 19.5m (63 ft) height.
=  Both parcels are requesting a use zone change from Mixed Use Commercial (CM) to
General Commercial (CG) which would remove the requirement to provide ground floor
commercial space under Section 6.4.8 of the Land Use By-law.

e CG allows for a similar breadth and type of uses as CM, including larger scale
residential uses, but removes the need for a commercial use in a residential
building.

e CG would still allow for future commercial use.

MPS Policy Compliance

e The Use zone rezoning is consistent with MPS Policy 6-10
e The Form Zone rezoning is consistent with MPS Policy 6-13 (see Attachment A).
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Infrastructure Considerations

e Parking/Traffic: The Town does not currently mandate minimum parking space requirements; however,

Staff note the level of onsite parking provision for the development will likely put increased pressure on

the surrounding public street areas if significant street parking is required to meet the development’s

requirements. Staff note the stated rationale in the planning documents for not mandating onsite

parking requirements as: ‘residential developers have a strong incentive to provide adequate parking to

meet the needs of their target market.’

O

See evaluation criteria 6-19 (c) (ix) on traffic and parking congestion, that is: Council shall not
amend the Land Use By-law or enter into a development agreement unless Council is satisfied
the proposal does not allow: the creation of excessive traffic hazards or congestion on road,
cycling, and pedestrian networks within, adjacent to, or leading to the proposal;

e Staff note that the applicant has submitted its own Theoretical Servicing Review commensurate with the

level of detail that would be required at this stage, and further detailed study will be required as the

project proceeds. Generally speaking:

@)

O

the Water Utility’s system is expected to have sufficient capacity within the current water
distribution system for domestic use based on the submitted review, however, hydrant flow
testing and fire flow analysis will need to be performed by the Developer during the detailed
design phase to confirm available fire flow and any required contingencies that may be required.
The Town’s sewer system is expected to be sufficient for the wastewater projections detailed in
the Theoretical Servicing Review, with some considerations for modified connection points in
consultation with the Town Engineer
In reviewing the Transportation Impact Statement and associated documents submitted by the
Developer, again, Staff acknowledge that there will be an increased level of detail forthcoming
as the project proceeds to the detailed design phase but note the following for consideration as
the developer moves into that phase:
= the low volume street cross section depicted may not be appropriate due to its lesser
widths and with the expected usage and type of vehicle using the roadway to access the
working waterfront, additional consideration to this is advised as the project proceeds
= the available street right of way width of Brook Street fronting the development does
not conform to current Town standards, consideration of this is advised in further
design work
= Staff advise for further consideration given to the proposed secondary exit to Falkland
Street and ensuring compliance with the Town’s Specifications and Driveway Access
Policy or approval by TOL Public Works
=  Staff advise careful consideration in design to placement of sidewalks on public vs.
private property (ownership and maintenance concerns)

[2]



Background
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Proposed
Site
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ngure 1 - Site Location

The Request

The intent is to consolidate the two lots into
a single lot and construct a multi-unit
residential building. Half of the property has
the MA form zone, to allow the height and
setbacks permitted on the back half of the
property. These parcels were part of the
Lunenburg Foundry Plant 1 property, and
the proposed form zone is consistent with
this, as well as the surrounding properties
(also MA).

Lot Consolidation is required as a single
building cannot cross property lines under
the LUB.

The MPS anticipates this type of scenario in
Section 6.3.5: “However, it may be
reasonable at times to consider minor
adjustments to the Form Zoning Map as the
community evolves or if a significant change
in use dictates the need for a different—but compatible—form for buildings and the site.” Staff feel that the
current request is consistent with this section of the MPS.

Figure 2 — Site Parcels
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The second part of the request is to change the use zone from Commercial Mixed Use (CM) to General
Commercial (CG). The use zone change would remove the LUB requirement to provide ground floor commercial
space under Section 6.4.8 of the Land Use By-law. The applicant wishes this building to be dedicated to
residential uses at this time, and additional dwelling units can be provided if this commercial space requirement
is removed. Further, the applicant LUB Section 6.4.8 mandates that the first 50 feet of the building adjacent to
the street must be dedicated to commercial space and no dwelling units are permitted. This requirement is
inconsistent with the applicant’s building proposal.

Proposed Mapping Change and Enabling Policy
The proposed mapping change to the Use Zone Map and Form Zone Map of the LUB can be found in Attachment
B.

e The proposal is a rezoning only, requiring no text changes to the LUB. The first change is a mapping
change to the Form Zone Map Zone Map in the LUB affecting PID 60696663 to change from Old
Town/New Town 1 to Marine Form.

e The second change is to the Use Zone map of both parcels from CM to CG.

e MPS Policy 6-10 (Attachment B) anticipates requests like this one. This policy identifies three avenues to
rezone properties notwithstanding Policy 4-2. Council has recognized that no planning document is
perfect and nor can it anticipate every possibility or special case. This application satisfies Policy 6-13,
thus enabling the rezoning being requested.

e MPS Policy 6-11 enables Council to consider an amendment to the Use Zoning Map, Schedule C, of the
Land Use By-law (LUB) if the proposed amendment is consistent with this MPS and meets the general
evaluation criteria for amending the LUB, as set out in Policy 6-19. Policy 6-10, 6-11 and 6-19 are
reviewed in Attachment C.

Relevant Legislation
The Municipal Government Act (MGA) outlines the required process for amendments to the Land Use By-law.

Financial
There are no direct financial impacts to the Town because of the proposed amendment since advertising costs
are borne by the applicant.

Attachments
A. Policy 4-2 & 6-13
Evaluation of Policy 6-10, 6-11 and 6-19
Amendments to the LUB — Use Zone Map and Form Zone Map
Review of Provincial Interest Statements and Lunenburg Accessibility Plan

mOoO O

Applicant’s Submission and Supporting Documents

[4]



Attachment A
Policy 4-2
Policy 4-2: Council shall establish, on the Future Land Use Map, a series of Land Use Designations to guide the
evolution of Use Zone placement over time. The Designations and the Use Zones permitted for consideration in
each Designation are as follows:
(@) The Residential Land Use Designation permits:
i. Lower Density Residential Use (RL) Zone
ii. Medium Density Residential Use (RM) Zone
iii. Higher Density Residential Use (RH) Zone
iv. Rural Use (RUR) Zone
v. Institutional Use (INS) Zone
vi. Parks and Recreation Use (PR) Zone
(b) The Main Street Land Use Designation permits:
i. Commercial Mixed Use (CM) Zone
ii. Institutional Use (INS) Zone
iii. Parks and Recreation Use (PR) Zone
(c) Downtown Commercial Land Use Designhation permits:
i. General Commercial Use (CG) Zone
ii. Institutional Use (INS) Zone
iii. Parks and Recreation Use (PR) Zone
(d) Waterfront Designation permits:
i. Waterfront Use (W) Zone
ii. Marine Industrial Use (MM) Zone
iii. Parks and Recreation Use (PR) Zone
(e) Industrial Designation permits:
i. Industrial Use (M) Zone
ii. Institutional Use (INS) Zone
iii. Parks and Recreation Use (PR) Zone
(f) Parks and Institutional Designation permits:

i. Institutional Use (INS) Zone

[5]



ii. Parks and Recreation Use (PR) Zone

6.3.5 Amending the Form Zone Map of the Land Use By-law

The initial placement of the Form Zones on the Form Zoning Map was conducted with much thought
and as a reflection of the desired community structure identified in the Comprehensive Community
Plan. Any wholesale changes to this structure should only be considered through a review of the
Comprehensive Community Plan and, by extension, this Municipal Planning Strategy. However, it may
be reasonable at times to consider minor adjustments to the Form Zoning Map as the community
evolves or if a significant change in use dictates the need for a different—but compatible—form for
buildings and the site.

Policy 6-13: Council may consider amendments to the Form Zoning Map of the Land Use By-law. Council
shall not adopt such amendments unless Council is satisfied:

(a)  the proposal is consistent with the description of the Form Zones in Policy 5-
1

(b) thereis a clear need for the amendment to accommodate a proposed use for
the land that is both acceptable for the location and that could not be
accommodated within the confines of the existing Form Zone;

(¢}  the proposed Form Zone enables a form for the site that is compatible with
(though not necessarily identical to) the surrounding form; and

(d)  the proposal meets the general evaluation criteria for amending the Land Use
By-law, set out in Policy 6-19.

Evaluation: The proposed Form Zone Change will be enabled by this Plan in keeping with Policies
4-2 and 6-13.
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Attachment B
Evaluation of Policy 6-10, 6-11 and 6-19

6.3.3 Amending the Text and Use Zoning Map of the Land Use By-law

Council recognizes it cannot foresee all possible types of development that might be acceptable in the Town in
general, or on a specific piece of land. As such, there will be times when the Land Use By-law needs to be
amended to accommodate a new development trend or specific development proposal.

Council also recognizes that it is possible to inadvertently make mapping errors in preparing the maps that
accompanying this Plan and the Land Use By-law. Such errors may be in conflict with the policies in this Plan.
Where such errors are discovered, Council may consider correcting them through amendments to the Use
Zoning Map of the Land Use By-law.

Policy 6-10: Council shall consider amendments to the Use Zoning Map of the Land Use By-law
when the proposed map amendment is not specifically prohibited within this Plan and at least one
of the following three conditions is true:

(a) the proposed Use Zone is enabled by this Plan for use within the same Future Land
Use Map designation;

(b) a non-conforming use appears to have been created by an inadvertent
administrative oversight in the Municipal Planning Strategy and Land Use By-law
preparation process, resulting in a property being zoned inconsistent with stated
policies in this Plan; or

(c) notwithstanding the Use Zones permitted within a Future Land Use designation, the
land to be rezoned is under 1,000 square metres in area and is abutting a Future
Land Use Map designation that permits the proposed Use Zone. For clarity, land
that abuts a right-of-way, such as a street, is considered to be abutting the
designation on the other side of the right-of-way.

Evaluation: The proposed Use Zone Change will be enabled by this Plan in keeping with Policy 6-
10.

