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Date: February 21st, 2019  
 
To:  Bridget Tutty, Environmental Assessment Officer 
 
From: Air Quality Unit 
 
Subject: Elmsdale Business Park Phased Expansion, Municipality of East Hants 
 
Further to your request, the Air Quality Unit provides the following comments with 
respect to the Air Quality sections of the Class I Environmental Assessment 
Registration Document, dated February 2019, for the above-mentioned project: 
 

1) The assessment of air quality data provided in Section 6.2 does not provide 
evaluation beyond November 2015.  The last three years of data have not been 
included. 

2) Noise levels have not been quantitatively assessed.  Section 6.2.2 of the 
Registration document indicates that the proposed Business Park is relatively 
isolated from residential development.  Although this may be the case for the 
initial Phase 1 development (5.3 ha), the full proposed site boundary is located 
within 500 m of residential development.  A noise assessment should be 
conducted prior to the development of lands on the southeastern side of the 
property. 

3) Noise and air quality (particulate matter) mitigation measures should be included 
in any Approvals issued for construction under the Activities Designation 
Regulations.  
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Date: March 11, 2019  
 
To:  Bridget Tutty, Environmental Assessment Officer, Nova Scotia Environment 
 
From: Emily Gregus, Environmental Assessment Officer, Canadian Environmental 

Assessment Agency 
 
Subject: Elmsdale Business Park Phased Expansion Project 
 
 
The federal environmental assessment process is set out in the Canadian Environmental 
Assessment Act, 2012 (CEAA 2012). The Regulations Designating Physical Activities (the 
Regulations) under CEAA 2012 set out a list of physical activities considered to be 
“designated projects.”  For designated projects listed in the Regulations where the 
Canadian Environmental Assessment Agency (the Agency) is the responsible authority, 
the proponent must provide the Agency with a project description that includes 
information prescribed by applicable regulations (Prescribed Information for the 
Description of a Designated Project Regulations). 
 
Based on the information submitted to the Province of Nova Scotia on the proposed 
Elmsdale Business Park Phased Expansion Project, it does not appear to be described in 
the Regulations. Under such circumstances the proponent would not be required to 
submit a project description to the Agency. However, the proponent is advised to review 
the Regulations and contact the Agency if, in their view, the Regulations may apply to 
the proposed project. 
 
The proponent is advised that under section 14 of CEAA 2012, the Minister may, by 
order, designate a physical activity that is not prescribed by regulations made under 
paragraph 84(a) if, in the Minister’s opinion, either the carrying out of that physical 
activity may cause adverse environmental effects or public concerns related to those 
effects may warrant the designation. Should the Agency receive a request for a project 
to be designated, the Agency would contact the proponent with further information. 
 
The proposed project may be subject to sections 67-72 of CEAA 2012. Section 67 
requires that, for any project occurring on federal lands, the federal authority 
responsible for administering those lands or for exercising any power to enable the 
project to proceed must make a determination regarding the significance of 
environmental effects of the project. The Agency is not involved in this process; it is the 
responsibility of the federal authority to make and document this determination. 
 

http://laws-lois.justice.gc.ca/eng/acts/C-15.21/index.html
http://laws-lois.justice.gc.ca/eng/acts/C-15.21/index.html
http://laws-lois.justice.gc.ca/eng/regulations/SOR-2012-147/index.html
http://laws-lois.justice.gc.ca/eng/regulations/SOR-2012-148/index.html
http://laws-lois.justice.gc.ca/eng/regulations/SOR-2012-148/index.html
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The proponent is encouraged to contact the Agency at (902) 426-0564 if it has 
additional information that may be relevant to the Agency or if it has any questions or 
concerns related to the above matters. 
 
Emily Gregus 
Environmental Assessment Officer 
Canadian Environmental Assessment Agency 
Emily.Gregus@canada.ca 
902-426-8157 
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Tutty, Bridget R

Subject: FW: Elmsdale Business Park Phased Expansion EA

 
 

From: McKenna, Chuck W <Chuck.McKenna@novascotia.ca>  
Sent: March 11, 2019 9:49 AM 
To: Tutty, Bridget R <Bridget.Tutty@novascotia.ca> 
Subject: RE: Reminder Comment Period Elmsdale Business Park Phased Expansion EA 
 
No comments from Resource Management Unit.  
 
Chuck McKenna 
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Tutty, Bridget R

Subject: FW: Reminder Comment Period Elmsdale Business Park Phased Expansion EA

 
 

From: Colomb, Sylvie <Sylvie.Colomb@novascotia.ca>  
Sent: March 12, 2019 10:30 AM 
To: Tutty, Bridget R <Bridget.Tutty@novascotia.ca> 
Subject: RE: Reminder Comment Period Elmsdale Business Park Phased Expansion EA 
 
Hi Bridget, 
 
NSTIR staff have reviewed this EA. The proponent is planning an expansion of the business park in Elmsdale. The 
expansion is not projected to occur all at once, but is planned to be phased in on an as needed basis, with any new 
accesses that may be required also on an as needed basis. Since most of the proposed development and expansion is on 
either municipally or privately owned lands and roads, the main issue from NSTIR’s perspective is the accesses to this 
development from any provincially owned roads. In this case, this would be from Hwy 214 and the portion of  Park Road 
that the Department owns. Please see my comments below. 
 

1) If there are any proposed changes that are required to any current accesses to support this expansion, this 
would need to get detailed out initially in a Working Within Highway Right of Way Application to the Area 
Manager as to what is proposed. Additional Departmental expertise on access management may also be 
required to assess any proposed access modifications on Hwy 214 and Park Road that may be required. This 
may require the proponent to provide a Traffic Impact Study, detailing out any modifications to existing 
accesses required, any new accesses that are being proposed, any increase in traffic volumes as a result of the 
proposed expansion, as well as any proposed mitigation measures. See point 2 below. 
 

2) As the proponent has indicated on Pages 70 and 71, that there may be additional congestion at the accesses at 
Park Road and Highway 214 as the commercial footprint increases via expansion. The proponent has indicated 
that new signal  lights at these intersections would allow there to be minimal impact on any new traffic as a 
result of the expansion, as well as the slow phased in build out of the development. However an additional 
future access off of Highway 214 is also being proposed once the development expands. As described in Point 1, 
this seems to indicate a possible need for a Traffic Impact Study at some point. 
 

3) As noted by the proponent, if there are any changes required to any accesses on provincially owned roads, any 
work areas created during this process would need to be in compliance with the appropriate sections of the 
Nova Scotia Temporary Workplace Traffic Control Manual. Any traffic control measures required on Hwy 214 
and the portion of Park Road as a result of this expansion would also need to be approved by the Department. 
This would be at all phases of the project as indicated by the proponent. 
 

Our local office is also conducting a review for this project as part of the regular subdivision of lands.  The storm water 
plans that were submitted to TIR indicated a net increase in flow.  We sent comments back to the developer to request 
a revision to the design to balance pre and post development storm water runoff.  We are awaiting that revision.  
 
Thank you for the opportunity to review this project. 
Have a good day, 
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Sylvie Colomb 
  
Environmental Analyst/French-language Services Coordinator 
Environmental Services Group 
Nova Scotia Transportation and Infrastructure Renewal Department 
Johnston Building, 3rd Floor, 1672 Granville Street, P.O. Box 186 
Halifax, Nova Scotia, B3J 2N2 
Phone: (902) 424-8143 
Mobile: (902) 240-7411 
Fax: (902) 424-7544 
E-mail: sylvie.colomb@novascotia.ca 
 
Please consider the environment before printing this e-mail. /  
 
“A Healthy and Safe Environment: Everyone, Everywhere, Every day” 
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Date: March 13, 2019 
 
To: Bridget Tutty, Nova Scotia Environment 
 
From: Gordon Smith, Provincial Director of Planning 
 
Subject: Elmsdale Business Park Phased Expansion 
______________________________________________________________________ 
 
 
Staff at the Department of Municipal Affairs have reviewed the Environmental 
Assessment Registration Documents for the proposed Elmsdale Business Park Phased 
Expansion and from the perspective of our departmental mandate, we have no comments 
to submit to the Environmental Assessment review. 
 
 
Yours truly, 
 
 
 
 
 
 
Gordon Smith 
Provincial Director of Planning 
 
c:  Daniel Bryce, Planner, DMA 

Maritime Centre, Floor 14 North 
1505 Barrington Street 
PO Box 216 
Halifax, NS   B3J 2M4 

  
 



From: Tan, Minh
To: Tutty, Bridget R
Cc: Deveau, Sarah; Ritchie, Megan
Subject: Dept of Business response for Elmsdale Business Park Expansion EA
Date: March 15, 2019 1:21:36 PM

Hello Bridget,
 
Thank you for the opportunity for the Department of Business to comment on the Elmsdale Business
Park Phased Expansion environmental assessment (the “proposed project”). After considering the
information presented with our mandate, our response is:
 
“The proposed project is not inconsistent with the mandate of the Department of Business.”
 
Please let me know if you have any questions. Thank you.
 
