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Planning Advisory Committee Meeting

Joint meeting with Council on the East End Secondary Plan
November 10, 2022

4:00 p.m.
Hybrid — Via Teams and
In Chambers
359 Main Street

Agenda

Call to Order
1. Approval of Agenda

2. Approval of Minutes
a. Planning Advisory Committee Meeting, September 8, 2022

3. Public Input / Question Period

PLEASE NOTE:

O Public Participation is limited to 30 minutes

O Each Person is limited to 3 minutes and may return to speak
once, for 1 minute, if time permits within the total 30-minute
period
Questions or comments are to be directed to the Chair
0 Comments and questions that relate to personnel, current or

potential litigation issues, or planning issues for which a public

hearing has already occurred, but no decision has been made by
Council, will not be answered.

@]

4. East End Secondary Planning Update
a. Staff and Consultant Presentation
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i. Including: Overview, Draft Master Plan concept, Draft
Plan amendment changes, Traffic Analysis, Servicing
b. Discussion and Feedback

5. Next Meeting
a. December 8,2022 - 4:00 p.m.

6. Adjournment
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PLANNING ADVISORY COMMITTEE REPORT .

Title: East End Secondary Planning N
Date: 2022-11-10 V\/OL'(VLLLE.

Department: Planning & Development

SUMMARY

East End Secondary Planning Strategy

The East End Secondary Planning Strategy continues to move forward. Background information on the
project can be found here: https://wolfvilleblooms.ca/secondaryplan.

The Planning Advisory Committee (PAC) would have last received a summary of the “What We Heard”
report and the work being presented here builds on that. This package includes:

e Secondary Planning Strategy Report (work-to-date DRAFT)
0 Outlines background, work-to-date, traffic analysis, draft master plan, MPS and LUB
amendments
o Utilities Capacity Assessment Update (IR018-2022) and associated attachments:
e |R018-2022 ATTACHMENT 1 - Wolfville WWTP Assessment Report
e |R018-2022 ATTACHMENT 2 - 210835.01 RE-01-Rev0-Town of Wolfville WWTP Lagoon
Sludge Monitoring
e |R018-2022 ATTACHMENT 3 - 210846.01 LE0O1 - Wolfville Groundwater Supply Capacity
e |R018-2022 ATTACHMENT 4 - 211006.00 REO1 Wolfville Water System Growth
Assessment
e |R018-2022 ATTACHMENT 5 — East Hants Infrastructure Charges By-law

The purpose of this joint meeting and discussion with the PAC and Council is to provide an update on
the East End Secondary Planning work-to-date and ensure Staff and Consultants are moving in the right
direction. The secondary planning strategy report is an ongoing work-in-progress but it is important to
check in and show where things are moving and outline key issues for decision makers. No motions will
be required at this meeting (Nov. 10™") but feedback will be encouraged. The PAC will again discuss this
work (an updated version) at their December 8, 2022 meeting and a motion can be provided, if
warranted, at this meeting. The intent is to take feedback and move the project toward another round
of consultation/information sharing and eventual adoption in 2023.

Next steps are envisioned as follows:

e Nov 10, 2022 — Joint PAC and Council check-in and progress update

e Work-to-date posted on Wolfville Blooms, sent to email list and other stakeholders

e December 8, 2022 — Regular PAC meeting to provide feedback on an updated package and
address other issues that may arise from the November 10" meeting. Other amendments that
we may want to consider while opening up the planning documents should also be discussed

PAC Report, Page 1 of 2
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e Dec-January — Further work with consultants, landowners, design review committee, developers
to refine work-to-date
e Mid January-Mid-February begin formal adoption of Secondary Plan process as per Municipal
Government Act
0 February 2023: Public Consultation (Wolfville Blooms, Open House(s), Participation
Meeting in front of PAC)
0 February or March 2023: Recommendation from the PAC to Council
March or April 2023: Council considers final package
0 April-May 2023: Public Hearing and adoption of Secondary Planning Strategy and any
other changes to the planning documents

o

This timeline is just an outline at this point and subject to discussion with PAC and Council and Staff
capacity to move this forward with other priorities and projects that may arise.