Policy 6-11: Council shall not amend the Use Zoning Map of the Land Use By-law unless Council
is satisfied that:

(a) the proposal is consistent with the description of the Use Zone in Policy 4-1 and any
specific policies, if any, directing where it is appropriate to place the proposed Use
Zone; and

(b) the proposed Use Zone and the uses it permits meet the general criteria for
amending the Land Use By-law, set out in Policy 6-19.

Evaluation: The proposed rezoning meets the general criteria for amending the Land Use By-law,
set out in Policy 6-19 as reviewed below:
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6.5.1 Amending the Land Use By-law & Entering into Development Agreements

Amendments to the Land Use By-law and the entering into of development agreements are processes that
require careful thought. As such, Council has established a set of general criteria to consider when evaluating all
Land Use By-law amendments and development agreement proposals.

Policy 6-19: Council shall not amend the Land Use By-law or enter into a development agreement unless
Council is satisfied the proposal:

(a)

(b)

(c)

Vi.

is consistent with the intent of this Municipal Planning Strategy;
The proposed rezoning will be considered to be consistent with the intent of the MPS pursuant
to Policy 6-10.

does not knowingly conflict with any Town or Provincial programs, by-laws, or regulations in
effect in the municipality;

The proposal does not knowingly conflict with any Town or Provincial programs, by-laws, or
regulations in effect in the municipality.

is not premature or inappropriate due to:

the ability of the Town to absorb public costs related to the proposal;

The proposal is not considered premature or inappropriate due to the ability of the Town to
absorb public costs related to the proposal. No public costs are anticipated with the proposed
amendments.

impacts on existing drinking water supplies, both private and public;
The proposal is not premature or inappropriate due to impacts on existing drinking water
supplies, both private and public.

the adequacy of central water and sewage services or, where such services are not available,
the suitability of the site to accommodate on-site water and sewage services;

The proposal is not premature or inappropriate due to the adequacy of central water and
sewage services.

the creation of excessive traffic hazards or congestion on road, cycling, and pedestrian
networks within, adjacent to, or leading to the proposal;

The proposal is not premature or inappropriate due to the creation of excessive traffic hazards.
Staff do have concern with the adequacy of the numbers of on-site parking spaces in the
development proposal.

the adequacy of fire protection services and equipment;
From the level of detail known at this stage, the proposal is not considered to be premature or
inappropriate, although further analysis of fire flow water capacity will be required.

the adequacy and proximity of schools and other community facilities;

The proposal is not premature or inappropriate due to the adequacy and proximity of schools
and other community facilities.
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Vii.

viii.

Xi.

Xii.

xiii.

Xiv.

impacts on UNESCO World Heritage Site statements of outstanding value (SOUV);

Staff have done a screening exercise to map any expected impacts to the WHS and its
Statement of OUV, and staff are satisfied that the development would be expected to have
minimal and no direct negative impacts to the WHS.

the creation of a new, or worsening of a known, pollution problem in the area, including, but
not limited to, soil erosion and siltation of watercourses;

Staff do not feel the proposed redesignation and rezoning will cause any new, or worsening of
any known, pollution problems. Further, this property has been cleared for contamination by
the Province.

site-specific climate change risks;
The proposed rezoning will not cause or increase any known site-specific climate change risks.

the potential to create flooding or serious drainage issues, including within the proposal site
and in nearby areas;

The rezoning will not cause any known flooding or drainage issues. The site is located inside of
the Flood Risk Area shown on the Flood Risk Area Map, Schedule E, of the Land Use By-law. All
development will be required to be in compliance with the LUB provisions regarding the Flood
Risk area, particularly the requirement to place possible pollutants and sensitive infrastructure
above 3.2m CGVD2013.

impacts on known habitat for species at risk;
The proposed rezoning will not have any impact on known habitat for species at risk.

impacts on the navigability and environment of Lunenburg Harbour;
The proposed rezoning will not have any impact on navigation or have any impact on
Lunenburg’s Harbour.

the suitability of the site in terms of grades, soil and geological conditions, the location of
watercourses and wetlands, and proximity to rights-of-way; and

Staff do not feel the proposal is premature or inappropriate due to the suitability of the site in
terms of grades, soil and geological conditions, the location of watercourses and wetlands, and
proximity to rights-of-way.

land use conflicts that could place limits on existing operational procedures at existing
businesses.

Staff do not feel the proposal is premature or inappropriate due to land use conflicts that could
place limits on existing operational procedures at existing businesses. As for potential conflicts
with the adjacent Marine Industrial zone, this is an existing transitional mixed
residential/commercial/marine neighbourhood where all of those uses are currently in place.
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Attachment C
Amendments to Land Use By-law — Use Zone Map, Schedule “C”

1) An amendment to the Land Use By-law, in particular the Use Zoning Map, Schedule “C”, thereby
rezoning the lands as per table and maps shown below:

Property: Application:

PID 60703881 & 60703899 — Brook Street Rezone from Commercial Mixed (CM) Use Zone to
General Commercial (GC) Use Zone.

Rezone PID 60703881 to Marine Form Zone from Old
Town/New Town 1 Form Zone to match PID
60703899

Existing Use Zoning Map, Schedule “C”:

N N2

AN
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Proposed Use Zoning Map, Schedule “C”:
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Existing Form Zoning Map, Schedule “D”:
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Proposed Form Zoning Map, Schedule “D”:
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Attachment D

Review of Provincial Interest Statements and Lunenburg County Accessibility Plan

Provincial Interest Statements

Statement 1: Drinking Water

Goal: To protect the quality of drinking water
within municipal water supply watersheds.

The proposed rezoning of the subject lands
will not affect Provincial Interest Statement
1. The quality of Dares Lake Watershed will
not be affected by the proposed rezoning.

Statement 2: Flood Risk Areas

GOAL: To protect public safety and property
and to reduce the requirement for flood
control works and flood damage restoration
in floodplains.

The proposed rezoning will not have a direct
impact on the Flood Risk Areas as identified
on the Flood Risk Area Map, Schedule E, of
the Land Use By-law and will not affect
Provincial Interest Statement 2. The lands are
located inside of the Flood Risk Area as
identified on the Flood Risk Area Map, but
appropriate mitigation measures are being
proposed, in keeping with the MPS/LUB.

Statement 3: Agricultural Land

GOAL: To protect agricultural land for the
development of a viable and sustainable
agriculture and food industry.

The proposed rezoning of the subject lands
will not affect Provincial Interest Statement
3.

Statement 4: Infrastructure

GOAL: To make efficient use of municipal
water supply and municipal wastewater
disposal systems.

The proposed rezoning will not affect
Provincial Interest Statement 4. The
proposed amendment is in keeping with
Statement 4 with regards to water supply
and wastewater disposal.

Statement 5: Housing

GOAL: To provide housing opportunities to
meet the needs of all Nova Scotians.

The purpose of the rezoning request is to
permit the creation of approximately 65
dwelling units. As such, the proposed
amendment is in keeping with Statement 5.

Review amendment through an accessible lens

Review amendment with a focus on equity,
diversity, and inclusion.

This amendment is a rezoning of the use of
land and will not negatively impact issues
pertaining to equity, diversity, and inclusion.
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Applicant:

Application:

Date:

Intent:

@)

Solterre Inc.

Request for Form Zone Change and Rezoning, 60703881 and 60703899,
Lunenburg

19 March 2025

Consolidate 60703899 (9 Brook) and 60703881 (civic address TBC) to form
one lot.

Change 60703881 Form Zone to Marine (MA).
Change 60703881 and 60703899 to General Commercial (CG).

Build a new 65-unit multi-unit residential building (MURB).

Proposed Change - Form Zone (60703881):

@)

The current form zone for 60703881 is Old Town/New Town 1 (ONT1).
Currently, 60703881 is an empty/vacant lot with no buildings or structures.

The requested zoning change to Form Zone Marine (MA) would not impact
any existing structures.

This change is specifically aimed at increasing the height allowance from 34
feet to 63 feet, aligning it with adjacent properties at 9 Brook and 73 Falkland.

The intention is to enhance the site's building capacity, allow for a more
cohesive site plan and street scape while accommodating additional
housing units.

Proposed Change - Rezoning (60703881 and 60703899):

o

o

Solterre Inc.

The current zoning for 60703881 and 60703899 is Commercial Mixed Use
(CM).

This change is specifically aimed at allowing dwelling units to be permitted
on the ground floor, without the required 20-foot setback to residential. This
site is particularly long and narrow and wouldn’t allow for any ground floor
residential without this amendment.



o

The intention is to enhance the building housing capacity by allowing ground
floor residential units, create a cohesive site plan and street scape.

Impact on Development:

o

o

Lunenburg's Old Town is highlighted as a dense, mixed-use area that
supports a range of opportunities and services within walking distance.

The General Commercial Use (CG) Zone is intended to accommodate the
traditional mixing of uses found in Old Town Lunenburg, including a wide
range of commercial uses, institutional uses, and residential uses.

Historically there was a multi-unit residential building facing Falkland Street
(on the Foundry lands) which exceeded the current 34-foot height limit.

Economic benefits are anticipated, such as higher tax revenues due to
increased housing density and improved service provision.

Housing Market Considerations:

@)

@)

There's recognition of housing availability, variety and affordability
challenges in Lunenburg. All types of housing for all market demographics
are needed.

Changing market trends and demographics may drive demand for alternative
housing models, including multi-unit dwellings, and smaller homes.

The proposal responds to these trends by increasing housing supply and
diversifying housing types available in Lunenburg.

Barriers to Development:

@)

o

Factors such as servicing, topography, and land use regulations are
acknowledged as barriers to developing underutilized land in Lunenburg.

The proposal suggests that zoning changes could help overcome some of
these barriers, making development on a former industrial site more
economically viable.

In summary, the request to change the Form Zone from ONT1 to MA at 60703881 in
Lunenburg aims to facilitate a taller building and increased housing density. The request to
change the zoning from CM to CG at 60703899 and 60703881 aims to facilitate ground floor
residential units and increased housing density. The rationale includes adjacent lot form

zoning, economic benefits, improvements in housing affordability, and responding to

evolving housing needs and market demands.