Minh Tan
Corporate Strategist
Strategy & Policy
 
Department of Business
T.  (902) 424-1728
C. (902) 237-6129
A. 1660 Hollis Street, Suite 600
      Halifax, NS  B3J 1V7
 

mailto:Minh.Tan@novascotia.ca
mailto:Bridget.Tutty@novascotia.ca
mailto:Sarah.Deveau@novascotia.ca
mailto:Megan.Ritchie@novascotia.ca
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Fisheries and Oceans 
Canada 
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Canada 

 
 

 
 

 
 
 
 
 
Date: March 15, 2019  
 
To:  Bridget Tutty, Environmental Assessment Officer 
 
From: Erin Morash, Fisheries Biologist, Fisheries Protection Program 
 
Subject: Elmsdale Business Park Phased Expansion 
 
 
Dear Ms. Tutty, 
 
The proposal has been reviewed to determine whether it is likely to result in serious 
harm to fish which is prohibited under subsection 35(1) of the Fisheries Act unless 
authorized. The proposal has also been reviewed to determine whether it is likely to 
affect listed aquatic species at risk, any part of their critical habitat or the residences of 
their individuals in a manner which is prohibited under sections 32, 33 and subsection 
58(1) of the Species at Risk Act, unless authorized. 
 
We understand the following aquatic species, listed under Species at Risk Act, may use 
the area in the vicinity of where your proposal is to be located: 
 

• Inner Bay of Fundy Atlantic Salmon listed as Endangered 
 

Provided that the plans are implemented in the manner, and during the timeframe, 
described, the Program has determined that the proposal will not result in serious harm 
to fish or prohibited effects on listed aquatic species at risk. As such, an authorization 
under the Fisheries Act or a permit under the Species at Risk Act is not required.  
 
Should the plans change or if any information has been omitted, further review by the 
Program may be required. Any watercourse crossings must adhere to current provincial 
and federal regulations and may be subject to review by DFO. 
It remains the responsibility of the proponent to avoid causing serious harm to fish in 
compliance with the Fisheries Act, and avoid prohibited effects on listed aquatic species 
at risk, any part of their critical habitat or the residences of their individuals in 
compliance with the Species at Risk Act. 
 
Sincerely, 
 
 
Erin Morash 

 

Bedford Institute of Oceanography 
1 Challenger Drive, 
P.O. Box 1006 
Station B610 
Dartmouth, N.S.  
B2Y 4A2 
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Fisheries Protection Biologist 
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M E M O R A N D U M 
 
TO:  Bridget Tutty, NS Department of Environment 
 
FROM: Department of Lands and Forestry 
 
DATE: March 15, 2019 
 
RE:  Elmsdale Business Park Phased Expansion 
 
 
The Department of Lands and Forestry provides the following comments on the above 
project: 
 
Crown Lands:  
 
This project does not appear to encompass any crown lands and therefore nothing 
would be required in the form of approvals/permissions from land administration.  
 
Wildlife, Wildlife Habitat and Surveys: 
 
The Department recommends that the following mitigation measures be considered as 
conditions of approval for the project: 
 

• Section 6.5.1 Wetlands in the Detailed Study Area.  Table 6.5-1 indicates which 
wetlands originally identified as part of the 2015 submission are applicable to the 
2019 EA application.  The proponent indicated “…additional wetlands could be 
impacted as shown in Figure 3, Appendix A due to lot and road development 
induced drainage.” and “…up to 10ha of wetland could be affected.”  Please 
provide the analysis/information that would suggest 10ha is the maximum 
amount of wetland which could be impacted by the proposed development. 
 

• Section 6.7.7 Summary of Migratory Bird Species at Risk and Species of 
Conservation Concern.  No description of Canada Warbler, habitat, and 
associated mitigations have been provided.  This species was found in the 
Detailed Study Area but not the Project Footprint.  There is a concern as this 
species was discovered during survey efforts for the previous submission. 
Mitigations should be applied if this species is discovered during the course of 
work on the Project Footprint. 

 
• Section 6.7.7.  Summary of Migratory Bird Species at Risk and Species of 

Lands and Forestry 
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Conservation Concern.  The proponent, in making any mitigations plans that are 
to be distributed to any workers, should be clear in the distinction of what are 
species at risk protected under legislation, and species that are of conservation 
concern.  Terminology was used interchangeably in this section. 

 
• Section 6.7.7.1 Species at Risk: Common Nighthawk.  Please provide references 

or records of consultation to indicate that the proposed mitigation measure is 
adequate for this species.   

 
 

• Section 6.7.7.2 Species at Risk:  Eastern Wood-Pewee.  The proponent states 
“…it should be recognized that the observed Peewee location was within private 
property to the west of the 2019 Project Footprint.”  Figure 8 in Appendix A 
shows two locations outside of the 2019 Project Footprint, as well as one 
location for Eastern Wood-Pewee within the 2019 Project Footprint.  This 
species is a Migratory Bird, the bird and nest are protected under the Migratory 
Bird Convention Act regardless of land ownership title.  If vegetation removal is 
going to occur during the spring-summer period (April 5-August 26), a pre-
inspection bird survey and nest search for Eastern Wood- Pewee should be 
conducted prior to commencing any work. 

  
• Section 7.5.1.1 Mitigation Measures.  The following mitigations for wildlife 

species are required: 
o Beaver (Castor canadensis) are known to use/have used wetlands in this 

area (refer to section 6.8.4).  Dwelling places, dens, or dams are protected 
under the Wildlife Act.  For any wetlands where beaver activity is known or 
suspected, work must cease and Regional Biologists with the Department 
of Lands and Forestry must be contacted to determine appropriate next 
steps. 

o Given the amount of clearing, road construction, and the type of long-term 
activities proposed for the site, a mitigation plan should be developed to 
prevent the spread of invasive exotic plants. 

 
• Section 7.6.1.1 Mitigation Measures and Appendix J – Summary of 

Mitigation.  It is unclear why there are differing vegetation clearing dates 
identified for migratory bird species (May 1-July 31) vs. migratory bird species at 
risk (April 15-August 31).  For consistency, the proponent is encouraged to refer 
to the Environment and Climate Change Canada website on general nesting 
periods for migratory bird species (https://www.canada.ca/en/environment-
climate-change/services/avoiding-harm-migratory-birds/general-nesting-
periods/nesting-periods.html) which shows a potential activity period of April 5-
Aug 26 for bird species in this region. It is recommended that the proponent 
adjust their vegetation clearing to the earliest possible dates unless they have 
received other guidance from Environment and Climate Change Canada. 

 
• Appendix A Figures.  Figure 8 shows the location of both bird point counts and 

https://www.canada.ca/en/environment-climate-change/services/avoiding-harm-migratory-birds/general-nesting-periods/nesting-periods.html
https://www.canada.ca/en/environment-climate-change/services/avoiding-harm-migratory-birds/general-nesting-periods/nesting-periods.html
https://www.canada.ca/en/environment-climate-change/services/avoiding-harm-migratory-birds/general-nesting-periods/nesting-periods.html


3 
 

owl surveys.  There is a significant gap in survey efforts shown in this map (the 
northern and eastern section surrounding the large wetland).  It is recommended 
that surveys for both migratory birds and owls be conducted throughout the 
entire project footprint in the spring of 2019 prior to the commencement of work, 
and any mitigation measures be applied based on findings. 

 
 

In addition to the above comments, it should be noted that nests of migratory bird 
species are protected whether they are active or not, in accordance with the Migratory 
Bird Convention Act and its associated regulations, as administered by Environment 
and Climate Change Canada.  If any migratory bird nests or Species at Risk bird nests 
are encountered during the course of construction activities, work should cease and 
government officials contacted to determine appropriate next steps. 
 
The Department of Lands and Forestry – Wildlife Division should be provided shapefiles 
for all wetlands and geolocations for all SAR, NSESA, and S1, S2, and S3 species 
found through survey work. 
 

 



 

 
MEMORANDUM 

DATE:  March 18, 2019 
 
TO:  Brigit Tutty    
 
FROM: Neil Morehouse A/Director of Protected Areas and Ecosystems 
    
SUBJECT: Elmsdale Business Park Development Project 
 

The Protected Areas and Ecosystems Branch have reviewed the Environmental Assessment  
Application for the Elmsdale Business Park Development Project  
    
Wetland Comments: 

The project proposes to alter 10 ha of wetland through a phased approach to support 
expansion of the business park. This includes proposed lot developments in "Phase I" that 
will be managed by East Hants and development of lots by third parties and associated 
roadways and municipal infrastructure.  With respect to this Environmental Registration 
document and wetlands we have the following concerns and comments: 

1. In table 6.5-1 - "condition" of wetland is limited to brief description of vegetation. This 
does not fully describe the condition of the wetlands. This should be expanded to include 
details relating to hydrology, landscape position and landform based on the field 
investigations noted in Section 6.5.  

 
2. Botanical surveys suggests presence of fen habitat associated with swamp habitat, this 

is not represented in the descriptions provided by Table 6.5-1. Also, botanical studies 
completed suggests high level of biodiversity specially within wetlands in the study area.  
 

3. The presence of Black Ash in Wetland 1 would designate this as a Wetland of Special 
Significance. Alterations to WSS are limited to projects that are determining to be 
beneficial to Nova Scotia as a whole and are “a public necessity”. The presence of a 
Species at Risk and species with a cultural significance to First Nations within the study 
area is a significant concern. Further assessment and discussion relating to potential 
risks to black ash Alterations relating to the periodic introduction of stormwater, lower 
quality surface waters, hydrology (hydroperiod) and vegetation cover have potential to 
impact Black Ash. A management plan suitable to L and F will be required to support 
approval of alterations to wetlands that are known to support a Species at Risk. Similar, 
black ash found in conjunction with Watercourse 2 should also be considered in this 
context.  Plans for on-going protection of these occurrences should be provided and also 
be included in baseline, pre and post construction monitoring in associated with the 
development. 