REFERENCES AND ATTACHMENTS
e Secondary Planning Strategy Report (work-to-date DRAFT)
o Utilities Capacity Assessment Update (IR018-2022) and associated attachments:
0 IR 018-2022 ATTACHMENT 1 - Wolfville WWTP Assessment Report
O IR 018-2022 ATTACHMENT 2 - 210835.01 RE-01-Rev0-Town of Wolfville WWTP Lagoon
Sludge Monitoring
O IR 018-2022 ATTACHMENT 3 - 210846.01 LEOO1 - Wolfville Groundwater Supply Capacity
O IR 018-2022 ATTACHMENT 4 - 211006.00 REO1 Wolfville Water System Growth Assessment
O IR 018-2022 ATTACHMENT 5 — East Hants Infrastructure Charges By-law
e Wolfville Blooms — East End Project page https://wolfvilleblooms.ca/secondaryplan
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Town of Wolfville - East End Plan

Introduction

This report is the culmination of over a
year of work with the local community, the
Town and its consultants and various land
owners and developers who own land in
the study area. The East End lands consist
of two similarly sized parcels including the
“Kenny Lands” (~42 acres) and the “Maple
Ridge Lands” (~50 acres) shown on Figure
1.

As one of the last remaining large
land assemblies in Wolfville, the Town
committed to preparing a comprehensive
development plan for the properties
instead of allowing development to
progress in an uncoordinated and
piecemeal way. As such, the lands
were zoned as CDD (Comprehensive
Development District) which require a
comprehensive Secondary Planning
Strategy before the lands can be
developed.

A secondary planning strategy is a

process to determine how a particular

area of the Town can be developed taking
into account a myriad of objectives and
priorities (economics, sustainability,
conservation, health and recreation, sense-
of-place, urban design, etc.). This process

was constructed as a partnership between
the land owners, the Town (who must
provide services) and local residents and
businesses. The plan attempts to balance
community’s needs with the economic
realities of land development in a way that
is fair and equitable to all stakeholders.

The general premise of CDD zoning is
that it provides an economic incentive to
the developers by offering higher density
than might be permitted in other areas of
the town, and in return, the developers
must incorporate specific community
objectives which increase the costs of
development. The Town and Province
benefits by addressing the current housing
crisis, and from the higher accrued taxes.
This process should be a win-win for all
stakeholders.

The Town has set a minimum density
target of 10 units per acre (UPA), which
is higher than most other zones in the
Town. Additional density above 10 UPA
may be considered but it comes with
additional ‘costs/community benefits’ to
the developers.

The outcome of this secondary planning
process will be the framework that guides

« what can be built and the density that
must be achieved,

« what areas should be conserved,

« where roads, parks, trails and community
centres will go,

« the character of the future community

« how the view from Reservoir Park will be
protected, and many other details.

This plan has to be adopted by Council
into our planning documents (Municipal
Planning Strategy and Land Use By-law)
and will be used to regulate all aspects of
the development that will occur. The key to
this process is setting expectations (for all
stakeholders) around what level of change
will come to these lands over time.

The goal of this plan is to create a
dynamic, and affordable community for
Jfuture Wolfville residents that is a model
of ecological planning and ‘Complete
Communities’ design.

Preliminary Draft Report - Nov 3, 2022
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Fig.3 - Reservoir Park Look-off
Fig.4 - Looking southeast
Fig.5 - Looking north

11 THE PLANNING AREA

The East End Planning Study envisions the
future use of two areas: the Kenny Lands
(~42 acres) and Maple Ridge Lands (~50
acres). Together, both sites occupy 92
acres of undeveloped land mostly zoned as
Comprehensive Development District (CDD)
Zones. The CDD boundary has changed
slightly from the one in the MPS and LUB to
incorporate a few additional properties.

To be properly developed for housing and
amenities, these areas must be analyzed to
understand how future roads, infrastructure,
and servicing can be placed for the sites to
achieve their maximum potential.

The lands are located in Wolfville’s East
End, just shy of a 20-minute walk from
the Wolfville’s downtown (see Fig. 1).
Considering the average Walking speed
by foot is (on average) approximately 10
minutes per km, the future communities
will be within an easy walk of downtown
Wolfville and supported by new amenities
and services within a short walk.

Kenny Lands

The Kenny Lands are about 42 acres total
and located to the west of Maple Avenue.
The site’s northern boundary almost touches
Main Street, meets residential housing to

Fathom Preliminary Draft Report - Nov 3, 2022

the west along Bishop Ave, and Reservoir
Park to the south. Currently, the site is a
mixture of woodlot, unused agricultural land,
and a small man-made pond. Main access
to the site would be considered from entry
points along Bishop Avenue and Maple
Avenue. The Kenny Creek greenway runs
along the eastern boundary of the property
adjacent to Maple Avenue. The trails and
ephemeral watercourse along this greenway
will be important to maintain and enhance.

