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will be required to be registered as a public drinking water supply, it is staff’s opinion that adequate drinking 
water quality can be provided.  
 
Water Quantity 
The Hydrogeological Assessment prepared by Fracflow estimates that the potential water demand for a 
31-unit senior citizen housing development could rise to 19,580 litres per day and that water will have to be 
withdrawn from groundwater resources in the surrounding area to meet anticipated demand.  
 
Fracflow found that there was an adequate supply of water from the well pump tests to serve the anticipated 
demand without significantly impacting wells within the surrounding area. To mitigate the potential for 
drawdown over time and to facilitate well maintenance, Fracflow recommended the construction of two 
production wells with a domestic storage tank. Fracflow advises that the site is well situated at the bottom 
of a hill with a large block of Crown land to the north (PID 41033242 – 105 acre) that can buffer the site 
from future development if it remains undeveloped.  
 
A third-party review agency (CBCL) was contracted by HRM to review the Hydrogeological Assessment. 
CBCL found the assessment to be acceptable in terms of completeness and that it was consistent with 
Nova Scotia Environment and Climate Change regulations, however, three areas of concern were 
identified: 
 

a. Groundwater availability within fractured granite rock;  
b. Long-term availability of groundwater quantity; and  
c. Groundwater recharge area. 

 
The concerns are not uncommon for developments which rely on groundwater supply. It is understood that 
the quality and quantity of groundwater throughout HRM can vary from place to place and is subject to 
change over time. Additionally, groundwater recharge areas for higher density development, such as this 
proposal, typically rely on recharge areas beyond the extents of the subject property.  
 
CBCL recommended that the development agreement include a requirement that the proponent obtain a 
Water Withdrawal Approval from Nova Scotia Department of Environment and Climate Change (NSECC). 
A Water Withdrawal Approval is required when surface or groundwater exceeds 23,000 litres per day and 
which is more than the estimated water withdrawal for the proposed development. A Water Withdrawal 
Approval is one of the primary mechanisms used by Nova Scotia Environment and Climate Change to 
ensure that groundwater resource development is sustainable. The proponent proposes to monitor the 
actual daily consumption and will apply for a Water Withdrawal Permit in the event that daily use exceeds 
23,000 litres per day. The development agreement allows a minimum of 31 units and a maximum of 35 
units plus a washroom and kitchen facility in one of the indoor amenity spaces to enable the construction 
of a development that may come under the NSECC requirements for a Water Withdrawal Approval. HRM 
cannot compel the Water Withdrawal Approval, as it is within Provincial jurisdiction, the minimum threshold 
is set out in Provincial regulation, and it is beyond the scope of both the enabling MPS policies and what 
can be required within a development agreement as set out in Section 242 of the HRM Charter. These 
requirements are regulated through Nova Scotia Department of Environment and Climate Change.  
 
To address the concerns raised by CBCL and to determine if the proposal is reasonable consistent with the 
intent of policy, the following measures have been considered: 
 

• To mitigate the potential for drawdown over time and to facilitate well maintenance, Fracflow 
recommended the construction of two production wells with a domestic storage tank. The 
development agreement requires the construction of two wells.  

• Fracflow noted that the site is well situated at the bottom of a hill with a large block of Crown land 
to the north (PID 41033242 – 105 acre) that can buffer the site from future development if it remains 
undeveloped. There are two large Crown land parcels north of the site comprising 82 hectares (203 
acres) of vacant land (Map 3). A portion of the parcels is occupied by a power transmission main, 
and two cell towers that should remain undeveloped for the foreseeable future. There is also a 
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large parcel of land on the western side of the site that is occupied by a transmission main that 
should also remain undeveloped.  

• Should the Crown lands ever be enabled for development, it is anticipated that it would be through 
a development agreement process for Conservation Design development, where a hydrogeological 
assessment would be required to ensure that the proposed development does not adversely affect 
the groundwater supply on adjacent developments. The Municipality would also require a 
hydrogeological assessment for any as-of-right subdivision consisting of 10 lots or more. However, 
the Municipality does not have policy in place to preserve the groundwater supply on adjacent 
vacant parcels of land.  
 

The developer has demonstrated that adequate supply of groundwater is available to service the proposed 
development without any significant impact on wells in the surrounding area. Staff are concerned with the 
long-term availability of a sufficient quantity of groundwater for the development as future development 
continues to occur in the surrounding area.  There is no way to pre-determine the decline in supply. The 
Hydrogeological Assessment advises that a large Crown Land parcel to the north can buffer the wells in 
the surrounding area from future development if it remains undeveloped. If any large-scale development 
were proposed on these lands (involving 10 lots or more), the Municipality would require a hydrogeological 
assessment to determine the potential impact on wells in the surrounding area. 
 