 

 
5151 Terminal Rd.  
PO Box 442 
Halifax, NS 
B3J 2P8  
 
Tel:  (902) 424-3600 
Fax: (902) 424-0503 



4. Relating to Table 7-1, Please clarify why road construction was excluded as an activity 
associated with the project that impacts wetlands when. Design plans and project 
description include new roads proposed to be constructed through wetlands. Proponent 
should also provide rational relating to how the "significance" of risk of VECs relating to 
proposed project were determined.   

 
5. Section 7.4.1 - The inclusion of the word "However," suggests that the first paragraph of 

this section in unfinished. The proponent should provide clarification and confirmation 
that information presented in the this section is complete or if this was made in error.   

 
6. The document provides very little discussion regarding proposed monitoring programs 

and plans to inform third party lot developers of their obligations with respect to wetlands 
and stormwater management. Given that the majority of space within the development is 
outside the stormwater management plan for Phase I, it is unclear how the overall 
objectives of stormwater management and wetland compensation will be communicated 
at subsequent phases of development.  

 
7. While recommendations to protect the black ash on site have been implemented, it is 

unclear what actions or monitoring are proposed to ensure further protection. Again, it 
should be noted that alterations that could impact the health of these trees will not be 
accepted.  

 
8. Results of stormwater management analysis for Phase 1 should address: 

a. the loss of storage provided by wetlands that are proposed to be altered 
(preferably mitigated through the use of engineered naturalized stormwater 
wetlands built on site) and  

b. Methods to maintain natural flows in wetland and watercourses and identification 
of monitoring objectives.  

c. Stormwater Management plan should be updated to include all completed and 
proposed wetland alteration with each wetland alteration approval application 
during the staged approach to development.  

  

Information Request:   

1. Based on the number of reports referenced in this Registration Document relating to 
previous wetland assessments undertaken within the study Area for the Municipality of 
East Hants to support development and the noted discrepancy in habitat descriptions 
provided above, the proponent should submit copies of all reports referenced and 
update discussion within the Registration Document, if required, for the benefit of all 
reviewers. This should include: 

a. Description of methodology and timing of surveys used to determine wetland 
boundaries, including details of vegetation, soil and hydrology observation points 
and results associated with each wetland/wetland complex 

b. Methodology, results and discussion of Functional Assessments completed for 
each wetland within the study area 

2. Given that there is uncertainty relating to actual lot layout and extent of wetland that may 
be altered by third party lot developers, a comprehensive wetland protection plan should 
be developed by East Hants. The plan should include (but not limited to): 



a. plans to identify wetland habitat or other sensitive features for all 
developers/contractors/perspective lot owners   

b. Identification of known Species at Risk and vegetation buffers proposed to be 
protective of wetlands and watercourses.   

c. Water management agreements for all developers to ensure conditions of the 
proposed water management plan are understood and followed 

Additional considerations: 

• Prior to any wetland alterations, the proponent must obtain Wetland Alteration Approval 
for any wetland directly or indirectly altered by the proposed development and assess 
wetland function and resulting changes to wetland area/function in association with the 
proposed alteration(s).  

  

• Prior to any work within 30 metres of a wetland or watercourse, the proponent should 
develop, in consultation with Lands and Forestry and other regulatory bodies, a wildlife 
management plan that includes protection for priority species associated within or near 
wetlands and be also referenced in any wetland alteration applications.  

  

• Prior to altering any wetlands, the proponent must develop a wetland monitoring plan, 
which should include the following: 
• How baseline conditions will be documented before construction (and grubbing) 

begins. This should include, but not limited to, indicators of hydrology, water quality 
parameters and vegetation community.  

• How changes in hydrology of the partially impacted wetlands will be monitored 
and proposed performance indicators.   

• How changes in the vegetation community of the partially altered wetlands will be 
monitored, especially regarding the proportions of wetland specific plants, and 
invasive species and other proposed performance indicators.   

• How changes in water quality of the impacted wetlands will be monitored and 
proposed performance indicators.   

  

• Prior to any wetland alterations, the proponent must develop a Wetland Compensation 
Plan. The Wetland Compensation Plan and associated reporting requirements must be 
developed to establish specific objectives intended to prevent the net loss of wetlands and 
functions in accordance with the Nova Scotia Wetland Conservation Policy and objectives 
for on-going monitoring of the success of compensation projects.  
  

• The Stormwater Management plan should be updated to include all completed and 
proposed wetland alteration with each wetland alteration approval application during the 
staged approach to development.  

 

 



Protected Areas and Ecosystem Comments: 

The nearest protected area is Bennery Lake Nature Reserve, about 7 km south of the proposed 
project. There are several other protected areas within a 20 km radius including Devils Jaw and 
Waverley Salmon River Long Lake wilderness areas and West St. Andrews River pending.   

Given the small size and long-time frame of the proposed project, as well as the significant 
development surrounding the proposed project; it is expected that the project will have minimal 
impact on protected areas.  

The proposed project is within one of the richer areas of the carboniferous lowlands.  It is rich 
both in nutrient availability and species and this is reflected in the results of the biological survey 
of the area as indicated by presence of species such as Rhamnus alnifolia and others.      

Connectivity in the landscape and between protected areas in this region is already severely 
impaired by human development.  Highway 102 is a significant barrier to native animal and plant 
movement and housing, road and industrial development around the proposed project and 
within the landscape in general have also significantly contributed to impaired connectivity.  
Therefore, the current proposed project will not significantly contribute to this problem.  
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Date: March 18, 2019  
 
To:  Bridget Tutty, Environmental Assessment Officer 
 
From: Coordinator Special Places, Culture and Heritage Development 
 
Subject: Elmsdale Business Park Phased Expansion 
 
 
Staff of the Department of Communities, Culture and Heritage has reviewed the EA document 
for the Elmsdale Business Park Phased Expansion and have provided the following comments: 
 
Archaeology 
 
Staff reviewed the Registration Document and the sections particular to archaeology.  Section 
7.11 details the some of the results and recommendations stemming from the Archaeological 
Resource Impact Assessment conducted by Davis MacIntyre and Associates in 2015.   However, 
the full recommendations provided in the ARIA should be adhered to and listed in the main 
body of the EA document. These include placing a 50 m buffer around the historic house 
foundation.  If development is expected to come within approximately 50 m of the cellar then 
the area should be subjected to archaeological testing to determine the age of the feature, 
which may influence its assessment of archaeological significance. Alternately, the feature may 
be left undisturbed within its 50m buffer, preferably marked by flagging tape during 
surrounding development to ensure no disturbance occurs.   
 
Botany 
 
Staff reviewed the Registration Document and the sections particular to botany. 
 
In the Executive Summary, page iii, it is unclear if the project will permanently destroy 10 ha of 
wetlands or if it is a permanent destruction of a smaller portion of wetlands with the altered 
water quality or flow affecting an estimated area of 10 ha.  This should be clarified. 
 
The vascular plant surveys in section 6.5 are satisfactory.  This is a forested wetland with 
vascular indicators of calcium-rich habitats, and has both ash and red maples, which are 
excellent hosts for macrolichens.  Rare lichens are typically found in such environments. Boreal 
Felt Lichen (BFL) is in the list of Acronyms and Definitions which implies that it, and possibly 

Environment 
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Halifax, Nova Scotia 
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other lichens, were considered as part of the plant communities within the study area.  
However, no lichenological data was recorded. 

The SOSC and Sar species listed in Table 6.7-4 are described in a paragraph under section 6.7.7.  
However, the Canada Warbler was omitted. 

If any of the locations including S3 species, listed in section 7.4 are to be destroyed as 
construction proceeds, it is recommended that specimens are collected and provided to the 
Nova Scotia Museum. This ensures that Nova Scotia Museum’s reference collection serves as 
both a source of biogeographic information and a genetic repository, should the genetic 
resources of the plants be needed in the near future for recovery efforts.  

The construction of large parking areas next to a freshwater forested wetland is likely to lead to 
a considerable increase in salt inputs into the wetland (from winter snow and ice clearing 
activities), which could threaten rare and at-risk plants such as the Black Ash trees. 
https://www.pnas.org/content/pnas/115/4/E574.full.pdf  It is recommended that a salinization 
prevention strategy be developed to protect the threaten and at-risk plants in the wetland next 
to the proposed parking lot. 

Section 9 notes that “There is an apparent warming trend in Atlantic Canada that is not 
statistically significant. With respect to precipitation, the Atlantic Region shows an overall 
increasing trend in precipitation since 1948, that includes an increase in the number of daily 
precipitation events above 20 mm and a very slight increasing trend in the number of daily 
snowfall events above 15 cm (Lewis, 1996).” The data and sources cited here are outdated by 
about 20 years. There are a number of newer sources cited by Environment Canada and 
NRCAN. It is recommended that the proponents use more recent data. One of the most recent 
publication summarizing Canadian climate trends is by Vincent et al. (2018) 
https://www.tandfonline.com/doi/full/10.1080/07055900.2018.1514579.  
 