Solterre Inc.



FALKLAND & BROOK STREET e

New multi-unit residential building
Applicant: Solterre Inc. with

Soltérre Design

3008 Duxford Street, Unit 202
Halifax, Mova Scofia B3L 2W5
(902) 492-1215

wuw.soltrre.com il MASSING CONCEPT

Location: Lunenburg, Nova Scotia
Type of Project: 6-storey multi-unit residential building
Purpose: Addressing Lunenburg's need for affordable housing
Design Features:
e  Sensitivity to Lunenburg's historic architecture and streetscape
e 65 units designed to meet diverse housing demands
Accessibility and Infrastructure:

e  Central, walkable location with access to major amenities (school, daycare, parks, waterfront, Old Town) and services
(grocery shopping, restaurants, community centre, library).

e  Bordered by serviced streets for easy connection to utilities (water, sewer, stormwater, hydro, power).
e Sidewalks along two sides, street parking, and rear off-street parking.
Residential Layout:
e Accessible units on all levels
e Upperfloors accessible via elevator and stairwells
° Mix of unit types: bachelor, one, 2- and 3-bedrooms
e  Unitsizes range from 240 sq ft to 1180 sq ft
e  Shared indoor amenities including fitness room, library and meeting room
e  Shared outdoor common amenities including garden area, bike storage, benches and common balconies
Community Focus:
e  Mixed-income, multi-generational housing
e Addresses Lunenburg's housing affordability challenges and demographic diversity
e Aims to cater to various household needs and enhance housing diversity
Location Benefits:
®  Proximity to amenities enhances community appeal
e  Contributes to a vibrant, walkable community environment
Impact and Vision:
e  Expands housing options and revitalizes underutilized urban space

e  Supports Lunenburg's sustainable growth and community well-being goals
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engineering « surveying - solutions

February 27, 2025

Solterre Design
11 Lincoln Street, Suite 100
Lunenburg, Nova Scotia, BOJ 2C0

Attention: Jennifer Corson, M. Arch. NSAA

RE: Foundry Lands Multi-Unit Development — Theoretical Servicing Review

Introduction

Solterre Deisgn is currently proposing a «z%? N
new development at Falkland Street - :
and Brook Street in Lunenburg, Nova
Scotia (PID: 60703881 and 60703899). . 4
The proposed multi-unit building is ~v|i::‘w k v
expected to contain 65 residential — ‘o:'“ /
units. DesignPoint understands that N / : AR
Solterre has recently submitted a
rezoning request (request number: TL-
AM2024-001) to rezone from mixed-
use commercial use to general /),
commercial use for these two lots. This ./ &
request also covers a form zone rezone s “/
on PID 60703881 to change the form .

from Old Town/New Town 1 to Marine. /\

To consider these rezoning requests, the Town of Lunenburg has requested a preliminary review of the
theoretical water, storm, and sanitary flows for the proposed development. This review is based on the latest
floor plans provided by Solterre and have been enclosed with this letter.

PROJECT N
LOCATION

e

Water Flows
A preliminary review was completed to determine the theoretical domestic and fire flows for the proposed

development. In accordance with the 2021 edition of the Town of Lunenburg Specifications for Subdivision,
the following criteria was used to calculate the theoretical water demands for domestic water for the proposed

development:

e Average Water Demand of 410 L/capita/day;

e 2.25 people per Multi-Unit Residential Unit;

e Maximum daily demand of 909 L/capita/day;

e Maximum hourly demand of 1364 L/capita/day;

90 Western Parkway, Suite 500, Bedford, Nova Scotia, B4B 2J3 - 902-832-5597 - www.designpoint.ca Page 1 of 3
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Using the above criteria, the following theoretical domestic water demands were calculated:

Tot. Average Average Max. Hourly Max. Daily Max. Daily Max. Hourly
I Res. Pop. "P" Dg;f;d D\{avrifr:d Demand Demand Demand Demand
Units @ 2.25 @410 (@410 (@ 1364 (@ 909 (@ 909 (@ 1364
PPU Licapitalday)  Llcapita/day) L/capita/day) L/capita/day) | L/capita/day) L/capita/day)
Units |~ People (L/day) (L/min) (L/day) (L/min) (L/day) (L/min)
Proposed 65 146 59963 416 132941 92.3 199485 138.5
Development

The Town of Lunenburg Specifications for Subdivision specifies that the fire flow demands must meet the
requirements as set out by the Fire Underwriter’s Survey publication “Water Supply for Public Fire Protection:
A Guide to Recommended Practice”. During detailed design of the building structure, the mechanical
consultant or sprinkler designer will determine the actual fire flow required based on the applicable
construction methods as laid out in the Fire Underwriter’s Survey. Additionally, a hydrant flow test will be
completed to establish the available fire flow within the local municipal water system. In the detailed design
phase of this project, it will be required that the owner confirm that this required fire flow can be met based
on the available flow.

Stormwater Flows

A high-level stormwater management review was completed for the proposed development in accordance
with the requirements of the Town of Lunenburg and Nova Scotia Environment and Climate Change (NSECC).
A preliminary hydrologic/hydraulic stormwater model was created using HydroCAD to determine the
approximate storage volumes required to balance pre- and post-development stormwater flows for the 5, 10,
25, 50, and 100-year storm events. Please see below tables indicating the surface classifications and flow
conditions for pre- and post-development.

PRE-DEVELOPMENT POST-DEVELOPMENT RETURN  FLOW(WS)
SURFACE CLASSIFICATION  SURFACE CLASSIFICATION EVENT PRE \ POST

TYPE AREA (m?) TYPE AREA (m?)
ASPHALT 846 ASPHALT/SIDEWALK 795 1:10YR 32 33
BUILDING 84 BUILDING 776 1:25YR 38 39
LANDSCAPED 370 LANDSCAPED 66 1:50YR 12 23

GRAVEL 337

1:100YR 46 47

As we are not dealing with a greenfield, the weighted CN value for this site remains relatively similar for pre-
and post-development conditions (93 and 97, respectively). Preliminary storm calculations have indicated that
storage will likely not be required to balance pre- and post-development runoff flows.

Wastewater Flows

For the purposes of this letter, we have calculated the theoretical wastewater flows based on 65 residential
units. For this floor plan option, there are a total of 33 1-bedroom units, 13 2-bedroom units, 10 3-bedroom
units, and 9 bachelor units.

90 Western Parkway, Suite 500, Bedford, Nova Scotia, B4B 2J3 - 902-832-5597 - www.designpoint.ca Page 2 of 3
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The calculation table enclosed uses the following criteria to determine the theoretical peak wet weather flow
for this development. This criteria was obtained from the 2021 edition of Town of Lunenburg Specifications for
Subdivisions.

e Wastewater generation rate of 340 L/person/day for residential dwellings;

e 2.25 people per Multi-Unit Residential Unit;

e Inflow and Infiltration allowance of 0.14 L/ha/day;

e  Factor of Safety of 1;

Using the criteria above, the resulting theoretical PWWF for this development is approximately 2.4 L/s (210

547 L/day). Please note that a downstream wastewater capacity study has not been completed as part of this
work.

Closing
Please reach out should you have any questions or should you require any additional information.

Thank you,
DesignPoint Engineering & Surveying Ltd.

Tocf Forgoe

Neil Fougere, P.Eng.
Senior Engineer & Principal

Enclosures:
Solterre Floor Plans dated January 8, 2025
Sanitary Calculations

90 Western Parkway, Suite 500, Bedford, Nova Scotia, B4B 2J3 - 902-832-5597 - www.designpoint.ca Page 3 of 3
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traffic engineering | transportation planning

James J. Copeland, P.Eng., RSP1
GRIFFIN transportation group inc.
30 Bonny View Drive

Fall River, NS B2T 1R2

February 27, 2025

Att: Jennifer Corson, M.Arch., NSAA
Solterre Design

11 Lincoln Street, Suite 100
Lunenburg, NS B0J 2C0

RE: Transportation Impact Statement - Proposed Residential Development - Brook Street

1.0 INTRODUCTION

1.1 - Overview

At the request of Solterre Design, the GRIFFIN transportation group inc. (GRIFFIN) has carried out
a qualitative Stage 1 Transportation Impact Assessment in support of the planning application
being submitted to the Town of Lunenburg (Town) for a new residential multi-unit building on an
assembly of properties along Brook Street that include PID #60703899 and #60703881. The
subject lands are located in the southeast quadrant of the Falkland Street / Brook-Victoria Street
intersection, generally south of the Town’s downtown area. The location of these lands is
contained in Figure 1.

The subject lands are currently vacant with the exception of a small accessory building situated
on the civic #9 property. The two properties have an approximate area of about 0.5 acres yet have
differing land use zones within the Town of Lunenburg, including:

e PID #60703899 (civic #9): Mixed Use — Marine — LZ 4 (CM-MA-L4)
e PID #60703881: Mixed Use — Old Town_New Town 1 —LZ 4 (CM-ONT1-L4)

This area of the Town is strategically located between the downtown and waterfront areas to the
north, and a school and community centre to the south. Thus, there is an opportunity for the
Town to enhance the walkability and active transportation connectivity between these two key
destinations; however, this will require investments from the Town to provide safe and well-
connected facilities to accommodate such travel. This is discussed in more detail later in this
letter.




’
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Figure 1: Location of Subject Lands

1.2 — Terms of Reference

Our qualitative Stage 1 transportation impact assessment of the proposed development is
discussed in the following Sections. Since the Town does not have established traffic impact study
guidelines, GRIFFIN has completed their work following Nova Scotia Department of Public Works
(NSDPW) and Halifax Regional Municipality (HRM) traffic impact and transportation mobility study
guidelines. In addition, GRIFFIN has applied the latest guiding principles published by the Institute
of Transportation Engineers (ITE), and Transportation Association of Canada (TAC).