On-Site Septic System 
The proposed development will be serviced by an on-site sewage disposal system in accordance with the 
Nova Scotia On-site Sewage Disposal Regulations. The development agreement requires that all 
appropriate approvals from Nova Scotia Environment and Climate Change are received.  
 
 
Housing Designed for Seniors 
The Municipality has the authority to create policy aimed at addressing social conditions but is not able to 
regulate tenancy. Restricting tenancy by age is discriminatory under the Human Rights Act. However, a 
developer or property owner may market buildings for seniors and the Municipality may establish design 
requirements that may appeal to the needs of residents.    
 
The proposed development is designed to meet the needs of seniors. A few of those design features include 
the provision of walkways designed to accommodate the passage of wheelchairs, an elevator near the main 
entrance, windows with cranks for ease of operation, underground parking spaces so seniors can enter and 
exit their vehicles in a sheltered space, and walkways that will be lit at night for safety and accessibility.     
 
Priority Plans 
In accordance with Policy G-14A of the Regional Plan, staff have considered the objectives, policies and 
actions of the priorities plans, inclusive of the Integrated Mobility Plan, the Halifax Green Network Plan, 
HalifACT, and Halifax’s Inclusive Economic Strategy 2022-2027 in making its recommendation to Council. 
The proposed development does not conflict with any specific objectives, policies or actions of the priority 
plans.    
 
Conclusion 
Staff have reviewed the proposal in terms of all relevant policy criteria and advise that the proposal is 
reasonably consistent with the intent of the MPS. The proposal recognizes the need for senior citizen 
housing in the area and is designed for occupancy by senior citizens to meet that need. The proposed 
development is located within proximity of shopping and amenities such that residents can walk or take a 
short drive to obtain services or to engage in social or community activities. Consultants' reports advise that 
there is sufficient capacity to accommodate the proposed development within the existing road network and 
to enable the service of the proposed development with groundwater resources without any significant 
immediate risk of impact on existing wells. Therefore, staff recommend that North West Community Council 
approve the proposed development agreement.  
 
 



PLANAPP-2023-00340: Development Agreement  
445 Winslow Drive, Upper Tantallon 
Community Council Report  - 8 -                            April 14, 2025 
 
FINANCIAL IMPLICATIONS 
 
The applicant will be responsible for all costs, expenses, liabilities and obligations imposed under or 
incurred in order to satisfy the terms of this proposed development agreement. The administration of the 
proposed development agreement can be carried out within the approved 2025-2026 operating budget for 
Planning and Development. 
 
 
RISK CONSIDERATION 
 
There are no significant risks associated with the recommendations contained within this report. This 
application may be considered under existing Municipal Planning Strategy policies. Community Council has 
the discretion to make decisions that are consistent with the Municipal Planning Strategy, and such 
decisions may be appealed to the N.S. Utility and Review Board. Information concerning risks and other 
implications of adopting the proposed development agreement are contained within the Discussion section 
of this report. 
 
 
COMMUNITY ENGAGEMENT 
 
The community engagement process is consistent with the intent of the HRM Community Engagement 
Strategy and the Public Participation Administrative Order (2023-002-ADM). The level of community 
engagement was consultation, achieved through providing information and seeking comments through the 
HRM website, signage posted on the subject site, and a mailout to property owners within the notification 
area.  
 
A total of 34 letters were mailed to property owners and tenants within the notification area (Map 2). The 
HRM website received a total of 1270 unique pageviews over the course of the application, with an average 
time on page of 39 seconds. One resident submitted comments. A summary of the main points is provided 
below: 
 

• Seniors housing accommodations are needed in the area since there are very few rental 
accommodations available for seniors.  

• The area includes a shopping centre within walking distance of the site or an easy drive. 
• The nearby library has continuous programs, many of which are of interest to seniors. 
• There are a variety of services, including health care, personal care, veterinary care, and restaurant 

services, available at the nearby shopping centres that meet the needs of seniors. 
• The nearby St. Margaret's Centre offers walking and other programs to keep seniors mobile and 

as a place of opportunity to enjoy spectator sports. 
• The proposed development offers a mix of apartment sizes that can accommodate both singles 

and couples.  
• Bay Rides is available, providing access for community meetings and doctor appointments. 
• A seniors’ complex could make good use of the need for home care services by permitting less 

travel by home care workers to one location. 
 