Palaeontology 
 
Staff have reviewed the Registration Document, and sections particular to geology and 
paleontology resources.  The surficial geology described in the General Study Area has 
previously produced Mastodon skeletal remains (tooth) that were discovered in gravel taken 
from a quarry in the Elmsdale (Nine Mile River) area in 1948. Gravel removed from quarries 
active in the late 1940s was used as fill in a construction site at Magazine Hill, in which the 
Mastodon tooth was found (Livingstone 1951). The previous location of an isolated Mastodon 
tooth suggests that other skeletal remains may be found among the glacial surficial geology in 
the area. With potential for Mastodon (and other large megafauna) remains to be found in the 
area, it would be desirable to keep an eye out for potential fossil material within the surficial 
geology units and to contact the Museum if/when there is anything that is of potential interest.  
 
Livingston, D. 1951. A new record for the mastodon Mastodon americanus Kerr, from Nova 
Scotia. Proceedings of the Nova Scotian Institute of Science 22: 15-16.  
 
 
 

https://www.pnas.org/content/pnas/115/4/E574.full.pdf
https://www.tandfonline.com/doi/full/10.1080/07055900.2018.1514579
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Zoology 
 
Staff have reviewed the Registration Document, and sections particular to zoology. It is, in 
general, a reasonable description of the Zoological setting for the site and immediate-adjacent 
area. 
 
There are several of minor issues with the document.  
 
The species summaries include both those that have legal protection (under provincial Statute 
and S.A.R.A) as well as some where a conservation status has been conferred by an 
NGO (COSWIC). In order to be consistent, it is recommended the inclusion of all COSEWIC-listed 
species in the tabular summary. At this point, some are included, others not.   
 
The discussions include presence or absence of such species as Wood Turtle and Snapping 
Turtle in the foot-printed site.  Since these can be affected by water quality down-stream of the 
foot-print, they should be noted as present/absent in the adjacent area.  There is comment on 
the absence of evidence of nesting (snapping turtle).  Since there is suggestion in the Fish 
habitat section (6.4.2) that there is potential contiguity with the watercourses and wetlands 
with the Nine Mile River system, perhaps reference should be made the presence of the two 
turtle species in that watershed (even though mitigation, as noted) makes impact unlikely.  
 
There is no specific reference to bat use of the area (for nursery activity or foraging). Since 3 of 
our resident bat species are SARA-listed, and areas with wetland presence may support a 
forage base for summer and fall foraging (swarming), there should be reference made to the 
potential impact of effect on secondary productivity in the affected wetlands and potential 
effect of increased (industrial and commercial) activity on them. 
 
As well of an editorial nature is that the Proponent should have the consultant review the 
document to ensure the spelling of the Scientific names is accurate.  It is evident that the Word-
processing program “auto-corrects” some of the names, so an additional vetting is needed to 
correct those inaccuracies. 
 
 

 



Sustainability and Applied Science 
 
 

MEMORANDUM 

 

To:  Paul Currie, Manager, Industrial Management Unit  

From: Hydrologist, Industrial Management Unit, Sustainability and 
Applied Science Division 

Date:  March 18, 2019  

Subject: Elmsdale Business Park EA Review Comments 

 

Scope of review: 

The scope of this Environmental Assessment review from the NSE Sustainability and Applied Science 
Division Hydrologist is to assess the potential environmental impacts and proposed mitigations of the 
proposed undertaking on surface water quantity and management. While comments may also include 
considerations for impacts on general surface water quality, groundwater, freshwater fish habitat, and 
wetlands, appropriate technical specialists for these areas should be consulted for specific review and 
comment.  

Documents reviewed: 

The documents outlined below formed the basis for this EA review, and is referred to as the ‘EA 
submission’ through the rest of this memorandum: 

• Elmsdale Business Park Phased Expansion Class 1 Environmental Assessment – Registration 
Document. Including Appendices related to surface water. Report Prepared by the Municipality 
of East Hants. Dated February 2019, and accessed from 
https://novascotia.ca/nse/ea/Elmsdale_Business_Park_Phased_Expansion/ 

EA submission comments: 

Wetlands: 

• It is reported in the submission that “Pre- and post-runoff volumes and flow rates to and 
through wetland areas and associated drainages will also be maintained through the use of 
appropriate runoff control measures to minimize potential impacts to wetlands and 

PO Box 442  Tel: (902)-424-3600 
Halifax NS   Fax: (902)-424-6925 
B3J 2P8 

https://novascotia.ca/nse/ea/Elmsdale_Business_Park_Phased_Expansion/


watercourses” (pg. 66). One of the mitigation measures reported is to “Maintain flow natural 
continuity, rates and volumes to promote continues wetland health” (pg. 67). 

o The submission does not provide any details as to what analysis will be completed to 
support the design of measures to ensure an appropriate level of hydraulic connectivity 
between the wetlands upstream and downstream of the road structure so as to limit 
impacts to the large wetland system north of the road. Is a single proposed culvert as 
shown in the conceptual storm drainage plan appropriate for maintaining this 
connection?  

o The submission does not include considerations for volume in the stormwater analyses 
that are completed 

• As these are all connected wetlands, considerations for mitigations for stormwater quality are 
required to ensure no impacts to the surrounding wetlands occur due to degradation of water 
quality. Mitigations for erosion and sediment controls are provided with a focus on construction 
activities – the mitigation of sediment within runoff from normal operating conditions is not 
clearly addressed. 

• It is reported in Appendix D that “Water control structures will be included in the detailed 
design plans to control flows from the wetlands that are contiguous with the watercourses 
within the proposed development area (i.e., 2019 Project Footprint) to maintain pre-disturbance 
water levels within the undisturbed wetlands” (pg. 3), but this is not elaborated anywhere in 
text in the submission, and it is not clear what this statement refers to. 

 
Stormwater: 

• It is mentioned that the intention is that the final hydrological design of the post-development 
Business park will release water in ‘similar volumes and rates as that of the pre-development 
hydrologic regime’ (pg. iii) and in other sections of the submission, but volume is not addressed 
in the stormwater assessments that are provided. 

o Where the site is a system of wetlands, the volume component of pre and post 
matching is significant in understanding the impacts to the overall hydrology of the 
wetlands in the area, and the identification of any appropriate mitigations 

• It is reported in the EA submission that “It is East Hants’ intention to make individual land 
owners responsible for stormwater management for individual lot development, which will be 
required to meet approval conditions that meet current NSE policy and related approval 
conditions “(pg. 64).  

o There are risks in this approach, including that it is then individual land owner’s 
responsibility for the on-going maintenance and upkeep of these features so that they 
function as intended and designed 

• As described on page 12, they will follow the requirements of the Storm Drainage Works 
Approval Policy. As such, they will require an application for Approval of Storm Drainage Works  

• Phase 1 detailed design does not address that this phase of development will divert 2 – 3 ha of 
drainage area from watershed ‘DPre’ indicated in Drawing 1 of Appendix I to Watercourse 3. The 
Pre-development condition calculations use this entire drainage area in calculating flows to 
Watercourse 3, when it is shown on Drawing 1 of Appendix I that this area drains differently in 
pre-development conditions. In addition, the Flows to “Watercourse “A”” (also referred to as 
WC3 throughout the submission) outlined on Drawing 7 of Appendix P show that the post-
development flows for both the 5 and 100 year return period scenarios do not meet the pre-
development flows. 



• Sampling – locations of water quality locations summarized in Table 6.4-1 are not shown on any 
figure 

 
Fish and Fish Habitat: 

• There are contradictory statements about when the fish habitat assessments occur, as both 
October 8th and 15th, 2015 (pg. 31), and ‘September 2015’ (pg. 34) are provided. 

• No details are provided regarding the assessment of available water quality data to conclude 
that water quality was poor.  

 

Conclusions and Recommendations: 

Planning/Design Issues: 

•  

Operational Issues/Other Permitting Processes: 

• A detailed sediment and erosion control plan for each activity or additional phase to be 
completed as part of the proposed works is to be developed by a qualified professional and is 
required to be submitted for NSE review and approval prior to construction activities, including 
clearing, grubbing, and stripping, take place.  

• An assessment of the appropriateness of using the currently proposed single culvert under the 
planned roads to connect the wetlands in drainage areas D2, D4, and B2 is recommended prior 
to any construction taking place in order to confirm that the hydraulic connectivity of these 
wetlands will not be significantly altered and to identify any mitigations where appropriate 

• The Phase 1 detailed design must re-examine its input drainage areas to reflect the comments 
provided in the review above prior to submission for approval. The details of the stormwater 
management system must be updated to reflect any changes to flow resulting from this re-
examination. In addition, an assessment of changes to runoff volumes (as is outlined in the 
submission but not provided) with an assessment of any impacts and appropriate mitigations 
must be completed as part of final submission. 

• As the phases continue, applications for storm drainage works approvals must be submitted to 
the department for each additional independent stormwater management system and must 
include a clear summary of the stormwater management planned, summary of the analysis into 
matching pre and post development flows and assessment of runoff volumes, and a 
maintenance and operation plan for the stormwater infrastructure that will be in place.  