2.0 STUDY AREA AND SITE CONTEXT

2.1 - Roadway Layout Overview

The subject lands have direct frontage along two of the Town’s public streets. To the west the
property is bounded by Falkland Street. This two-lane, two-way street is generally aligned in a
north-south direction and provides a key road connection to/from the Town’s downtown and
waterfront areas.

Brook Street forms the north property boundary. It is generally aligned in an east-west direction
and also has a two-lane, two-way cross-section. This street terminates immediately east of

Falkland Street and Brook Street Residential Development Page | 2
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Falkland Street and is only about 90m long. There is no formal cul-de-sac at the terminus and there
is no concrete curb-and-gutter to delineate the vehicle lanes.

Brook Street intersects with Falkland Street as a four-leg, two-way stop-controlled intersection.
Stop-control is on the Brook-Victoria Street legs, while Falkland Street is free-flow. Again, there is
no raised concrete curb-and-gutter to delineate the corner radii and no protection for pedestrians
and active users. This represents a significant road safety risk for vulnerable road users traversing
this intersection.

2.2 — Existing Vehicle Demand

The Town recently commissioned a traffic and parking study in 2024. As part of this work, current
peak hour traffic volumes were gathered at key intersection locations. The nearest intersection to
the subject property that was included in the Town’s study was the Falkland Street / Dufferin-
Lincoln Street intersection. Weekday AM and PM peak period traffic counts were gathered at this
intersection, by others, in May 2024 and are considered to be relevant and representative for this
qualitative assessment. A summary of the Town’s two-way volumes recorded on Falkland Street
northeast of the subject lands is provided in Table 1.

Table 1: Observed May 2024 Traffic Volumes — Falkland Street (vph)

AM Peak Hour? PM Peak Hour? Daily Volume®
Falkland Street Northbound
. . . 334 vph 268 vph -

Entering Dufferin Intersection
Falkland Street Southbound

) . ) 283 vph 332 vph -
Leaving Dufferin Intersection
Falkland Street — Two-way Volume 617 vph 600 vph 6,000-6,200 ADT

A — Volumes documented in Town’s 2025 Traffic and Parking Study.
B — Estimate of average daily traffic (ADT) by GRIFFIN using industry best practices.

The peak travel direction during the morning commuter peak is northbound toward the downtown
area, and a similar volume departs the downtown area during the afternoon peak. The Falkland
Street corridor appears to experience consistent hourly volumes throughout the weekday peak
time periods with balanced peak directional flows'. The two-way peak travel demand is about 600
vehicles/hour (vph) which is well below the capacity of this two-lane, two-way street — suggesting
there is residual capacity to accommodate some additional traffic growth in the future. GRIFFIN
used industry best practices to estimate the two-way average daily traffic (ADT) volume along
Falkland Street which was determined to be about 6,000-6,200 vehicles.

1 Falkland Street experiences a similar magnitude of peak directional traffic flow
toward the downtown area during weekday morning peak periods as is experienced
outbound from the downtown during the afternoon peak period.

Falkland Street and Brook Street Residential Development Page | 3
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2.3 — Other Travel Mode Options
The following is a summary of the current travel mode options other than the commuter vehicle:

e Sidewalks: Pedestrians are accommodated via a concrete sidewalk facility along the west
side of Falkland Street. A signed and marked crosswalk facilitates pedestrian movement
across Falkland Street at the Brook Street intersection but there is no raised curb and
gutter or pedestrian refuge on either side of this street — exposing vulnerable road users
to significant safety risk.

e (Cycling: There is no defined cycling facility in the study area. It appears that cyclists
traveling through the study area — particularly along the Falkland Street corridor — must
mix with vehicle traffic and within the vehicle lanes. This exposes users of small-wheeled
devices to a significant degree of safety risk.

Given the level of pedestrian activity throughout the urban parts of the Town — particularly during
the summer tourist season — there is a need for the Town to provide convenient and well-
connected active transportation facilities to minimize the risk to these vulnerable road users.

3.0 THE PROPOSED DEVELOPMENT

3.1 - Overview

The proponent has plans to assemble two properties along Brook Street, east of Falkland Street,
which include PID’s #60703899 and #60703881. The combined area of these two properties is
about 0.5 acres. The assembled properties are being planned to accommodate a new residential
building which will have six floors and contain up to 67 multi-unit, apartment-style units. This will
result in a residential density of over 100 units/acre. The proposed concept plan is shown in Figure
2.

3.2 - Transportation Access and Connectivity

As shown on the site plan concept sketch, vehicles will be allowed to circulate completely around
all faces of the new building. A new street-scape will be implemented along Brook Street that will
accommodate two-way vehicle flow, plus one-way circulation along the east and south sides of
the building. Thus, residents will only be permitted to drive their vehicle to the site via Brook
Street; however, they can depart the site via both Brook Street and the one-way lane.

Pedestrian and walking trips are facilitated via the sidewalk along the north and west sides of the
building. Residents can enter/exit the building via multiple access points along the north, south
and west sides of the building. Formal crosswalks, accessible crosswalk features, and proper
concrete curb and gutters at the Falkland Street / Brook Street intersection are required to be
designed and installed following Transportation Association of Canada (TAC) guidelines.

Falkland Street and Brook Street Residential Development Page | 4
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Proposed Site Plan Concept Sketch

Figure 2
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3.3 - Proposed Parking

Vehicle parking supply will be provided as part of this new development and the goal of the
proponent is to generally meet the spirit of the Town’s Municipal Planning Strategy (MPS). Given
the type of land use (multi-unit residential), in a location near the downtown services and
amenities, as well as the walkability of this area, it appeared suitable to only offer a minimum
vehicle parking supply. This also follows the Institute of Transportation Engineer’s (ITE) Smart
Growth principles and guidelines.

The following parking supply is proposed to serve the new residents:

e Vehicle Parking: All parking spaces will be provided as surface parking immediately
adjacent to the proposed building, including up to 8 parallel spaces on Brook Street and 8
perpendicular spaces along the one-way lane on the south side of the building.

e Bicycle Parking: The proponent has plans to provide indoor and outdoor bicycle parking
for residents along with supporting infrastructure to accommodate e-bikes and e-
scooters.

e Community Transportation: The vehicle surface parking supply proposed on the property
will include one dedicated space for a community car share vehicle, when in use by
residents of the new building. In addition, curb space can be provided for the Lunenburg
County Community Wheels on-demand transit service.

Due to the relatively high degree of residential density on this property it is imperative that
adequate curb space be managed and reserved for short duration delivery services such as
community transit vehicles, parcel delivery (eg. Amazon), food delivery (eg. Door Dash), ride hail
services (eg. Uber), and so forth. The preferred location for these short duration parking needs is
along Brook Street. The location of the on-street parking spaces should allow for a buffer space
both up and downstream of all intersections to provide adequate visibility for drivers and
pedestrians at these junctions — as shown conceptually in Figure 2 as corner curb extensions.
Further, regulatory “No Parking” signs should be installed along Falkland Street due to the limited
amount of curb space along the east property frontage.

4.0 NEW SITE-GENERATED TRIPS

4.1 - Overview

As discussed in the previous Section, the proponent has plans to build a new six-floor residential
building which will increase the density of development in this area. The process of determining
the number of new trips generated by the proposed development begins with quantifying the
number of new person trips expected to move to/from the new building, then identify the number
of trips made by each travel mode. For the purposes of this impact assessment, GRIFFIN has
focused on two key travel modes including:

Falkland Street and Brook Street Residential Development Page | 6
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e Travel via vehicles, and.
e Travel via walking and biking.

GRIFFIN followed the latest industry best practices and Institute of Transportation Engineers (ITE)
recommended guidelines to quantify the amount of total person trips as well as the travel
expected by these two modal categories. The process is generally illustrated in Figure 3.

Figure 3: Trip Generation Calculation Process

[ 4
1. New Person Trips
|
| |
@
3. Person Trips ¢ 2. Person Trips by
in Vehicles O O Walk/Bike/Transit

% 4. Vehicle Trips
O @®" (1.2 persons/veh)

4.2 — New Peak Hour Person Trips

As noted earlier, the proponent has plans to construct a six-floor multi-unit residential building.
ITE’s Trip Generation Manual, 11 Edition categorizes this building height as a mid-rise building,
and their empirical research findings suggest that as the building height increases, the amount of
per unit vehicle trips decreases. To provide a more conservative and slightly worst-case
assessment; however, GRIFIFN has elected to use the higher trip rates associated with a low-rise
residential building. The low-rise residential land use contained in the Trip Generation Manual is
described as Multifamily Housing (Low-Rise) Not Close to Rail Transit — Land Use Code 220.

Since the proposed development will be in an urban area adjacent to the downtown district, it
appeared appropriate to utilize ITE’s published trip rates contained in their Volume 2 document
which contains empirical data for urban areas. ITE has assembled a reasonable number of research
data gathered across North America to be able to quantify estimates for various modes, including
walking, cycling, and vehicle travel.

The detailed person trip generation calculations for a new low-rise residential multi-unit building
are provided in Table 2.

Falkland Street and Brook Street Residential Development Page | 7
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Table 2: Trip Generation for the Proposed Residential Development — Person Trips

Person Trip New Person Trips / Hour
Size Rate In | Out | Total
AM Peak Hour
Person Trips: ITE LUC 220 | 67units | 0.66/unit* 8 (19%) 36 (81%) 44
AM Peak - Total Person Trips 8 36 a4
PM Peak Hour
Person Trips: ITE LUC 220 | 67units | 0.54/unit® | 24(66%) | 12(34%) 36
PM Peak - Total Person Trips 24 12 36

A —ITE’s regression formula used to determine the per unit trip rate.

Based on the results contained in Table 2, the proposed development is expected to generate the
following new peak hour person trips:

e Weekday AM Peak Hour: 44 new person trips/hour (8 inbound and 36 outbound)
e Weekday PM Peak Hour: 36 new person trips/hour (24 inbound and 12 outbound)

These person trips are expected to predominantly move via walking, cycling and other small-
wheeled devices, commuter cars as drivers and passengers, and ride-share services.