Maple Ridge Lands

Maple Ridge Lands currently occupies about
50 acres of area. These lands are bordered
by Main Street to its north, Maple Avenue to
the west, Maple Ridge Road to its south, and
active agricultural land to the easternmost
Town boundary. Direct access to Main
Street via Woodman Rd is currently limited
by private property ownership. Other site
access points should be developed from
Olsen Drive and from Maple Avenue. An
ephemeral stream runs along the eastern
boundary of the property and bisects the
site draining into the stormwater pond near
Olsen Drive.

Both properties are steep and will require
careful road placement to minimize road
grades and enhance the community’s
walkability.
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A secondary planning strategy is required
prior to any development on the CDD zoned
lands. A secondary plan is designed to
coordinate all of the individual land holders in
a way that would be difficult or impossible if
the sites were developed individually. Without
coordinated planning, the property’s true
potential could not be fully realized.

This plan sets out the future road locations,
development sites and land uses, trail and
park locations, public space standards,

built form standards for new buildings, and
regulatory pathways that need to be followed
to achieve a development permit. This
document will ultimately require changes to
the MPS, LUB, Design Guidelines and possibly
the Subdivision bylaw.

The plan must be adopted by Council
separately or in parallel with the other bylaw
changes described above. Ultimately the
existing zoned CDD areas in the town will
be rezoned to new uses consistent with the
plan’s intent.

The Municipal Planning Strategy

The Municipal Planning Strategy (MPS) is
Council’s principal guide for decisions on

land use and development matters within the
Town and is critical to its long-term strategic
growth. The MPS serves as the main policy
guide for residents and businesses describing
how land can be used.

Wolfville’s MPS has identified the Kenny Lands
and Maple Ridge Lands as the last remaining
Comprehensive Development District (CDD)
areas in the Town. The previous other two
CDD areas identified in the MPS (The West
End, and Woodman’s Grove) have already
substantially completed their development
agreements and should be zoned in the
Land Use By-law, consistent with the
thinking outlined in this report. There is still
a portion of the West End lands that remain
undeveloped and could be zoned consistent
with the recommendations of this report
and achieve the intentions of the original

DA approval. Given the effort to amend a
Municipal Planning Strategy and Land Use

By-law, these types of changes should be
contemplated when the East End Secondary
Plan is being worked on and considered for
adoption by the Planning Advisory Committee
and Council.

The Land Use Bylaw

The Land Use Bylaw (LUB), Design Guidelines
and Subdivision Bylaw are the companion
documents to the MPS and are the means

by which Town Council carries out the intent
of the MPS, as set out in the Municipal
Government Act.

For the CDD zone, the LUB sets out the
minimum density of 10 units per acre, and
that a secondary plan be required to establish
development rights. The secondary plan is
being developed using the Comprehensive
Development District Sustainability Checklist
(Schedule D of the Land Use By-law - See
Fig 7). The sustainability checklist is an
accountability tool to ensure we are asking
the right questions when developing large
tracts of land in the town

Preliminary Draft Report - Nov 3, 2022
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Schedule D:

COMPREHENSIVE DEVELOPMENT DISTRICT ZONE SUSTAINABILITY CHECKLIST

ABOUT COMPREHENSIVE DEVELOPMENT DISTRICTS (CDD)
The CDD designation highlights areas of Wolfville where future
neighbourhood areas will be developed and is a way of
regulating new residential land developments. Large vacant
land holdings, primarily in the east and west ends of town shall
remain in the CDD designation and zone. These areas provide
opportunities for the creation of new neighbourhoods
including a range of housing types and tenures and other
compatible uses that provide for the day-to-day needs of
residents. CDDs are intended to provide for flexibility and
innovation in the design and sustainable development of these

lands for a variety of residential purposes.

GUIDING PRINCIPLES

Four guiding principles set out to guide development in CDD
zones in the Town of Wolfville. The principles originated from
thorough assessment of the current environmental, social, and
economic characteristics of the Town, while respecting future
aspirations and goals of the community. The guiding principles
frame the future goals of the Town and the checklist is a tool

to help facilitate the process.

New development is essential to achieve a complete
community to live, work and play. The purpose of the checklist
and its criteria are meant to engage the developer in the
planning process and establish an iterative process to build the
best neighbourhoods possible that capture Wolfville’s spirit,

while developing neighbourhoods for our future.

Connectivity

Connecting people to neighbours, retail,
employment and the region through land
use design and the provision of active and
public transportation infrastructure will
allow residents to reduce reliance on
vehicular travel, increase local shopping,
and improve access to key origins and
destinations.

Environmental and Economic
Sustainability

Sustainability based on environmental and
financial indicators to ensure a prosperous
and adaptable neighbourhood for current and
future Wolfville generations.