• It is recommended that approval conditions will include requirements for the Approval Holder 
(i.e., the 3rd party lot owner) to be required to operate and maintain stormwater infrastructure 
to function as designed and intended, and that the municipality must make this clear to any 3rd 
party lot developer 

• It is recommended that a wetland monitoring plan be developed and implemented prior to 
development, so that information related to water levels and discharge from the wetland 
system can be obtained as a baseline for comparison/evaluation against post-development 
conditions to understand any indirect impacts on the surrounding wetlands associated with the 
proposed works 
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Date: March 18, 2019 
 
To:  Acting Manager, Water Management Unit, Sustainability and Applied 

Science Division 
 
From: Senior Hydrogeologist, Sustainability and Applied Science Division 
 
Subject: Environmental Assessment Review of Elmsdale Business Park Phased 

Expansion  
 
 
Reviews for EA’s from the Sustainability and Applied Science Division Hydrogeologist 
focus on the potential for the proposed undertaking/project to adversely affect 
groundwater resources, including general groundwater quality and local water wells/water 
supply.  
 
The Municipality of East Hants (East Hants) is proposing to expand the Elmsdale 
Business Park by an additional 123.25 hectares (ha) to encompass a total area of 155.72 
hectares (ha). The proposed project, as planned, will alter approximately 10 ha of 
wetlands to enable new Business Park lots and road infrastructure to be built. The 
developed area of the Elmsdale Business Park at the current time is approximately 31.5 
ha. The proposed project will entail clearing and grubbing of land, road construction, water 
and wastewater system installation, storm-water management systems and facilities, and 
other activities related to the development, operation and maintenance of the Business 
Park. The location of the proposed Project is in Elmsdale, Nova Scotia, north of Highway 
102. 
 
Comments: 
 
1. The proposed Business Park expansion area is situated about 7.5 km north 

(downgradient) of the Bennery Lake Protected Water Area (PWA). As the PWA is 
upgradient, there are no likely impacts to it due to the proposed Project.  
 

2. Any water drainage from the Project area flows immediately north and south of the 
site, but ultimately into the Shubenacadie River Secondary Watershed in the east. 
 

3. The proposed Project area is approximately 3.25 km west and upgradient of the 
Bowmont Municipal Water Supply (source is the Shubenacadie River). As the 
Bowmont Municipal Water supply is downgradient, it is sensitive to water quality 
from the site and other sources. It may be potentially impacted by runoff chemistry 
from the urbanized areas of Elmsdale and Enfield, including the proposed Elmsdale 

Environment 
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Business Park expansion. 
 

4. The proposed Project area is also about 3.75 km north (downgradient) of the East 
Hants Municipal Water Supply (source is the Shubenacadie River). However, as this 
supply is upgradient, there are no likely impacts on the supply due to the proposed 
Project.  

 
5. There is one Registered Public Drinking Water Supply located (in NSE records) 

approximately 2 km to the west of the site, near Little Grand Lake, as registered by 
the O’Neill Water System Association.  
 

6. The proponent evaluated 137 wells in the general Elmsdale area, for the purposes 
of determining average well characteristics. However, neither the number nor the 
characteristics of water supply wells within a specified distance of the site were 
presented.  

 
7. Using the Department of Energy and Mines online Groundwater Atlas, the reviewer 

found 23 water supply wells were located within 500 metres of the proposed project 
boundaries. Half of these (11) are residential dug wells with a well depth of less than 
8 m. Dug wells are shallow well installations that are generally more sensitive to 
changes in shallow groundwater levels and water chemistry. Most of the wells are 
located along Whitney Maurice Drive and Edmund Road immediately to the west of 
the proposed project site. Based on the indication that these two streets are not 
likely serviced with municipal water, and that web mapping indicates a number of 
civic buildings on lots are present with no associated well record, it is likely that 
more water wells (ie. potentially over 10 additional wells) exist on the residential 
streets within 500 m of the site. 

 
It has been noted previously that the Well Logs Database Records and any 
mapping based on these records need to be considered in terms of locational 
errors/accuracy of the original data. In addition, the Well Logs Database does not 
contain a complete listing of every water supply well in the province and some areas 
may contain water supply wells not reported. Field truthing and field surveys for 
water supply well locations is necessary. This is particularly important given the 
discrepancies in the registration document concerning the number of water supply 
wells potentially affected. 
 

8. In Section 7.2 Groundwater Resources, the proponent states that:  
 

“Based on the review of the groundwater resource within the General Study Area and the 
Detailed Study Area it is not expected that the Project will substantially interact with any 
groundwater sources or potable water supplies during construction or operation and 
maintenance. Therefore, adverse environmental effects to groundwater resources are unlikely to 
result from the construction or operation of this Project. Therefore, no mitigation measures, other 
than the compensation of wetlands under the NSE guidelines are recommended for the proposed 
development.” (p. 62) 

 
However, the proponent does note that: 
 
“It is possible that the wetlands in the planned development area may contribute to groundwater 
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recharge.” (p. 62) 
 
As there are a number of residential water supplies within 500 metres of the project 
boundaries (noted above in comment 7) there is some unknown potential for both 
water quality and quantity impacts to shallow groundwater supplies that are 
recharged by wetlands in the area. 
 

9. The proponent also notes that: 
 

“Drinking water for the Business Park is provided through the Municipality of East Hants and will 
not impact groundwater. The Municipality delivers surface water from the Grand Lake Watershed 
to residents and businesses in Elmsdale. Therefore, groundwater quantity should not be 
impacted though consumption.” (p. 62) 
 

 It should be noted that, although the project does not plan to use local groundwater 
resources, planned additional water use for the proposed Business Park may 
require a requested amendment to the existing water withdrawal approval for the 
Municipality of East Hants Water Supply. 

 
10. Acid rock drainage (ARD) due to surface water contact with disturbed soils or 

bedrock geology is a potential concern where construction projects occur. In section 
6.4, Freshwater Environment and subsection 6.4.3 Explanation of Acid Rock 
Drainage and Impacts, the proponent states: 
 

Although ARD was identified within the Shubenacadie and Stewiacke watershed system by 
NSWAP, the acid rock materials are found in the upper reaches of the watershed system and not 
within the area of the Detailed Study Area or the Project Footprint of the currently (2019) 
proposed development area.” and 

 
“Based on information of the bedrock and surficial geology of the Project Footprint, it is very 
unlikely that the proposed project will produce acid rock drainage.” 

 
11. The registration document has not mentioned that any blasting will occur during 

proposed project construction, therefore it is assumed that blasting will not occur 
and as a result no monitoring or mitigation measures have been proposed or 
evaluated. 
 

Recommendations 
 
The following recommendations are suggested for proposed Elmsdale Business Park 
Phased Expansion project: 
 
Operational Issues/Other Permitting Processes 
 

1. Field-truthing and mapping locations of water wells within 500 metres of the 
project boundaries should be completed prior to construction. 
 

2. Pre-Construction Water Well Surveys should be conducted in all water supply 
wells within 500 metres of the project boundaries. These surveys should occur 
prior to any construction activities. Both water quality and water levels should be 
evaluated in the surveys. Methodologies and monitoring proposed for the water 
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well survey should be submitted to NSE for approval prior to implementation. 
 

3. It is recommended that standard conditions be provided that state, to the effect, 
that the Proponent should replace or repair any water supply well found to be 
adversely affected by the project activities, to the satisfaction of the well owner. 
 

4. Any impacted water quality draining from the proposed Elmsdale Business Park 
Expansion has the potential to adversely affect the downstream Shubenacadie 
River water supply users, in particular for drinking water supplies. The potential 
for adverse impacts to water quality in site drainage water from the site should 
be mitigated with appropriate measures.  
 

5. Potable water usage for the proposed Elmsdale Business Park may require an 
amendment to the existing Municipality of East Hants Water Supply water 
withdrawal approval. 
 

 



  Page 1 of 7 
 

 
 

 
 

       
 
 
 
 
Date: March 18, 2019  
 
To:  Manager, Water Management Unit 
 
From: Senior Surface Water Quality Specialist, Water Management Unit 
 
Subject: Municipality of East Hants Elmsdale Business Park Expansion 

Environmental Assessment – Review Comments & Recommendations 
 
Scope of Review 
As Senior Surface Water Quality Specialist with the Nova Scotia Environment (NSE) 
Sustainability and Applied Science Division, the following Municipality of East Hants 
Elmsdale Business Park Expansion Class 1 Environmental Assessment (EA) review 
focuses on the following subjects: 

• Surface water quality & its management 
• General surface and groundwater resources, and fish and fish habitat & their 

management 
 
The following review considers whether the environmental concerns associated with the 
above subjects and the proposed mitigation measures have been adequately 
addressed in the Environmental Assessment. The recommendations provided below 
are meant to supplement the actions outlined in the EA submission documents. 
 
While general comments on fish and fish habitat, wetlands, surface water quantity, and 
groundwater quality and quantity may be included below, applicable technical 
specialists should be consulted for specific review and comment. 
 
Reviewed Documents 
 
The following document was the basis for this EA review: 
 
Municipality of East Hants. 2019. Elmsdale Business Park Expansion Class 1 
Environmental Assessment. Registration Document. Municipality of East Hants. 
 
Comments 
Surface Water Resources 

• Two unnamed watercourses have been identified via a 2016 field investigation 
within the Project site footprint, which are identified as Watercourses 2 and 3. 
Base on the Nova Scotia hydrology mapping geographic information system 
(GIS) layer available for the Project footprint area both watercourses are 
tributaries of the Shubenacadie River. 

Environment 
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• Unnamed watercourses 1 and 4 were also identified and evaluated during the 
2016 field investigation and fall within the detailed study area but are located 
outside the Project footprint. Nova Scotia hydrology GIS layers indicate that both 
watercourses drain towards the northeast and into Nine Mile River. Nine Mile 
River is a subwatershed of the Shubenacadie River. 