4.3 — Modal Breakdown of Peak Hour Person Trips

A breakdown of the key travel modes occurring during weekday peak hours was then prepared
using ITE’s empirical data. As noted earlier, our assessment has only focused on the most common
modes of travel, and focused on the amount of peak hour person trips traveling to/from the new
development. A breakdown of the estimated demand via the common modes of travel is
contained in Table 3.

Table 3: Person Trips by Travel Mode

Person Trip New Person Trips / Hour
Size Rate In | Out | Total
AM Peak Hour
Person Trips — By Vehicle: : : 5 i
ITE LUC 220 67 units 0.48/unit 4 (10%) 28 (90%) 32
Person Trips — Walk/Bike: 67units | 0.18/unit | 4(33%) 8 (67%) 12
AM Peak — Total Person Trips* 8 36 44
PM Peak Hour
Person Trips — By Vehicle: . ; 4 -
ITE LUC 220 67 units 0.33/unit 20 (90%) 2 (10%) 22
FrRTaio TP —~al iy Bkes 67units | 0.21/unit | 4(29%) | 10(71%) 14
PM Peak — Total Person Trips” 24 12 36
A — Person trip values taken from Table 2.
Falkland Street and Brook Street Residential Development Page | 8
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As shown in Table 3, the number of person trips traveling by vehicle were calculated using ITE’s
published trip rates and typical vehicle occupancy rates. These trips were then subtracted from
the total person trips, presented in the previous Section (Table 2). The remainder of the person
trips were assumed to move to/from the new development via the walking or biking modes of
travel since there is currently no public transit service offered in this area of the Municipality.

Based on ITE’s empirical data for a low-rise residential development, we can expect about 25% to
35% of the person trips moving to/from the site to be comprised of the walking and biking modes.
Thus, a larger portion of the site-generated person trips are expected to travel by vehicle, either
as a driver, as a passenger (rideshare), or by hired drivers (i.e. taxi, Uber, etc.). Of course, to help
maximize travel by active modes there is a need for the Town to continuously invest in active
transportation facilities in the area such as accessible sidewalks and multi-use pathways.

4.4 — New Peak Hour Vehicle Trips

The next step in the trip generation process involved the calculation of the number of new vehicles
that will move in/out of the proposed development. GRIFFIN reviewed research data regarding
the typical expected vehicle occupancy — or the number of persons that travel within a car during
peak commuter times — and applied this information to this study. Generally, commuter vehicles
contain an approximate average of 1.2 persons per vehicle during peak times of the day.

Applying a 1.2 persons/vehicle factor to the person trips moving via vehicle (Table 3) provides the
following new vehicle estimates associated with the new development:

e Weekday AM Peak Hour: 27 new vehicle trips/hour (3 inbound and 24 outbound)
e Weekday PM Peak Hour: 19 new vehicle trips/hour (17 inbound and 2 outbound)

This volume of new vehicles equates to adding about one new vehicle to the study area roads and
intersections every two to three minutes. Therefore, only a minor and limited impact is expected
on the operational performance of traffic flow along the Falkland Street corridor.

5.0 CONCLUDING THOUGHTS

The following conclusions were gleaned from the qualitative traffic impact assessment of the
proposed redevelopment adjacent to the Falkland Street / Brook Street intersection:

e The Development: The proponent has plans to build a new six-floor residential building
containing up to 67 multi-unit apartment-style units. The building is proposed to occupy
the majority of the subject lands. Brook Street will continue to accommodate two-way
traffic flow and will be the main access point for new residents. In addition, the proponent
has plans to provide a one-way lane that will circulate the building in a clockwise direction.
Thus, a new driveway will connect to Falkland Street near the southwest corner of the

Falkland Street and Brook Street Residential Development Page | 9
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development — accommodating outbound/exiting traffic. The proposed development will
increase the residential density of this area and appears to be strategically located within
a short walking distance of the downtown businesses and services, as well as the school
and community centre. The location and type of development is well suited to promote
and encourage active transportation trips with less reliance on single-occupant vehicle
trips.

o New Vehicle Trips: GRIFFIN has examined the future site-generated person trips moving
to/from the proposed development via walking, biking, and vehicle modes. Trip rates
contained in ITE’s 11% Edition Trip Generation Manual were used to estimate the weekday
morning and afternoon site-generated trips. In summary, the proposed new residential
development is expected to generate up to 27 new vebhicle trips/hour (3 inbound and 24
outbound) during the weekday morning peak period, and 19 new vehicle trips/hour (17
inbound and 2 outbound) during the weekday afternoon peak period.

If we examine all person trips, the ITE empirical data suggests that approximately 65-75%
of all new site-generated person-trips will travel by vehicle and the remaining 25-35% will
move via the walk and bike modes. The relatively low number of vehicle trips generated
by the proposed development is expected to only have a minor and acceptable traffic
operational impact on the study area streets and adjacent intersections. Thus, no
infrastructure or traffic control upgrades are expected to be required within the planning
horizon of this study.

e Active Transportation: To improve connectivity for active transportation users a
continuous sidewalk connection should be provided along the north side of the building
to link the building entrances to a new and improved system of sidewalks and/or multi-
use pathway(s) (MUP) along the Falkland Street corridor. To improve vulnerable road user
safety — and reduce liability for the Town — proper raised curb and gutters with defined
corner radii and bulb-outs should be installed at the study area intersections. This work
should be part of a broader effort by the Town to implement a safe, secure, well-
connected, and clearly marked active transportation route from the school/community
centre area to the downtown/waterfront area. It is imperative that the design of all active
transportation facilities incorporate accessible features including such things as wide
sidewalks (>1.8m) — or a wide MUP in place of a sidewalk — wide curb ramps, tactile
warning indicators, curb extensions, and so forth such that public right-of-way accessibility
guidelines (PROWAG) are met.

e New Streetscape and Laneway: Brook Street and the new one-way lane should be
designed to have a human-scale feel and provide good connectivity to active
transportation movements to/from the building entrances. A portion of the available curb
space along Brook Street should be managed for short duration delivery services such as
parcel delivery (eg. Amazon), food delivery (eg. Skip the Dishes), ride hail services (eg.

Falkland Street and Brook Street Residential Development Page | 10
Traffic Impact Statement



v
@
lz‘ tgaiml:sn!tiﬁ g!r:oulplin“c.

taxi/Uber), and so forth. In addition, the proponent’s geometric design team should work
with the Municipality to identify an appropriate design vehicle to ensure the design of the
one-way lane can adequately accommodate the turning requirements of this vehicle size.
All road design elements should follow the latest TAC geometric design guidelines.

6.0 CLOSING

The findings flowing from this qualitative traffic impact statement suggest the change in vehicle
trips moving in/out of a new 67-unit residential development along Brook Street is expected to
have a minor — and acceptable — level of impact on the traffic flow and operations along the
Falkland Street corridor. This conclusion is based on the fact that there is residual capacity at the
study area intersections and the assumption that the Town will invest resources into the planning,
design, and implementation for improved active transportation facilities (i.e. accessible sidewalks
and multi-use pathways) in this area of the Town.

| would be happy to provide you with additional information or clarification regarding these
matters and can be reached anytime by phone at (902) 266-9436 or by email at
jcopeland@griffininc.ca.

Sincerely,

~7 _— :
/—J% \J ’ C
James J. Copeland, P.Eng., RSP1

Managing Principal — Traffic & Road Safety Engineer
GRIFFIN transportation group inc.

Falkland Street and Brook Street Residential Development Page | 11
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Brook Street Project - Response to Traffic Letter Comments L S &« ~

e O J. Copeland <jcopeland@griffininc.ca> Friday, March 28, 2025 at 10:23AM

To: @ Jennifer Corson; Cec: () MacKenzie Fraser

Hi Jennifer,

As you know, GRIFFIN completed a Stage 1 qualitative traffic impact statement assessment letter (dated February 27,
2025) in support of the initial planning application being submitted to the Town of Lunenburg for a proposed
residential building on Brook Street. Following NSDPW traffic impact study guidelines and industry best practices,
GRIFFIN provided in their letter an estimate of new weekday peak hour movements to/from the new building,
including a breakdown of site-generated vehicle trips and pedestrian/bike trips.

The Town has reviewed GRIFFIN's qualitative assessment letter. In a March 18th email from the Town to Solterre, we
understand the Town requested additional technical information as it relates to GRIFFIN's qualitative impact
assessment. Specifically, the Town requested additional trip generation information in the form of "...average daily
volumes..." generated by the new building.

In response to the Town's request for daily mobility demand, we offer the following future full build-out 24-hour site-
generated estimates:

Vehicle [Ped/Bike
Trips Trips
IN 98 68
ouT 98 68
TOTAL 196 136

As shown in the Table above, the estimated new site-generated 24-hour vehicle trips could include up to 98
vehicles/day (vpd) inbound and an equal amount traveling outbound from the site. It should be noted that not all of
these vehicle trips will be added to Brook Street since the majority of the outbound traffic is estimated to use the one-
way private lane to exit the site via Falkland. Thus, GRIFFIN estimates that less than 120 vpd of two-way daily site-
generated vehicle traffic would be added to Brook Street.

Further, we understand through discussions with Solterre that there is some flexibility with respect to the exact
number of units that could be constructed within the proposed new building. GRIFFIN's traffic impact assessment is
based on a higher estimate of 67 units - resulting in a slightly higher and worst-case volume estimate. There is a
possibility that only 65 units could be constructed and this will have little to no impact on the new site-generated
traffic, and no impact on GRIFFIN's earlier findings and conclusions contained in their February 27th letter. This is
due to the fact that the per unit vehicle trip generation rate is less than 0.4 trips/unit during the critical weekday
commuter peak hours.

| trust this additional technical information satisfies the Town's request.
Regards,
Jamie

James J. Copeland, P.Eng., RSP:

GRIFFIN transportation group inc.