RO,
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Fig.7 - LUB Schedule D - Sustainability Checklist

Social Equity
Neighbourhood design, provisions, and unit
affordability account for individuals and
households of various sizes and income levels.
Where possible, infrastructure and building
practices will accommodate accessible building
practices. Mixed housing types are available
throughout the neighbourhood and take into
account the Town of Wolfville's unique
demographics and community culture.
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Land Use + Design

The proposed development encompasses an
array of land uses that reflect the needs of
Wolfville residents and the neighbourhood
members. A community centre ties
surrounding areas and services together
logically with daily needs within walking
distance. Services proposed for the site reflect
the projected density and needs of the
development,
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Site Analysis

This chapter outlines the existing conditions which
have givenrise to the geography, landscapes, flora
and fauna of the study area today. Our social and
ecological analysis forms the basis for the eventual
layout of the proposed master plan by avoiding

the sensitive areas, increasing the density in more
robust areas, preserving the hydrological character
of the watershed, mixing density nodes and parks
throughout the various phases of the development,
maximizing view sheds of the Minas Basin and
ensuring the highest connectivity (walking, cycling,
vehicles) between neighborhoods.

Wolfville is situated in King’s County within Nova Scotia’s Annapolis
Valley region. The town’s historic charm and its proximity to the
dykelands, Bay of Fundy, and Nova Scotia’s premier vineyards
make Wolfville into a destination point in the province’s Annapolis
Valley region. Further, Acadia University has allowed Wolfville

to develop from a small, rural town into a community bursting

with culture, pride, and identity. As of 2021, Wolfville’s population
was 5,057. Each year the town experiences fluctuations in its
population due the arrival and departure of students.

The Town’s potential future development land base has been
almost exhausted and only the undeveloped CDD lands remain as

for large scale master planned development. Today, the largest
land use in the Town is zoned for agricultural purposes (23.25%),
closely followed by residential zones (22.8%); the majority of
which is dedicated towards low-density developments (13.3%).
Despite the range of housing types and densities permitted,
Wolfville’s MPS suggests Wolfville has a “missing middle” in

regard to housing. Essentially, rather than targeting the student
and lower-income populations, development has focused on
single-family homes that are only accessible to a specific range
of individuals. Consequently, there is a shortage of housing for
first-time buyers, younger families, and safe, affordable rental
units. As Wolfville’s population continues to age, there is a growing
gap for housing that allows residents to age-in-place and develop
complete communities.

During the pandemic, housing prices in Nova Scotia experienced
exponential growth; at the time this report is being conducted,
there is 1% housing availability in Halifax. Consequently, house
prices in the surrounding areas have begun to rise and supply has
simultaneously dwindled. To meet housing demands and offer
future generations a place to live, it is vital that the remaining
available land for development be considered for housing at a
range of types, prices and tenure types. Offering a wider variety
of housing types responds to changing family types, shifts in
demographics, income levels, and offers a greater amount of
housing than traditional low-density, owner-centric residential
options.

At the same time that housing availability is being reduced, the
cost of construction is rising rapidly as a result of the inflationary

Preliminary Draft Report - Nov 3, 2022
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pressures brought about by the pandemic. Construction costs will
remain high for the foreseeable future forcing developers to look at new
ways of reducing the gross buildable area of new projects. This usually
translates into smaller homes, smaller lots with reduced road frontages,
cluster type homes, stacked townhomes and other types of gentle
density.

AGE IN 2011

AGE IN 2016

The Kenny Lands and Maple Ridge Lands represent the largest tracts
of serviceable, undeveloped land within the Town. The intent of the
East End Secondary Plan is to develop a comprehensive framework to
guide future development while ensuring that the Town’s infrastructure
can grow to support this new development. The Secondary Plan
utilizes environmental context, and extant zoning designations,

road connections, and servicing to inform the eventual location of
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infrastructure, open space, and land use. Ultimately, the Secondary
Plan ensures Wolfville can grow in a fashion representative of the
community’s environmental ethos while ensuring future housing options
work to close the gap and offer housing to a range of future residents;
both owners and renters.

Despite being designated a ‘slow-growing’ community in 2016, the Town
became one of the fastest growing communities in Canada since the
last census survey in 2016. In 2021, the Town ranked as 23'rd on the list
of fastest growing communities in Canada, growing from a population
of 4,195 to 5,057. This represents a staggering average growth of 20.5%

9
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over 5 years (4% per year).

At the time of this plan, the full 2021
census results have not been made
available by Stats Canada. Only the
population data have been made available.

2016 Census Results

Wolfville consists of two unique
populations: seniors and students. Based
on the 2016 census, over 25% (27.4%)

of the population were aged 65 or older.
Since 2006, the average age of Wolfville’s
residents has increased steadily from
41.2% to 46.0%, suggesting residents are
aging in place. Lastly, the 2016 census
reports that over half (52.6%) of Wolfville’s
residents were not married or common-
law.