• Wetlands were identified and mapped within the Project footprint, including 
additional delineation as part of a 2015 field program. 

• The Halifax Water Bomont water supply plant is located downstream of the 
project site (approximately 5 km) and withdraws its water from the Shubenacadie 
River. The plant is the public drinking water supply for approximately 17 people. 

• It would have been helpful for the review to include the proposed Phase I area 
within the Project footprint for perspective and scale. 

 
Surface Water Quality 

• The proposed site activity contaminants of concern include the following, which 
have been identified in the Registration Document along with proposed mitigation 
measures to reduce their potential impacts: 

o Sediment loading in surface water runoff during the construction and 
operation phases 

o Salts in surface runoff from winter road maintenance during the operations 
phase 

o Hydrocarbon products associated with equipment and vehicles during the 
construction and operation phases 

• Sediment loading associated mitigation measures include installation of silt 
fencing, rock check dams and other controls within ditches. Silt fencing is a 
typical measure used during the construction phase but is not normally used as a 
permanent measure that would apply during the operation phase. Section 7.3.3 
does not identify potential sources of suspended sediments to watercourses. 
Road sanding for winter road maintenance, and localized roadside and gravel 
parking area erosion would be potential sources of sediment to surface water 
systems. Mitigation measures within the stormwater management system, 
besides the roadside ditches, are not proposed within the Registration 
Document.  

• Salt use for winter road maintenance is proposed to be managed on an as 
needed basis and in accordance with normal Nova Scotia roadway maintenance 
practices. Normal roadway maintenance practices are not defined or potential 
sources within the Registration Document.  

• Potential for acid rock drainage occurring within the Project footprint was 
evaluated based on info from geological mapping, literature review and a 
geotechnical investigation in the Project footprint. There is a low likelihood of acid 
rock drainage occurring from the proposed activities in the Project footprint. 

• The Phase I  
Fish and Fish Habitat 

• Fish habitat surveys were conducted on October 8 and 15, 2015. No fish surveys 
were conducted in either Watercourse 2 or 3 (Appendix D). 

• Watercourse 2 and 3 were identified as not being suitable for fish habitat due to 
poor water quality, but no explanation is provided as to what specific water 
quality characteristics support this conclusion. 
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• Watercourse 3 has several sections without defined channelized flow that were 
identified as not being suitable for fish habitat. 

Surface Water Quantity 
• Mitigation measures are proposed to be applied to reduce the potential impacts 

to surface water runoff (quantity and peak flows) to surface water features within 
and downstream of the Project footprint. 

• Municipal lot development plan approvals are required, and each will require lot 
owners to have proposed stormwater management systems that meet Nova 
Scotia Department of Environment stormwater management policy requirements. 

• The Phase I generalized stormwater management plan (Appendix I) estimates 
pre- and post development peak flows for the 10-year and 100-year return period 
storm events. The following is an adapted table from Appendix I.2 present the 
expected percent change in peak flow values between the pre- and post-
development scenarios. 

 

 
As presented above there are expected increases in peak flows from the 
delineated drainage areas in Appendix I.1, which will require mitigation measures 
to reduce potential project impacts. The expected changes in runoff volume and 
drainage areas for each of the outlet points are not presented or discussed in the 
Registration Document that would be potentially associated with changes in peak 
flow rates. Changes in runoff volumes and associated drainage areas would have 
potential impacts on surface water features within and downstream of the Project 
footprint. 

• Appendix I.1, Drawing 1 presents generalized changes in drainage areas for the 
eight areas identified within the Project footprint. The following table presents the 
values from the Appendix I.1, Drawing 1 subcatchment area table and calculates 
percent changes in drainage areas.  

STORM DRAINAGE ANALYSIS PRE-DEVELOPMENT VS POST DEVELOPMENT 

OUTLET 
POINT 

10YR RETURN PERIOD PEAK FLOW (L/S) 100YR RETURN PERIOD PEAK FLOW (L/S) 

PRE- 
DEVELOPMENT 

POST 
DEVELOPMENT 

% 
Change 

PRE-
DEVELOPMENT 

POST 
DEVELOPMENT 

% 
Change 

A 1879 1879 0 2840 2840 0 
B 1048 1530 46 1660 2273 37 
C 57 247 333 97 365 276 
D 1263 1678 33 2108 2577 22 
E 93 693 645 153 1017 565 
G 72 348 383 120 511 326 
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Drainage area F is not displayed within the Drawing 1 pre- and post-development 
figures. There is a small change in the drainage area A and B areas for pre- and 
post-development. Section 8 indicates that runoff volumes have been evaluated 
in this Registration Document, but there is no presentation of runoff volume 
results. No discussion is provided within the Registration Document about the 
potential effects of the change in the local surface runoff volumes due to the area 
differences. The Executive Summary and Section 7.4.1.1 indicate that pre- and 
post-development runoff volumes would be evaluated with respect to discharge 
to surface water features to develop and implement appropriate mitigation 
measures  

• Appendix I.2 presents a potential mitigation measure option of using existing 
wetlands as part of the stormwater management system and if implemented 
would potentially require wetland alteration approval applications and associated 
wetland compensation. This option is not fully evaluated with respect to potential 
effects to the water quality and quantity in those existing receiving water 
wetlands and downstream surface water resources. 

• Appendix P provides detailed design for the Phase I stormwater management 
system within the Project footprint. The following are comments related to that 
design on Drawings 7 and 9: 

o The intensity duration frequency (IDF) curve used to estimate the design 
storm event flows and volumes was for the Halifax Shearwater 
meteorological station. The Halifax International Airport has an 
Environment and Climate Change Canada meteorological station with an 
IDF curve (http://climate.weather.gc.ca/prods_servs/engineering_e.html), 
which is closer to the project site than the Shearwater station. No reason 
is provided as to why this Halifax International Airport IDF curve was not 

Pre-
Development 

Post-Development Pre- & Post- 
Development 

Area 
Name 

Area 
(ha) 

Area 
Name 

Area 
(ha) 

Total % Difference 

A 60.6 A1 27.04 60.6 0% 

A2 29.94 

A3 3.63 

B 53.77 B1 16.84 57.0 6% 

B2 34.31 

B3 5.82 

C 1.87 C1 1.87 1.87 0% 

D 69.32 D1 3.93 66.1 -5% 

D2 3.9 

D3 11.6 

D4 42.7 

D5 4.01 

E 6.23 E1 6.24 6.24 0% 

F 43.72  - - - 100% 

G 3.13 G1 3.13 3.13 0% 

 

http://climate.weather.gc.ca/prods_servs/engineering_e.html
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used for this Project. 
o Drainage area XA represents the pre-development drainage area for the 

northeast section of the Phase I development area, which is indicated to 
drain to Watercourse 3 in Drawing 7. Drawing 1 in Appendix I in the Pre-
Development Drainage Boundaries drawing presents the existing 
condition drainage areas for the full Project footprint. Part of the XA 
drainage area in Appendix I, Drawing 1 is show as draining to the north 
and into Watercourse 2 instead of Watercourse 3. No explanation is 
provided in the Registration Document as to why there is a discrepancy 
between the two pre-development drainage areas for the Phase I 
development area. 

o The pre- and post-development drainage areas presented indicate that 
there will be a larger drainage area for the post-development scenario 
draining to Watercourse A, which is assumed to be Watercourse 3 as 
presented in the following table: 
 

 
There is a 38% increase in the Phase I drainage area draining to 
Watercourse 3 (Watercourse A), which would also cause a reduction in 
drainage area for Watercourse 2 (Watercourse B). The change in drainage 
area to Watercourse 2 is not evaluated. There is no discussion provided 
within the Registration Document with respect to the change in drainage 
area for the Phase I development and potential effects to surface water 
runoff volumes and associated VECs. 

o Peak flow changes are presented with respect to Watercourse A 
(Watercourse 3) for the pre- and post-development conditions as re-
printed in the table below, along with calculated % differences in flow 
values. 

 

Appendix P - Phase I Drainage Areas 
Pre- or Post- Area Name Area (ha) 
Pre- XA 3.219 

Post- 

A1 1.869 
A2 0.449 
A3 0.45 
A4 1.085 
A5 0.062 
A6 0.297 
A7 0.24 
Total 4.452 

% Difference (Pre- to Post-) 38% 
 

Phase I Watercourse 3 Peak Flows 
Storm 
Event 

PRE 
(L/s) 

POST 
(L/s) 

% 
Difference 

5 YR 221.8 224.1 1% 
100 YR 478.8 522.8 9% 
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There is a small difference between the 5-year return period design storm 
peak flow rates and a 9% difference for the 100-year design storm. No 
discussion is provided as to whether these differences are acceptable with 
respect to potential impacts on Watercourse 3 and other surface water 
features. No analysis is provided with respect to the potential changes in 
surface runoff volumes associated with the changes in peak flows for the 
pre- and post-development conditions.  

o Detail A on Drawing 9 provides the outfall elevation for the proposed 
stormwater management pond designed to discharge to Watercourse 3. 
The 5-year return period storm event predicts a pond elevation of 25.49 m 
above sea level. The outfall channel elevation of the pond is indicated as 
25.50 m above sea level. Drawing 7 indicates there will be a 300 mm 
diameter outflow pipe from the pond that installed at an elevation of 24.9 
m above sea level to convey flows up to the 5-year event. Drawing 2 
indicates there will be a 250 mm diameter adjacent to the 300 mm 
diameter outlet pipe. 