Halifax, NS

(902) 266-9436 | jcopeland@griffininc.ca | www.griffininc.ca
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SUBJECT PROPERTIES PLAN

CENTRE

FRONT

CENTRE
LUNENBURG

HARBOUR

KEY PLAN

Current Form Zone:

Old Town/New Town 1 (ONT1)
Requested Form Zone Change:
Marine (MA)

Current Use Zone:

Commercial Mixed Use (CM)
Requested Use Zone Change:

General Commercial (CG) FALKLAND STREET

—
-

| BROAD STREET

|
PID NO. !
|
|

/ Current Use Zone:
/ Commercial Mixed Use (CM)

! Requested Use Zone Change: I
/ General Commercial (CG)
! l 9 BROOK
PID NO.

'_
[
[}
o
'_
%)
N4
S
60703899 X
[}

/ PUBLIC BOAT \
/ LAUNCH  \

t————————

WATERS OF
LUNENBURG
FEDERAL HARBOUR

SDI’E&{H’E DESigI"‘I SITE PLAN

www.solterre.com NOT TO SCALE



V-692°12 "ON 3114

2202 51 ANV
B

VILOOS VAON “00 ‘NN ‘H31vM3IDalda
SHOAIAHNS ANV VILOOS VAON
A3LINIM SAIAHNS NYOIHY3E

1202 '0Z ¥38N3030 - 81 ¥3BAAON
40 0OR3d 3HL ONWNG
100 QIO AMNS T3

weos - | - 37VOS
SYALAN — ATVOS DIHAVED

e P

0e 02 o1 0 o1

'VILOOS VAON ‘ALNNOO
OYNENINNT "O¥NENINNT 40 NMOL ‘L33¥LS Y008 ® 13FYLS ANVINIVA
‘G3ALINIT ONIHIINIONT B AHONNOL DHNENIANNT 40 S3IL¥3d0¥d ONIMOHS

HOL13MsS

‘6681 ‘0C HO¥VYA Q3LVQ NOLYISIOFT VIONIAOYd S¥NEN3INNT 40 NMOL

‘,OYNENINNT 40 NMOL 3HL 40 SL33¥LS 3HL ONILO3JS3Y 1OV NV, ‘L0l ¥3LJVHO NI GALVLS
SV “(W/11'0Z) 99 S| HLAM Q3LYLS "WS'lz 3¥NSY3IN (Z 'ON 3ON3H343Y¥ Nvd) 133MIS
ANVIYTIVA SSO¥OV S3IL (€ ONV L "SON 3ON3¥3434 NV1d) SA3AMNS ONINIOFAY ONLLOINNOO
A8 Q3HSIBYLS3 SVM A3A¥NS 103rENS 3HL 40 ANVANNOE 133MLS ONVINIVY 3HL (2

'SIONVLSIA ANNONO TVINOZINOH NMOHS S3IONVLSIA “QILSNMAY LON NMOHS S3NTVA (i

S3ION

'9009¢8611 'ON ¥3ANN SA330 40 AYLSIOFY

3HL LV 0304 ONV 910Z '9Z ¥38W3Ld3S Q3LVQ 'VILOOS VAON ‘ALNNOO O¥NENINNT ‘O¥NEN3NNT
‘VAYNVO 40 LHOI NI 'WH 40 SANV1 ‘6—910Z ® ¥—910Z ‘€—910Z ‘Z—910Z ‘L—910Z S130¥Vd
ONIMOHS ‘9G6°Z1 "ON 3114 MIIHL ‘G3LINN SAZANNS NvORIYIE A8 ‘¥OLO3S 31VIS3 W3y
VOVYNVO S3DAY3S LNINNY3A0D ANV SHYOM OI18Nd ¥04 M—£009-S 'ON A3A¥NS 40 Nv1d (9

‘9102 '8Z ¥3IBW3LJIS G3SIATY '9L0T ‘9 AMVNNVK

Q3LVQ 'VILOOS VAON ‘ALNNOO O¥NEN3NNT 'O¥NENINNT ¥NOSY¥YH 43034 40 SLINIT ONIMOHS
‘629 "ON "STTS'N ‘NVOINN38 'V 'V ¥313d A8 G3NOIS ¥OLO3S 3LVIS3 V34 VAYNVO SIONY3S
LNINNY3A0O GNV SHHOM Or8Nnd ¥04 ‘(1L 40 £ 133HS) 816S—S 'ON A3AMNS 40 NV1d (S

'6£L28568

'ON ¥3ONN SO0330 4O AMISIO3Y 3HL 1V O34 ONV L00Z ‘Zl ¥380100 Q3LVQ 'VLLOOS

VAON ‘ALNNOO S¥NEN3NNT ‘OYNENINNT 40 NMOL ‘NOISNILX3 133¥LS M00¥8 ‘O¥NANINNT

40 NMOL 3HL 40 SANV1 ' X—i—41, 107 W¥04 Ol ,i—d1, 101 ® X, 1308Vd 40 NOLVAITOSNOO
ONIMOHS G3LINN ONIA3AYNS ¥3X038 0¥ AB d6l01Z0 'ON NOISINIGBNS 40 NV1d (¥

v£€'LL "ON ¥3ONN SQ330

40 AYLSIO3Y 3HL LV 0304 ONV 000Z ‘8L AMVNNVF Q3ALYQ ‘VILOOS VYAON ‘ALNNOO O¥NEN3NNT
*OYNENINNT 40 NMOL ‘L33¥LS GNVINIVY Z¥ 'ON DIAID “,9, #® £, SLOT 'HLYON '3 NVSNS

40 AL¥3dO¥d ONIMOHS G3LINIT ONK3AYNS ¥3X038 "0°d A8 dBOLOWA 'ON A3AYNS 40 NVId (£

‘042’0l "ON ¥3ANN SO330 40 AMISIOF 3IHL
1V @34 ONV 9661 'S 3NNM O03LVO 'VILOOS VAON ‘ALNNOD O¥NEN3INM ‘OUNEN3NNT 40 NMOL
‘L33¥1S ONVIMIV4 62 "ON OIAID “,1—41, 107 "G3LINM ANVAWNOO 39VHVO AYANNOS SUNBNINNT
40 ALY3dO¥d ONIMOHS GILINIT ONIAIAUNS ¥3NO38 "0'H AB dZS096 'ON AIAMNS 40 NV1d (2

‘8861 ‘Iz AINF 03LVA ‘VILOOS VAON ‘ALNNOO
D¥NENINNT ‘O¥NENINNT 40 NMOL ‘G3S0T0 38 OL ‘I 101 ‘L3FULS QVOME 40 NOLNOd ONIMOHS
Q3LINT SYOAIANNS ANV NYWTIWNIH ¥3NYNL 883H A8 SZZ—1 'ON A3AYNS 40 Nv1d (1

SIONIFIITY W id

(SNOILVAY3SBO0 'S'S'N'9) 0°010Z HOOd3 ‘(SHSD) €861 40 WNLYA NVORMINY HLINON 3HL
NO Q3svE S| NO3¥3H 03SN 3NVY4 3ON3YIJ3Y TVINOZIMOH 3HL ‘GZL91Z "ON_NOLLVLS
TOHINOD IAILOV VILOOS VAON NO N3¥VL SNOLVAY3SEO 'S'S'N'O WO¥S J3AR3A 3¥3M
ANV M,0S¥9'WO ‘S 3NOZ “WLWN.E ‘W3LSAS QIO VILOOS VAON 3HL 40 3dv SONIV3IE

(S ON FONF&FH3Y NYId 375)

HYNOgEVH TVHIaF4
OHNENINMTT

40

Q3LNM SAIANNS NVORNIE Cars'e)
Q3L SHOAIAMNS OGNV NVWTIWAIH ¥3N¥NL 883H (HLH)
'STTS'N ¥ONSI3 "0 0W¥39 © ° " ° (GZS "ON)
STSN NVORNIS M ¥3LSTT CC° ° (0% “ON) &
STSN ‘BE3H '8 w3 (L "ON) >
HYVW H3LVM HOIH AYVYNIGYO WMHO m
VILNIONVINON N B
JMNLVANND 40 INIOd (:0°0'd) o
S3NMN ALMILN QV3HY3A0 — m
SANV ¥3HLO z
HLUM 17v30 SONVI E]
150d %008 Y @
310d ALAILN S
INIOd G3LVINOTVO 900
QI IOV &)
aNNo4 ‘04
TIVM 3NOLS TS
30N34 3¥M H——X
1S0d N3A0OM =]
500 NI 10D X, ®
3did NoO¥I/L108 NOMI C t tt d1/810
UBRVA AIMNS ¢ WS O
SHOMLIN NOISIOFdd HOH VILOOS VAON *  * “N'd'H'S'NY
ONIDIT

6£S06666°0 LS LV ¥OLOvV4 3OS G3NIBNOD

ENYSE]

ALIN

F3dAL AIAMNS SSNY

s |anoz |

WIN £

"NOILO3r0dd

(£102aA9D) €102
NNLYO VOILYIA 01130039

NVIQYNVO

FANLYA TVOILY3A

0010z [:HOOd3

[ (suso) £savN

FNNLYA TYINOZIOH.