A public hearing must be held by North West Community Council (NWCC) before they can consider 
approval of the proposed development agreement. Should NWCC decide to proceed with a public hearing 
on this application, in addition to the advertisement on the HRM webpage, property owners within the 
notification area shown on Map 2 will be notified of the hearing by regular mail. The HRM website will also 
be updated to indicate notice of the public hearing. 
 
The proposal will potentially impact local residents and property owners. 
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ENVIRONMENTAL IMPLICATIONS 
 
No environmental implications are identified.  
 
 
LEGISLATIVE AUTHORITY 
  
Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development. 
 
 
ALTERNATIVES 
 

1. North West Community Council may choose to approve the proposed development agreement 
subject to modifications. Such modifications may require further negotiation with the applicant and 
may require a supplementary report or another public hearing. A decision of Council to approve 
this development agreement is appealable to the N.S. Utility & Review Board as per Section 262 
of the HRM Charter. 

 
2. North West Community Council may choose to refuse the proposed development agreement, and 

in doing so, must provide reasons why the proposed agreement does not reasonably carry out the 
intent of the MPS. A decision of Council to refuse the proposed development agreement is 
appealable to the N.S. Utility & Review Board as per Section 262 of the HRM Charter. 

 
 
ATTACHMENTS 
 
Map 1: Generalized Future Land Use 
Map 2: Zoning & Notification 
Map 3: Vacant Crown Land 
 
Attachment A:  Proposed Development Agreement 
Attachment B:  Review of Relevant MPS Policies 
 
___________________________________________________________________________ 
 
Report Prepared by: Maureen Ryan, Planner III, 782.640.0592 
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���À_�4����B
�]��.X2771.1.1�����
���AX23�4����B

RTDJJaJb�caUKMaIKd�e�FfgGTDO�hMSD

fSDiSM�fDJjklDmmNJQU�RTDaJUDJQ�nEESM�oDIjiaTTSfgGTDO�hMSD



� � �������������� 	
�	��
���
�
��	�
�����


�
��������������������������� !���������"�#$�%&'()*+��,'+-./�0122/��3��4���5� %&'()*+��67)�,8�9,*:,*6+;,'<=>(;')((����?.@���A#BC#B����D#�"/� E�����FB#G EA��#$��#G���A#� ��H��B� E�$��B�A�II�������JK�G�I#C�BJL���MN�����N�����F�����O��E��O�� P��&Q�R�

�&������S�&9&	��&�T����UE A C�I�D#�"�A#BC#B���� E�����FB#G EA��#$��#G���A#� ���� H��B� E�$��B�A�II�������J�UE A C�I �"JL� �MN��������M�K�F������ VP


�������K�G�I#C�B� !�����B�W !��B���#XE�B�#$�A�B�� E�I�E�!�I#A��������YYZ�4 E!I#X�KB G�/�[CC�B���E��II#E�HF�K!�Y\0]]]]̂��E��Y\0]]]_ZL/�X� A��!� ��I�E�!��B���#B��C�B� AUI�BI"���!AB D��� E��A���UI������B��#�H��B� E�$��B�A�II�������J̀�E�!JLa������VP


�������K�G�I#C�B���!�B�bU�!��������������UE A C�I �"��E��B� E�#���K�G�I#C��E���WB����E���#��II#X�$#B�����E #B�� � c�E��#U! EW���G�I#C��E��#E�����̀�E�!�CUB!U�E���#�����CB#G ! #E!�#$�����defghei�jklgmnef�opngqgrefgst�uvewskw��E��CUB!U�E���#�F#I A �!�FO\ZY��E��FO\̂]�#$�����3��G�B�3�Ex/�����#E�!�FI� E!��E��[CC�B���AxG II���UE A C�I�FI�EE EW���B���W"/��E����A� #E�̂y_�#$�����3��G�B�3�Ex/�����#E�!�FI� E!��E��[CC�B���AxG II��̀�E��[!��3"OI�Xa�� ����VP


��������#B���4�!���#��UE �"��#UEA I��CCB#G����� !�B�bU�!����������� EW���I��#E�z&'()*+�{��6+)|/�B�$�B�EA����!�F̀���FFO010̂O11̂Y1�H$#B��BI"���!��0Ŷ}}La���P
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