Individuals aged 20-29 accounted for
25% of the overall population, represented
primarily by individuals between the ages
of 20-24. However, the majority of these
students are seasonal residents who reside
in Wolfville for the fall-to-spring school
terms. Of the total population, under 50%
(48.2%) of the town’s private dwellings
are occupied by their usual residents,
suggesting a large rental market and
frequently changing residencies.

The population group for individuals

age 20-29 is higher than the provincial
average, descending into lower averages
from ages to 30 to 65, when the population
begins to rise above the provincial

average once again. Wolfville’s child to

teenage population is also lower than the
provincial average, further suggesting a
lack of young families in the Town. These
statistics correlate with two predominant
demographic groups of university aged
individuals and seniors while also bringing
attention to Wolfville’s need to retain
middle-aged adults who seem to move
away after graduating

Due to the older population, the East End
Plan must consider for housing options
enabling age-friendly communities.
Age-friendly communities encompass
the principles of urban design,
accessible housing and transit options,
and encourage socialization between
community members.

The neighbourhood’s design must also
address Wolfville’s “missing-middle.”
Building a range of housing typologies
enables individuals with differing lifestyles
to live in close-proximity to one another.
Secondly, density is closely related to
affordability. More housing availability
reduces demand, thereby lowering high
-rental and housing costs commonly
associated with limited housing stock.
Encouraging and implementing these
policies within the East End will relieve
lifestyle-related tensions and help
Wolfville achieve the complete, inclusive
communities outlined in their Municipal
Planning Report. Overall, building housing
other than low-density, single family
homes will offer opportunities for students
and first-time buyers to enter into the
market. Despite the large number of

young, single people who live in Wolfville
temporarily, single detached homes

are the second most common housing
type within the Town. In developing the
limited land Wolfville has available, it is
important to consider the needs of the
present community. Throughout several
census profiles, the student population
has maintained the same presence within
the community. Further, Acadia University
generates jobs and economic revenue for
the Town. Building student rentals units
encourages individuals to stop commuting
and live in Wolfville, thereby incentively
economic and commercial growth for the
Town.

The current Municipal Plan also outlines
the need to increase residential density
away from Wolfville’s downtown core.
Given limited amount of land currently
available within the Town boundary, it is
pertinent that Wolfville’s East End Plan
encourage a range of densities beyond the
traditional single-family home. Doing so will
enable the current mixed demographics to
have a diversity of rental and purchasing
options. Lastly - given that Wolfville’s
average age is increasing every year - it

is important to ensure younger families
and individuals have the opportunity to—
buy homes and rent in Wolfville. This will
promote long-term living in the Town,
promoting the town’s overarching goals

of livability, age-friendliness, and future
resiliency.

Preliminary Draft Report - Nov 3, 2022
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Figure 2.2: Library Catchment Area (Wolfville & Kings, Subd. D), Anticipated Population
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2.3 BIOPHYSICAL ATTRIBUTES

Solar gain

The site receives the most amount of sunshine during the summertime,
with an average of 15.5 hours per day. During the winter, the site receives
the least amount of sunlight with an average of approximately 8 hours per
day.

The sun’s movement follows the site’s southern perimeter, meaning
south-facing portions of the building will receive the most amount of
sunlight throughout the day. However, north-facing facades and areas
located to buildings’ north of buildings will be cast in shade. The location
of parks, plazas, and other open space areas should be located in
southern areas, or areas that will not be impacted by shade to ensure
user comfort.

Wind

The site’s prevailing winter winds come from the west and north west,
with an average speed of 11 mph. Due to the wind’s direction, it is
possible residential buildings along the western portion - and especially
buildings with west-facing frontages - will be exposed to colder, stronger
winter winds. To minimize exposure to cold winds, vegetated buffers

on the north-west side should be created or preserved to reduce wind
speeds, the proximity and orientation of multi-storied buildings must

be considered to avoid creating wind tunnels throughout the proposed
development and surrounding neighbourhood.

Summer winds typically prevail from the south and soutwest, with an average
speed of 10.3mph. Summer winds are usually welcome from a human thermal
comfort standpoint so there is less need for buffering.

Since both properties are generally sloping towards the Minas Basin to
the north, they will feel the full brunt of winter winds so any buffers that
can be left on the west and northwest sides will reduce the winter wind
impacts.
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Solar Aspect

During the planning process, slope
aspect should be considered for
its considerable effect on the site’s
microclimate. This will impact the
future placement of buildings and
vegetation within the site.