69£98£09 ON Jid
VYayNyo 40 LHOIH M WH
A0 ALHF0d
g-940¢ TFOHVd
LPIPE ON INVYD J7LvM 77074

MId  373S)

/

/162260009 on aw
[ 447 397 ‘98 xoog 4,
FONFHZATY 0FTT

,_ /N < 6$6£0/09 ON Tid
N S 206 39vd 01 HOO8
Z < A
,,,,,Oa\u SN /w/uﬁmmb& a770 |
RS Y
RN
PERNONCES B
N\ WeerE
K )\ \ﬂ/\vw\/vmvﬂwv
7 oL (" 2855009 ON Tl
y W & Dl W #e Jovd £8 Hoog
VN = FONFHFATY 0770
\ v\ y

/ sz 1 2
RIS
/ =2 7 NR

\
2
\  (90-10-2102 a0

N SINT aIHsIEnd)
wgee 8L ZISSZ T
wogo'ceL Bl W

\ S2942 ON NdHSW

$L198509 ON Jid
pLl FoVd 658 X008

“FONFHT4FY A7IT
DHINENINITT 10 MIOL
SO ALHIO0HS

19455009 ON did
9511 F9vd ‘L0¥ NOO&
FONIYTAFY 07FT
aL7drnodo 008y
H0 ALHISOYS

(525 ON)
Hawrsas




i = g s F
; LR -y = ;

¥ L B J
""" EIIIEER

sirooroel (ERTTTRR,

LI T = e
= /1N

'S

1891 FOUNDRY STARTS

GREAT SUCCESS, OUTFITTING
FISHING FLEET

500 EMPLOYEES AT THE HEIGHT OF | ¥ 5 ke A LA % oy 5

WAR TIME EFFORTS ' v ! i eostuimes :
On ﬂiACrmen.'SPJ'cuicJa, Se,o?..q.ﬁf/;_r




FALKLAND & BROOK

65 TOTAL UNITS

INCLUDING 20
AFFORDABLE UNITS

55,000 SF TOTAL

SHARED AMENITIES
SPACES

STUDIO, 1, 2 & 3-
BEDROOM UNITS

$30 M PROJECT



(1) FORM ZONE (2) USE ZONE

REQUEST FOR HEIGHT AMENDMENT ON REQUEST AMENDMENT OF USE CHANGE
FALKLAND LOT FROM 34' to 63' ON BOTH LOTS TO REMOVE MAIN FLOOR
COMMERCIAL REQUIREMENT



PROPOSED PROJECT

1 8

\ \

\ __——_—_____\

\ \
\H\T___‘_\__

\\ L.
\\
—

CURRENT
OLD TOWN/NEW TOWN 1
(ONT1)

MAX HEIGHT 10.5 M / 34"

REQUESTED CHANGE
MARINE (MA)

MAX HEIGHT 19.5 M/ 63"

:

CU RRENT I}l'{) %., ////-'/ /'/ Ve
/ N/ C
OLD TOWN/NEW // /' \
TOWN 1 ] / i
REQUESTED // /
MARINE /] [/
// I
//{/,// r__
y

i

— /’/. N J_

CONSIDERATION

15 LESS HOUSING UNITS
LESS COHESIVE DESIGN




— e o —— —— —— — — —— — — — — — — — — — — — — — — — —— ————— — — ]

O

OLD TOWN/NEW TOWN 1 - MARINE - (MA)
(ONT1)

MIN. FRONT OM/0' MIN. FRONT OM/0'

MIN. SIDE 2.4M/8' MIN. SIDE  OM/0"

MIN. REAR 6M/20' MIN. REAR OM/0'

PROPOSED BUILDING FOOTPRINT 7,755 SF

TOTAL LOT AREA 17,677 SF

| PROPOSED BUILDING FOOTPRINT

———————— LOT LINE

MA FORM ZONE SET BACK

ONT1 FORM ZONE SET BACK




€ FORM ZONE REQUEST - HEIGHT

PID 60703899
63’
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0 FORM ZONE REQUEST HEIGHT

| PID 60703881
CURRENT 34'
— 'REQUESTED 63
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"'__'—_-—-_ L’_ ]‘ /.?,. // -
\ E //// ¢
. Cg:| CURRENT ./ .
: &: MIXEDUSE /|
: @ [I[ REQUESTED /| // 1
.; ] . L GENERALCOMMERCIAL
(M) xE
& . 0o //
) C 7
s’ — - —
e g FAuKIANG ETREET - S
— 0 %:‘;‘____:./__.;;—:’/_
T \
AN |
GC NN N\
( ) {\ \\ ,_.‘__‘;\\\\ \
\ \ 4,91\\%._% PARKLAND \
\ ‘ N B S |
— ) \\ VL
CURRENT - MIXED USE (CM) REQUEST - GEN. COMM. (GC) CONSIDERATION

DWELLING UNITS
PROHIBITED ON GROUND
FLOOR WITHIN 15M (50') OF
FRONT LOT LINE

NO RESTRICTIONS ON

GROUND FLOOR
DWELLING UNITS

MORE FUNDING HURDLES
4 LESS HOUSING UNITS
RISKS PROJECT VIABILITY




65 NEW HOUSING
UNITS

MIX OF UNIT
TYPES

EST. $250K/yr
PROPERTY TAX
REVENUE

INCLUDING
20 AFFORDABLE
UNITS

CENTRAL
WALKABLE
LOCATION

EST. $1M+ IN
LOCAL
ECONOMIC
ACTIVITY/yr

ACCESSIBLE
DESIGN

DESIGNATED CAR
SHARE PARKING

TRAIN LOCAL
BUILDING SECTOR
IN NET-ZERO

NET-ZERO
ENERGY
BUILDING

E-BIKE CHARGING

$30M PAID TO
LOCAL SUPPLIERS
AND TRADES



Soltérre Design

Main Office
3008 Oxford St, Suite 102 (Cork St. Entrance),
K'jipuktuk / Halifax, NS B3L 2W5

South Office
53 Falkland St, Suite 102 (Brook St. Entrance), T (902) 492-1215
E'se'katik / Lunenburg, NS B0OJ 2C0O W solterre.com



OUTSIDE OF OLD
TOWN

E-BIKE STORAGE
AND CHARGING

WALKABLE

LUNENBURG
COUNTY WHEELS

SOLTERRE

21 PROPERTY

BROOK ST

12 PARKING

15| CARSHARE 1=15

3 TOWN LEASE?

STREET PARKING

33 1.0 MIN WALK

TOTAL SPOTS
84



Subject: PAC - Rezoning of Salt Meadows Subdivision.

From: Community Development B ==
Date: July 29, 2025 LUNENBURG

A World ((/?é/v:ft(zye.ﬁ/e )
Options

e That PAC proceed to hold a Public Participation Meeting on the request to rezone “Salt Meadows”
subdivision to Lower Density Residential use.
e Defer/Request further information

Request Synopsis

e Council have requested that Staff initiate the process for consideration to rezone Salt Meadows in
response to concerns raised regarding the density of development and associated issues such as traffic
congestion and parking.

e This neighbourhood has an existing lot fabric that was subdivided under a previous subdivision by-law
and land use-by-law, and it is felt that the currently allowed density (4 dwelling units plus an accessory
dwelling unit exceeds what the lot fabric can support or was intended to support.

e The rezoning to lower density residential use will limit dwelling units to 2 per lot plus an accessory unit,
bringing this area of New Town in line with the character rest of neighbourhood.

Process
Figure 1 shows the rezoning process and at what step the application is currently at:
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Background

The Current Planning Context

“Salt
Meadows”

Figure 1 — Context Map showing the current Use Zoning

of the neighbourhood and existing lot fabric.

The Request

The MPS designates the subdivision
as ‘Residential ‘and the land use by-
law zones the area as ‘medium
density residential use’ (RM). The
remainder of the subdivided area
northwest of Centennial Avenue is
zoned ‘lower density Residential’
(RL). There is a portion of RM
accessed from Harbour View Drive
that is not part of the Salt Meadows
subdivision area and is not being
proposed to be rezoned.

The RM zoning is described in Policy
4-1 of the MPS, which states that it is
intended to enable dwellings up to 4
units, B&B’s with up to 6 units,
home-based businesses, rooming
houses, residential care facilities, and
neighbourhood amenities, such as
parks and trails. The RL zone, under
the same policy, is described the
same as RM, with rooming houses
and residential care facilities
removed. The RL zone, as described,
best matches the existing character

Council has requested that staff prepare required materials to rezone the Salt Meadows area from RM to RL.
Residents of this neighbourhood have expressed concerns stemming from the density of development including
traffic and pedestrian safety due to an increase in vehicle volume and parking on the street. The RM zone allows
4 dwelling units per lot. The request is to rezone to RL which permits 2 dwelling units per lot.

Discussion

When the current land use by-law was adopted, the lot fabric was already established under the previous

subdivision by-law:
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Figure 2 — Google Earth Imagé from August 2021.

Since that time, two additional multiunit buildings have been constructed on the existing fabric. These dwellings
contain 4 dwelling units, plus an accessory unit each.
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Figure 3 — Google Earth Image sHowing current build-out (May 2023)

Under current zoning requirements the remaining vacant lots could be developed similarly in an as-of-right
fashion.




Staff acknowledge that the density in this area was likely set too high when the LUB was adopted, given that the
lot fabric was already in existence with smaller lots. It should be noted that under the previous LUB, there was
no distinction between lower, medium, and higher density residential zones, and that development agreements
were the tool to negotiate multi-unit development on any lands zoned residential. As the current LUB is strictly
as-of-right, area densities have been set within the land use by-law for different zones.

This neighbourhood has previously been identified as a gentle growth area (infill development), that, at the
time, was intended to address future housing needs. Reducing the density of this area will reduce the number of
homes that can potentially be made available in the future.

Proposed Mapping Change
The proposed mapping change to the Use Zone Map of the LUB can be found in Attachment C.

The proposal is a rezoning only, requiring no text changes to the LUB. The required change would be considered
a ‘mapping change’ to the Use Zone Map in the LUB affecting only PID 60696663.

Policy 6-10 (Attachment B) anticipates requests like this one. This policy identifies three avenues to rezone
properties notwithstanding Policy 4-2. Council, has recognized that no planning document is perfect and nor can
it anticipate every possibility or special case through Policy 6-10. This application satisfies Policy 6-10 (c), thus
enabling the rezoning being requested.

Policy 6-11 of the MPS allows Council to consider an amendment to the Use Zoning Map, Schedule C, of the
Land Use By-law (LUB) if the proposed amendment is consistent with this MPS and the general evaluation
criteria for amending the LUB, as set out in Policy 6-19. Policy 6-10, 6-11 and 6-19 are reviewed in Attachment D.

Follow-up on Legal Opinion Related to Potential Downzoning:
In follow-up to PAC’s June 2, 2025 recommendation for staff to seek legal opinion in evaluating any potential
legal liabilities or financial risks associated with the potential downzoning, the Town of Lunenburg’s municipal

counsel advised that there is a low likelihood of liability to the Town related to adown-zoning lands carried out
for good faith planning purposes.
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Figure 4 - Next Steps

Next Steps

Relevant Legislation
The Municipal Government Act (MGA) outlines the required process for amendments to the Land Use By-law.