 
Recommendations 
Operational Issues/Other Permitting Processes 
 
 General 

• As proposed in the Registration Document, wetland and/or watercourse 
alteration approval applications should be submitted for those features requiring 
alteration. 
 

 Surface Water Quality 
• The proposed use of existing wetlands as component of stormwater 

management systems to mitigate potential impacts to surface water quality and 
quantity should not be a preferred mitigation measure due to the potential 
impacts to existing wetlands, including loss. If this option were to be explored as 
a mitigation measure, it should be discussed with Nova Scotia Department of 
Environment staff with respect to the requirements for applicable wetland 
alteration approvals and associated compensation. 

• Project erosion and sediment control plans developed for various project phases 
by the Municipality should be submitted to Nova Scotia Department of 
Environment staff for review and approval prior to the start of the construction 
phase. 

• The stormwater management systems designed for the project should include 
mitigation measures to reduce sediment loading from winter road maintenance, 
localized erosion from roads and parking areas and other potential site activities 
to downstream surface water features. This includes discussion of system 
maintenance requirements, such as periodic sediment removal. Overall sediment 
removal rates should be estimated for the proposed systems and assessed with 
respect to adequacy in reducing potential effects.  

• Development and submission of a winter road maintenance salt management 
plan to Nova Scotia Department of Environment staff for review and approval. 
The plan should include measures to reduce the potential impacts of salt loading 
to surface water features. This plan could be specific to the roads within the 
Project footprint or a general plan used for Municipally managed roads.  



  Page 7 of 7 
 

  
 Fish and Fish Habitat 

• Rational and assessment details should be provided as to why Watercourse 2 
and 3 are not suitable fish habitat and do not require a field survey. If existing 
field program results are insufficient to support the statement that neither 
watercourse is suitable fish habitat, additional field work by qualified persons 
should be conducted. 
 

 Surface Water Quantity 
• The proposed detailed design of the stormwater management system for Phase I 

within the Project footprint has drainage area delineation and design 
inconsistencies that suggest the design does not meet the recommended 
objectives of the mitigation measure to reduce effects to the surface water 
resource associated VECs (freshwater environment [includes fish and fish 
habitat]; wetlands and vegetation). Based on these inconsistencies, there is 
potential that implementation of mitigation measures for future stormwater 
management systems either by the Applicant or lot owners within the Project 
footprint will inadequate and subsequently not reduce project effects. 

 
The following are recommendations for the Phase I stormwater management 
system design, that are also applicable to the development of future stormwater 
management systems within the Project footprint: 

 
o Pre- and post-development surface water drainage areas should be 

consistently delineated in all design drawings and compared to support 
the assessment of potential changes in runoff volume to surface water 
features within and downstream of the Project footprint. 

o Changes in runoff volumes for the design storm events for pre- and post-
development conditions should be compared and assessed.  Mitigation 
measures should be proposed to minimize the potential impacts to local 
surface water features if there are expected changes in surface water 
runoff volumes. 

o Additional mitigation measures for the stormwater management system 
design should be proposed to improve matching of pre- and post-
development condition peak flows for the two design storm events 
evaluated (5-year and 100-year [9% increase predicted]). 

o An assessment should be done for the stormwater management system 
design on how it will reduce sediment loading during the operations phase 
to downstream surface water features for all design storm events. 
Implementation of additional mitigation measures should be considered as 
part of this assessment as per the recommendation in the Surface Water 
Quality section above. 

 
A revised detailed design stormwater management plan for Phase I that 
incorporates the above recommendations should be submitted to Nova Scotia 
Department of Environment for review and approval prior to construction. Future 
stormwater management plans that are submitted for subsequent development 
phases by the Municipality or lot owners should incorporate the above 
recommendations as well prior to submission to Nova Scotia Department of 
Environment for review and approval.  



                                                            
 PO Box 1617 P: 902.424.7409 
  Halifax, NS E: oaa@novascotia.ca 
 B3J 2Y3         

             

      

 

ABORIGINAL AFFAIRS 

Date: March 18, 2019  
 
To:  Bridget Tutty, Environmental Assessment Officer 
 
From: Gillian Fielding, Aboriginal Consultation Advisor  
 
Subject: Elmsdale Business Park Phased Expansion    
 
 
The Elmsdale Business Park Phased Expansion EA Registration document indicates that the proponent 
engaged with Sipekne’katik First Nation in 2016 and subsequently contacted Sipekne’katik First Nation 
in February 2019 to inform them of the new registration. The EA Registration document makes no 
reference to the proponent engaging with the Assembly of Nova Scotia Mi’kmaq Chiefs or Millbrook 
First Nation. Given the location and scope of the proposed project, it is recommended that the 
proponent also engages with the Assembly of Nova Scotia Mi’kmaq Chiefs and Millbrook First Nation to 
identify, discuss, and document any issues and concerns raised by the Mi’kmaq of Nova Scotia. 
 

mailto:oaa@novascotia.ca
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Date: March 18, 2019  
 
To:  Environmental Assessment Officer 
 
From: Environmental Health Consultant, Sustainability and Applied Science 
 

Subject: Elmsdale Business Park Phased Expansion- Class 1 Environmental  
Assessment Registration Document 

 
Scope of review: 
 
The focus of this Environmental Assessment review from the NSE Sustainability and 
Applied Science Division’s Regional Environmental Health Consultant is potential 
impacts on human health. In general, the scope of this review includes the assessment 
of the potential for the proposed undertaking/project to adversely affect human health in 
all phases of the project. Note that while general comments on wetlands, groundwater, 
surface water quality, ecological impacts, and road safety may be included, applicable 
technical specialists should be consulted for specific guidance. The recommendations 
provided below are meant to supplement the actions that are outlined in the EA 
submission documents.  
 
Documents reviewed: 
 
The documents outlined below formed the basis for this EA review, and is referred to as 
the ‘EA submission’ through the rest of this memorandum: 

• Elmsdale Business Park Phased Expansion- Class 1 Environmental  
Assessment Registration Document, February 2019. Including Appendices A - Q. 
Report Submitted by the Municipality of East Hants. Registered on February 
15th, 2019, and accessed from 
https://novascotia.ca/nse/ea/Elmsdale_Business_Park_Phased_Expansion/  

 

Comments re: Elmsdale Business Park Phased Expansion: 
 
 

Surface Water 
 

Recreational Water Impacts  
The proponent did not include any mention of potential recreational water impacts associated 

with this project or contingency planning on accidental release of substance directly to a 

Environment 

1894 Barrington Street 
Halifax NS 

B3J 2R8 

https://novascotia.ca/nse/ea/Elmsdale_Business_Park_Phased_Expansion/
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waterway, or indirectly via stormwater drainage used for recreational usage that would require 

emergency notification.  

Baseline information should be established regarding socio-economic use of recreational water 

for primary recreational activities (i.e. swimming, activities involving potential or likely 

submersion of a person in water) in the area of impact for the project. Release of material into 

a water body may not only cause environmental impacts to wildlife it may also impact human 

health should that area be used for swimming. All known recreational water usage in the 

“General Study Area” identified in the EA Submission should be included plus any recreational 

water areas in Shubenacadie Grand Lake that may be impacted, as it is partially included in the 

study area; including but not limited to Oakfield Provincial Park which operates a public beach.    

 
Nutrient Management  

The proponent did not include any reference to the impact of excess nutrients entering the 

environment associated with stormwater run-off, additionally no details on monitoring or 

mitigation measures for stormwater nutrient management were included.  

Cyanobacteria (blue green algae) blooms can be caused by stormwater run-off, specifically from 

the nutrients associated with stormwater. Cyanobacteria blooms are a concern as they may 

produce toxins that are harmful to both humans and animals. Ingestion of these toxins can 

cause illness and death in animals, including fish. Human exposure to cyanobacteria toxins can 

cause dermal and eye irritation and if swallowed can cause headache, fever and gastrointestinal 

symptoms. Prolonger or high exposure if these toxins may also damage the liver, with children 

being at greatest risk to these effects.   

https://novascotia.ca/nse/water/docs/BlueGreenAlgae.pdf . 

Anthropologically impacted area with elevated stormwater run off such as business park 

developments are a known risk factor for excess nutrients entering the natural environment. 

Monitoring nutrients in stormwater discharge should be required and mitigation measures 

should be developed to prevent excess nutrients, especially phosphorus and nitrogen from 

entering the environment from stormwater run-off.  This may be construction associated 

mitigation or monitoring associated mitigation measures. 

General Stormwater Management 

The proponent makes reference several times throughout the EA Submission to make 

stormwater management the responsibility of the individual lot developers/individual 

landowners (ex. Pg 22 & 64) and does not outline comprehensive development area 

management plan. While these lot developers/landowners will be responsible for their 

individual properties, the overall responsibility for the impact of the business park development 

lies with the proponent. Stormwater discharge on an individual lot owner scale may not be 

cause for concern but the summation of the individual lot impacts could cause environmental 

damage, which in turn may impact human health. Discharge to the environment of hazardous 

waste chemicals, combustible liquids, hydrocarbons, etc. from the business park should be 

https://novascotia.ca/nse/water/docs/BlueGreenAlgae.pdf
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viewed as a summation of all the individual lots and roadways and the responsibility for 

adherence to substance release limits should be with the proponent.  