The majority of the site has north-
facing slopes. Eastern and western
slopes follow the river channel from
the site’s northern and southern
boundaries.

Northern slopes are generally colder
and receive less sun exposure than
southern slopes, affecting which
vegetation can be tolerated along
these slopes. Shade tolerant species
with a preference for moist soils

will generally prefer north facing
slopes, whereas sun-loving species No.rth

or vegetation with a preference for

dry soils will thrive on south-facing west@ @ East
slopes.
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Fig.11 - Solar Aspect Map

South
Slope aspect should also
be considered for net-zero
developments. South facing
slopes receive more sun exposure
but higher wind speed - likely
requiring buffering for user comfort
and direction in the wintertime.
Conversely, north-facing slopes are
colder, but are more sheltered from
harsh winter winds. Eastern slopes
receive more sunlight during the
wintertime, whereas western slopes
receive late afternoon light and offer
sunset vantage points.
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Fig.12 - Prunus virginiana

Fig.13 - Amelanchier canadensis

Fig.14 - Wild flowers

Fig.15 - Quercus rubra and Amelanchier

candensis

Fig.16 - Eutrophic Pond on Kenny Lands site
Fig.17 - Alternating agricultural crops
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Wolfville’s climate is influenced by its coastal location and it falls into a Zone 5b hardness
zone along the Minas Basin coast. Coastal winters are comparatively mild; springs start
early but are long and cool, and autumns tend to be warm and normally extend late into

the year. Near the coast, mean temperature vary 15 to 20 degrees Celsius over the course
of the year; inland mean temperature vary 20 to 25 degrees Celsius. This translates

into a long frost-free period, and extended growing season and relatively low rates of
evapotranspiration (the sum of evaporation and plant transpiration from the surface into the
atmosphere), although summer temperatures are cool.

About 1,500 millimeters of precipitation fall in the Valley annually, with 90 per cent as

rain and 10 per cent as snow. On average, there is fog 15 to 25 per cent of the year,

more often in summer and autumn, when warm air temperatures from the south mix with
cooler offshore waters. High humidity is also a common coastal influence. Relatively cool
moist conditions tend to encourage forest development, reduce the stress of midsummer
droughts and lower the risk of forest fires.

The winter wind direction has implications on the human thermal comfort in open areas.
The prevailing winter wind on the study area is from the west and north-west in the winter.
North-westerly gusts accelerate up the sloping hills in the winter creating exceedingly
cold gusty winds along the top of the hill in Reservoir Park. The lower areas of the site

are somewhat sheltered from westerley winds by development and trees and the flat site

conditions.

In the summer, prevailing wind is from the south and south-west mostly. The wind speeds
are much lower in the summer and the land sloping down to the Minas Basin will reduce

wind speeds.

Fathom
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Fig.18 - Town Zoning Map
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Town of Wolfville - East End Plan

Urban Structure

Wolfville’s zoning designations consist of a variety of uses - ranging
from a variety of housing densities, open space, and commercial

uses. Agricultural zoning forms the largest zoning designation, but

is separated from the downtown core by an active transportation
corridor. Commercial, institutional, and residential zoning lines
Wolfville’s main street . Most of Wolfville’s residential zoning
designations are situated in the central eastern, southern, and western
areas.

As was suggested in this report’s introduction, the majority of the West
End’s planning process was piece-meal. Lots were formed by breaking
down larger areas, resulted in irregular sizing and designations.
Medium-to-high density designations are situated closes to the
Institutional University areas, likely to accommodate student housing
and rental units. Only 6.51% of Wolfville’s total area is designated for
medium density housing and 2.96% is designated towards high density
residential. Conversely, 13.77% is zoned for low-density residential.

Further focus should be paid towards integrating the sites’ surrounding
context. Essentially, the plan should focus on connecting the nearby
open space amenities and complementing the existing low-to-medium
density residential bordering the site.

Fathom Preliminary Draft Report - Nov 3, 2022

The majority of the sites surrounding the study area is low density
residential, medium density, parks and institutional. The Town
composting depot will be relocating in the near future and should

be added to the CDD lands for consideration in this secondary plan.
The Town should further consider adding four of the undeveloped
Low Density Residential properties along Main Street that border the
development. These additional lots could provide access or a face for
the development on Main Street. Since the town owned stormwater
park behind Olsen Drive may be critical to the stormwater management
for this development, there may be merit in adding this parkland to the
study area as well.