Financial
The Town has initiated this process, and all costs relating to the rezoning are to be borne by the Town.

Communications
A Public Participation Meeting as well as a Public Hearing will be advertised in the local newspaper and on the



Town’s website and social media.

Attachments
A. Policy 4-2
B. Evaluation of Policy 6-10, 6-11 and 6-19
C. Amendments to the LUB — Use Zone Map
D. Review of Provincial Interest Statements and Lunenburg Accessibility Plan



Attachment A

Policy 4-2

Policy 4-2: Council shall establish, on the Future Land Use Map, a series of Land Use Designations to guide the
evolution of Use Zone placement over time. The Designations and the Use Zones permitted for consideration in
each Designation are as follows:
(a) The Residential Land Use Designation permits:
i. Lower Density Residential Use (RL) Zone
ii. Medium Density Residential Use (RM) Zone
iii. Higher Density Residential Use (RH) Zone
iv. Rural Use (RUR) Zone
v. Institutional Use (INS) Zone
vi. Parks and Recreation Use (PR) Zone
(b) The Main Street Land Use Designation permits:
i. Commercial Mixed Use (CM) Zone
ii. Institutional Use (INS) Zone
iii. Parks and Recreation Use (PR) Zone
(c) Downtown Commercial Land Use Designation permits:
i. General Commercial Use (CG) Zone
ii. Institutional Use (INS) Zone
iii. Parks and Recreation Use (PR) Zone
(d) Waterfront Designation permits:
i. Waterfront Use (W) Zone
ii. Marine Industrial Use (MM) Zone
iii. Parks and Recreation Use (PR) Zone
(e) Industrial Designation permits:
i. Industrial Use (M) Zone
ii. Institutional Use (INS) Zone
iii. Parks and Recreation Use (PR) Zone
(f) Parks and Institutional Designation permits:
i. Institutional Use (INS) Zone

ii. Parks and Recreation Use (PR) Zone



Attachment B
Evaluation of Policy 6-10, 6-11 and 6-19

Council recognizes it cannot foresee all possible types of development that might be acceptable in the Town in
general, or on a specific piece of land. As such, there will be times when the Land Use By-law needs to be
amended to accommodate a new development trend or specific development proposal.

Council also recognizes that it is possible to inadvertently make mapping errors in preparing the maps that
accompanying this Plan and the Land Use By-law. Such errors may be in conflict with the policies in this Plan.
Where such errors are discovered, Council may consider correcting them through amendments to the Use
Zoning Map of the Land Use By-law.

Policy 6-10: Council shall consider amendments to the Use Zoning Map of the Land Use By-law
when the proposed map amendment is not specifically prohibited within this Plan and at least one
of the following three conditions is true:

(a) the proposed Use Zone is enabled by this Plan for use within the same Future Land
Use Map designation;

(b) a non-conforming use appears to have been created by an inadvertent
administrative oversight in the Municipal Planning Strategy and Land Use By-law
preparation process, resulting in a property being zoned inconsistent with stated
policies in this Plan; or

(c) notwithstanding the Use Zones permitted within a Future Land Use designation, the
land to be rezoned is under 1,000 square metres in area and is abutting a Future
Land Use Map designation that permits the proposed Use Zone. For clarity, land
that abuts a right-of-way, such as a street, is considered to be abutting the
designation on the other side of the right-of-way.

Evaluation: The proposed Use Zone Change will be enabled by this Plan in keeping with Policy 6-
10(a).

Policy 6-11: Council shall not amend the Use Zoning Map of the Land Use By-law unless Council
is satisfied that:

(a) the proposal is consistent with the description of the Use Zone in Policy 4-1 and any
specific policies, if any, directing where it is appropriate to place the proposed Use
Zone; and

(b) the proposed Use Zone and the uses it permits meet the general criteria for
amending the Land Use By-law, set out in Policy 6-19.



Evaluation: The proposed rezoning meets the general criteria for amending the Land Use By-law,
set out in Policy 6-19 as reviewed below:

6.5.1 Amending the Land Use By-law & Entering into Development Agreements

Amendments to the Land Use By-law and the entering into of development agreements are processes that
require careful thought. As such, Council has established a set of general criteria to consider when evaluating all
Land Use By-law amendments and development agreement proposals.

Policy 6-19: Council shall not amend the Land Use By-law or enter into a development agreement unless
Council is satisfied the proposal:
(a) is consistent with the intent of this Municipal Planning Strategy;
The proposed rezoning are considered to be consistent with the intent of the MPS pursuant to
Policy 6-10 (a).

(b) does not knowingly conflict with any Town or Provincial programs, by-laws, or regulations in
effect in the municipality;
Staff note future housing opportunities are limited by the zoning changes but do not believe
the amendment is in any conflict with the above.

(c) is not premature or inappropriate due to:
i. the ability of the Town to absorb public costs related to the proposal;
The proposal is not considered premature or inappropriate due to the ability of the Town to
absorb public costs related to the proposal. No public costs are anticipated with the proposed
amendments.

ii. impacts on existing drinking water supplies, both private and public;
The proposal is not premature or inappropriate due to impacts on existing drinking water
supplies, both private and public. No new development proposals are anticipated at this time.

iii. the adequacy of central water and sewage services or, where such services are not available,
the suitability of the site to accommodate on-site water and sewage services;
The proposal is not premature or inappropriate due to the adequacy of central water and
sewage services.

iv. the creation of excessive traffic hazards or congestion on road, cycling, and pedestrian
networks within, adjacent to, or leading to the proposal;
The proposal is not premature or inappropriate due to the creation of excessive traffic hazards
or congestion on road, cycling, and pedestrian networks within, adjacent to, or leading to the
proposal. The proposed rezoning is considered a less intensive use of land and will have less of
an impact than development proposals permitted as-of-right under the current Medium
Density Residential (RM) use zone.

v. the adequacy of fire protection services and equipment;
The proposal is not premature or inappropriate due to the adequacy of fire protection services
and equipment.



vi.

Vii.

viii.

Xi.

Xii.

xiii.

Xiv.

the adequacy and proximity of schools and other community facilities;
The proposal is not premature or inappropriate due to the adequacy and proximity of schools
and other community facilities.

impacts on UNESCO World Heritage Site statements of outstanding value;
The rezoning is reasonably expected to have negligible impact on the Statements of OUV.

the creation of a new, or worsening of a known, pollution problem in the area, including, but
not limited to, soil erosion and siltation of watercourses;

The proposed rezoning will not cause any new, or worsening of any known, pollution
problems.

site-specific climate change risks;
The proposed rezoning will not cause or increase any known site-specific climate change risks.

the potential to create flooding or serious drainage issues, including within the proposal site
and in nearby areas;
The rezoning will not cause any known flooding or drainage issues.

impacts on known habitat for species at risk;
The proposed rezoning will not have any impact on known habitat.

impacts on the navigability and environment of Lunenburg Harbour;
The proposed rezoning will not have any impact on navigation or have any impact on
Lunenburg’s Harbour.

the suitability of the site in terms of grades, soil and geological conditions, the location of
watercourses and wetlands, and proximity to rights-of-way; and

The proposal is not premature or inappropriate due to the suitability of the site in terms of
grades, soil and geological conditions, the location of watercourses and wetlands, and
proximity to rights-of-way.

land use conflicts that could place limits on existing operational procedures at existing
businesses.

The proposal is not premature or inappropriate due to land use conflicts that could place limits
on existing operational procedures at existing businesses. The proposed rezoning are
considered a type of “downzoning” from “Medium Density Residential” to “Lower Density
Residential”. As of a result, the proposal should have less land use conflicts through a lower
development density.



Attachment C

Amendments to Land Use By-law — Use Zone Map, Schedule “C”

1) An amendment to the Land Use By-law, in particular the Use Zoning Map, Schedule “C”, thereby
rezoning the lands as per table and maps shown below:

All of Salt Meadows Neighbourhood Rezone from the Medium Density Residential (RM)
Use Zone to the Lower Density Residential (RL) Use
Zone

Existing Use Zoning Map, Schedule “C”:
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Proposed Use Zoning Map, Schedule “C”:

/
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Attachment D
Review of Provincial Interest Statements and Lunenburg County Accessibility Plan

Provincial Interest Statements

Statement 1: Drinking Water

Goal: To protect the quality of drinking water within
municipal water supply watersheds.

The proposed rezoning of the subject lands will not
affect Provincial Interest Statement 1. The quality of
Dares Lake Watershed will not be affected by the
proposed rezoning.

Statement 2: Flood Risk Areas

GOAL: To protect public safety and property and to
reduce the requirement for flood control works and
flood damage restoration in floodplains.

The proposed rezoning will not have a direct impact
on the Flood Risk Areas as identified on the Flood
Risk Area Map, Schedule E, of the Land Use By-law
and will not affect Provincial Interest Statement 2.
The lands are located outside of the Flood Risk Area
as identified on the Flood Risk Area Map.

Statement 3: Agricultural Land

GOAL: To protect agricultural land for the
development of a viable and sustainable agriculture
and food industry.

The proposed rezoning of the subject lands will not
affect Provincial Interest Statement 3.

Statement 4: Infrastructure

GOAL: To make efficient use of municipal water
supply and municipal wastewater disposal systems.

The proposed rezoning will not affect Provincial
Interest Statement 4. The rezoning to “residential” is
considered a less intensified use of land and should
have less of an impact on Town infrastructure, with
regards to water supply and wastewater disposal.

Statement 5: Housing

GOAL: To provide housing opportunities to meet the
needs of all Nova Scotians.

The rezoning is to reduce future residential housing
density, potentially limiting future housing
opportunities.

Review amendment through an accessible lens

Review amendment with a focus on equity, diversity,
and inclusion.

This amendment is a rezoning of the use of land
that may limit housing options in Town.
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