While the majority of development is focused on catering towards
single-family homes, it is critical to integrate housing that considers a
variety of age groups, lifestyles, and demographics. As was previously
noted, Wolfville’s middle-aged population is below the provincial
average, whereas their young-adult and senior populations are above
average. Additionally, over half of its population is single. To retain
and attract younger families and single people, it is critical to plan
residential zoning designations that support a variety of income
levels,family types, and ages.
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Elevation

There is significant variation between the site’s highest (70m) and
lowest (24m) points. The highest point of the site is 70m and is found
near Reservoir Park.

The elevation profile descends northward towards Wolfville’s
waterfront. The lowest point in the study area can be found near the
intersections of Maple Street and Main Street. A deeply entrenched
watercourse runs along Maple Street which rapidly drops in grade
by up to 10m in the steepest locations.

While this entrenchment creates challenges for road construction,
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it may present the opportunity for a bridge with a riverside trail
underneath it. A smaller watercourse runs along the eastern
boundary of the site which is much less entrenched and drains a
much smaller watershed.

Higher elevations to the north would offer view sheds towards

the waterfront, Wolfville’s downtown, and the Minas Basin, and
should be considered in the orientation of future development. The
excellent views to the Minas Basin to the north should help to orient
roads and development to maximize viewsheds for development.
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Slope

Slope conditions have a significant effect on how new
neighbourhoods can be built and designed.

This map indicates significant slopes (>20%) along the edge of
the entrenched river and Reservoir Park ponds in the western lobe
of the study area. The light green colours indicate preferred lands
for development and the darker green indicates steep areas that
will require retaining to develop. Overall, a significant portion of
the site is between 8-20%, which will affect development and the
location of future buildings. We anticipate the need for many of the
units to have a full storey (or more) of grade change between the

Fathom Preliminary Draft Report - Nov 3, 2022
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Fig.20 - Slope Map
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back and front of the units. Slopes ranging from 12% to 20% can be
developed, but will require retaining walls, cut and fill, and terraces

to be considered usable. In these areas it will be difficult to retain
vegetation due to the mass cut and fills. Slopes >20% will require
special measures and significant retaining walls and terracing to

develop and these sites will be more costly and it will be unlikely

that single storey buildings would be able to be considered.

Slopes of <1% will have drainage issues, and could flood during

significant rainfall and tidal events.
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Fig.21 - Soils Map
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Soil

The study site mainly consists of Wolfville soil, which can be defined  The bedrock below the soil profile is a middle member of the Horton
as well to moderately, to well drained, with very strong to medium group (eCHh(m). eCHh(m) is a fine-grained mud-rock dominated

pH content. Wolfville soil is described as having a dense, medium member of the Horton Bluff Formation, including cycling sequences
to moderately fine texture with mixtures of boulders, sand, silt, and of grey clay shale, fine sandstone, siltstone, fine sandstone, green
clay. The soil has slow permeability and a firm and plastic texture. mudstone, or siltstone.

Torbrook soil is found in the site’s northern portion. Torbrook is
considered extremely acidic with a pH <5.6, primarily composed
of mineral particles, with a coarse skeletal texture, and a rapidly
draining texture.
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Town of Wolfville - East End Plan

Road Classification

Main Street, Wolfville’s main major arterial, straddles
the site’s northern boundary and the Harvest Highway
(HWY 101) forms the southern boundary. There is

9.1km between exit 10 and exit 11 with Maple Avenue
being roughly in the middle. NSTIR may identify Maple
Avenue as a potential future interchange site as a result
of Council direction based on further traffic analysis,
future development potential and its strategic location.
This could make Maple Avenue a key gateway into the
Town, helping to resolve some of the very real traffic
challenges on Main Street. With the real likelihood

of this happening at some point in the near future,
Maple Avenue would, like Main Street, become a major
‘controlled access’ collector road instead of a minor
collector. The significant traffic that could arise from
this collector road means that the intersection between
the Kenny lands and Maple Ridge lands may require
either a signalized intersection or a roundabout.

Lo e 5

Olsen Drive will connect to the Maple Ridge lands as

a local road and there could be a future connection to

the site from Main Street at the end of Woodman Road.

250m @ Any other potential connections to the development
from Main Street would be restricted due to road offset

restrictions from other existing streets.

LEGEND On the Kenny Lands, two right of ways have been
. reserved as future connections from Bishop Avenue.
— Major Arterial Trails Both road connections may not be needed. There are
—— Local Road Sidewalk also two potential connections to Maple Avenue if the
---- Future Road = = Railway Town is wiling to move its composting facility to create

. fut d | t site.
= \Wolfville AAA AT Network a futlre development site

The Town’s AT Plan calls for a future connection
between Pleasant Street and Maple Street, potentially
through either lobe of the development. The walkability
of the new neighbourhoods should be underscored
with sidewalks and local trail connections throughout.
Potentially using the rivers as a backbone for future
open space trails.
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Bus Routes

There are two bus routes running along Main
Street towards the north end of the site. The

Coldbrook Route connects the area to Grand
Pre and Greenwood.

Maritime Bus connects the area to Halifax and
the rest of the maritimes. Though not featured
on the map, Acadia Bus lines has two nearby
stops at Acadia University.

Main Street

With an anticipated density of 800-1000
units, future collector roads on both the
Kenny Lands and Maple Ridge Lands should
plan for bus stops in the future. Again, the
connectivity between the two developments at
a common intersection on Maple Avenue would
be beneficial for future transit connectivity
between the two parcels. These collector
roads should also consider the integration of
() All Ages and Abilities bike lanes to provide
. future connections between transit and active
o — transportation in the developments.
L Om 260m
[ ——

The Town has also been looking at microtransit
options that would become much more viable
as this area is built-out.

LEGEND
® BusStops
Coldbrook Route - Kings Transit

——  Maritime Bus

----- Future Transit and “AAA” Active Transportation
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Servicing

The future developments will be fully serviced
by water, sanitary sewer, and stormwater
services. With the future street upgrades to
Maple Avenue, the ditch should be replaced
by catch basins and curb and gutters and/or

a combination of stormwater gardens along
the length feeding into the ephemeral Kenny
creek to the south. The creek restoration could
be an important project for the future since its
current ecological value seems to be relatively
low. Daylighting of Kenny creek should be a
goal for the Town.

The two parallel creeks that run through
the Kenny Lands and Maple Ridge lands will
be an important backbone for stormwater
management and future trail systems.

Attached is an information report from the
Town’s Engineer that includes analysis and
background studies from EXP and CBCL
consulting engineers
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© Manhole —  Culvert —— Secondary Lateral Line

©  CatchBasin ——  Stormwater Main —— Lateral Line - Sewer
— Lateral Line - Water Ditch
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Watersheds

There are two watersheds draining the
properties.

Catchment A covers all of the Kenny lands and
part of the Maple Ridge lands as well as all of
Maple Avenue. The catchment drains to Kenny
Creek which is a highly entrenched valley
comprised of open channel hydraulics and
culverts below infilled areas. It is unlikely that
the stream is habitat for fish but appears to be
high value for invertebrates, amphibians and
other local fauna. Restoring this creek should
be a high priority for the town and developers.
The creek has a defined trail system along

its southern reaches but is absent from its
northern lower reaches at it approaches Main
Street due to private property.

Catchment B covers most of the Maple Ridge
lands except the southern portion which
drains into catchment A. The watershed is
significantly less entrenched than Catchment
A and feeds a gentle meandering ephemeral
creek. Even at its lower reaches, the creek

has low or no flow in the summer months

but steady but low flow in the wetter spring
season. Most of catchment B services
agricultural land in its headwaters. This creek
feeds into the stormwater pond and park near
Olsen Drive. Preserving this creek will be an
important part of the future development plans.
Future road crossings of this creek may require
culverts where the road and creek intersect.
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100 Year Rainfall Projection

Compared to twenty year rainfall
projections, it is anticipated that the
study site will experience heavier
rainfall in the future. Consequently,
several existing buildings are at risk
due to flood events. To ensure the
longevity of the study site, designs
should consider avoiding building
where flooding is anticipated, or
flood mitigation measures should
be implemented in the design.

As previously stated, stormwater
infrastructure should anticipate
heavier rainfall in the future.

Om 250m
|

LEGEND
O 100 Year Rainfall - Existing
. 100 Year Rainfall - Future
O Infrastructure at Risk - Existing

. Infrastructure at Risk - Future
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100 Year Tidal Projections

Wolfville’s East End will experience
tidal flooding in the future that will
affect existing infrastructure. Planning
and design should consider flood
mitigations methods to protect
current and future infrastructure.
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Inventory Analysis

The site analysis is a culmination of all the
opportunities and constraints of all thematic
maps that will contribute to making this a special
community for existing and future residents. The
future plan should consider:

1. The steep slopes on the site will present
development constraints that can be addressed
by multi-storey buildings, retaining walls, cut
and fill, etc. These areas will require special
consideration for development to minimize site
impacts and retain connectivity to surrounding
parcels.

2. Similarly, the flat areas on the site present
opportunities for lower cost development and are
the primary areas for density and development.

3. The entrenched stream corridors on both sites
(west and east) could present an opportunity
for a trail system and to preserve the riparian
corridor including stream shading in the 20m
buffer corridor.

4. There should be s