 

Atmospheric Condition 

Air Quality  

The proponent’s assessment of air quality impacts assumes that the project will not impact the 

air quality in Elmsdale but offers no evidence to support this. Health Canada’s “Guidance for 

Evaluating Human Health Impacts in Environmental Assessments: Air Quality” should be used 

by the proponent as a guidance document in the assessment of air quality impacts related to 

the project.  

Spatial and temporal boundaries for air quality impacts should be established for the project 

and the various activities. 

Spatial boundaries identify and define the area(s) to be considered in the air quality 

assessment, including local and regional boundaries. The spatial boundaries of air 

quality effects are project-specific. Depending upon the amount and types of emissions, 

a project may affect air quality over a larger or smaller area. 

Temporal boundaries address the timing and lifespan of the potential impacts of the 

project, and may be described based on the various project phases (i.e. construction, 

operation, modification, decommissioning and abandonment.  

Human receptors should be adequately identified. A neighbourhood lies less than 300 m to the 

boundary of the project area and the proponent states “Emissions may arise from fugitive dust 

from access roads, laydown areas and construction areas as well as from particulate matter and 

combustion gases from heavy construction equipment (e.g., excavators, bulldozers, loaders, and 

trucks).”-pg 61, yet according to the proponent “the Project is not expected to have any 

substantial impact to air quality in the area influenced by the Project during its construction or 

operational phases.”  

While the mitigation measures proposed by the proponent assume that they should mitigate 

any impact to air quality there is no evidence provided to support this or monitoring proposed 

to ensure this. Of greatest concern and identified by the proponent as being an emission of this 

project (pg. 61) is particulate matter and its potential health impacts.  

The general term “particulate matter” (PM) can be defined as particles (solid or liquid, or 

a mixture of both) less than 100 micrometres (μm) in diameter. Particles of 10 μm or less 

in diameter are referred to as PM10. Particles of 2.5 μm or less in diameter are referred 

to as PM2.5 or fine PM. Particles intermediate in size (i.e., PM10-2.5) are generally 

known as the coarse fraction of PM10. All three size designations (PM10, PM10-2.5 and 

PM2.5) have been demonstrated to affect various aspects of human health, with the 

respiratory and cardiovascular systems being the major targets. The fine (smaller) 
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particles pose a greater risk to human health, as they can be inhaled deeply into the 

lungs, are chemically reactive and have complex characteristics. (pg 7 Health Canada) 

The WHO Air Quality Guidelines (2006) provide exposure-response relationships 

describing the relationship between ambient PM and various health endpoints. These 

guidelines do not propose a specific guideline value for PM, as a threshold could not be 

identified below which no adverse effects on health occur. Recent scientific evidence 

also indicates that there is no apparent lower threshold for the effects of PM on human 

health. Scientific evidence shows that fine particles (PM2.5) are strongly associated with 

mortality and other human health endpoints, such as hospitalization for cardio-

pulmonary disease (WHO 2003). (pg 8 Health Canada) 

It is recommended that the proponent undergo air quality sampling to determine baseline 

conditions at the location of the nearest residential receptors (taking into account predominant 

wind direction in their assessment of receptors). While there are other emissions in the Study 

area that contribute to emission sources (Highway 102), the proponent’s statement that the 

project related emissions will be indistinguishable from project emissions is not based in 

evidence. Emissions and pollutant sources are cumulative in nature and the addition of another 

pollutant source from this project may adversely impact the overall air quality of the area. 

In addition, the proponent should periodically conduct air quality monitoring during the 

construction and decommissioning phases of the project, especially for an increase in 

particulate matter as there is considered no safe level for which particulate matter does not 

have an adverse impact on human health. If PM levels are found to be elevated additional 

mitigation measurement may be required by the Department.  

Noise 

The proponent’s assessment of sound pressure level impacts assumes that the project will not 

impact the nearest receptors which are less than 1 km of the project boundaries because: 

“the construction will be no closer to the houses than the existing Highway 102, which is 

a very busy main highway that creates substantial traffic noise. Any potential for 

increased sound levels resulting from the Project are not likely to result in sound levels 

that are distinguishable from current levels.“ 

but offers no evidence to support this and science on sound pressure level and noise does not 

support the statement that sound levels from different sources will not contribute to the 

overall perceived sound levels.  The Canadian Center for Occupational Health and Safety 

https://www.ccohs.ca/oshanswers/phys_agents/noise_basic.html provides guidance on adding 

noise levels which can provide the proponent further information on this topic.  

 

Health Canada’s- Guidance for Evaluating Human Health Impacts in Environmental Assessment: 

Noise outlines the recommended approach for assessing the health impacts of noise (pg. 11): 

 The main steps in assessing the potential health impacts of changes in noise associated 

with a project are the following: 

 • Identify people (receptors) who may be affected by the project-related noise; 

https://www.ccohs.ca/oshanswers/phys_agents/noise_basic.html
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 • Determine the existing (baseline) noise levels at representative receptors, by 

measurement or estimation; 

 • Predict project-related changes in noise levels for each phase of the project 

(construction, operation and decommissioning) and describe the sound 

characteristics; 

 • Compare predicted noise levels to relevant guidelines and/or standards; 

 • Identify and discuss the potential human health impacts associated with 

predicted changes in noise levels; 

 • Consider mitigation measures, their implementation, and any residual effects, 

after the measures are implemented; 

 • Consider community consultation and prepare a complaints-resolution plan; and 

 • Consider the need for monitoring of noise levels. 

The above noted methodology from Health Canada should be followed by the proponent to 

adequately asses the impact of noise associated with this project, and the change in percentage 

of highly annoyed (%HA) used as an appropriate indicator of noise-induced human health 

effects from exposure to project operational noise and to long-term construction noise 

exposure.  

In addition, all noise complaints should be addressed immediately, and construction and 
decommissioning activities should be restricted to daytime hours to prevent sleep disturbance. 
Health Canada recommends continuous noise sources are do not exceed 45 dBA and discrete 
noise events do not exceed 60 dBA in the outside area of the nearest receptor to prevent sleep 
disturbance. (Guidance for Evaluating HHI, pg 16.)   
  

Other 

Groundwater Wells 

Adequate information on the private wells located in the neighbourhood adjacent to the 

project area and the area of potential impact has NOT been provided by the proponent. 

Baseline quantity and quality information be for these well should be collected and a 

remediation plan put in place for any well shown to be impacted as a result of the project. In 

addition, a emergency communication plan should be establish to notify any well owners of 

potential spills or release of substance that may impact their well.   

Zoning Consideration 

On page 78 of the EA submission, “Other Approvals Required”, the proponent has stated that a 

zoning bylaw is still required from the Municipality of East Hants. Zoning of industrial activities 

that produce emissions or release substances that may harm human health next to residential 

neighbourhoods is not advised. The proponent and the municipality should carefully consider 

the activities which will occur at these commercial locations and whether these activities have a 
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potential to impact neighbouring residential receptors due to the close proximity of the 

adjacent neighbourhood to the residential property boundaries.     

Country Food & Medicinal Plants 

Appendices E & F of the EA Submission identify country foods in the study area but no 
assessment of potential impact to plants used for food and other human uses, including 
medicinal plant use is included in the EA Submission.  
Construction, operational and decommissioning activities may impact country foods from 

sediment and dust deposition, or destruction of habitat associated with the development. Dust 

may deposit on vegetation and be consumed directly or may be up taken by the plant and enter 

the food chain where some contaminants have the ability to bioaccumulate (i.e. metals). 

Collection and analysis of local vegetation used as food sources in the impacted area of the 

project should be completed to establish baseline concentrations of contaminants of potential 

concern in these plants. Routine and complaint-based monitoring plans should be established 

and employed throughout the life of the project to determine whether levels of contaminants 

in the plants may pose a risk to human health through consumption for food or medicinal 

purposes.  

 



From: Archibald, Melissa D
To: Tutty, Bridget R
Subject: FW: Proposed Project Comments
Date: March 18, 2019 12:19:32 PM

 
 
From: @smu.ca> 
Sent: March 15, 2019 4:04 PM
To: Environment Assessment Web Account <EA@novascotia.ca>
Subject: Proposed Project Comments
 
Project: elmsdale_business_park_phased_expansion Comments: There was no mention of the
impacts of this development on carbon emissions, or of the opportunity to offset such emissions by
developing renewable power-generation capacity in tandem with the commercial spaces. Given the
current state of the worldâ?Ts climate, the fact that Nova Scotia is the most coal-dependent
province in Canada is problematic. Developing new commercial spaces will increase power
consumption both in the short term and long-term, and so is also responsible for increasing the
carbon emissions of the province. And given that the development of renewable power generation
solar wind is more cost effective when added to new commercial spaces than retrofitted on older
ones, it is surprising that this opportunity was not mentioned once in the registration document.
This development should not be allowed to proceed without including a plan to offset any new
carbon emissions, and potentially reduce Nova Scotiaâ?Ts reliance upon coal-generated power. Page
13 â?oto attract additional commercial development in the municipality and to allow
accommodation of the demand for larger size lotsâ? and later â?oIt is the intention of the
Municipality that the total area will be developed over a period of time, based on demand for new
lots within the Park and service requirement considerationsâ? If the proponent has evidence of this
demand, they should provide it in an appendix. That way citizens will know the municipality is not
simply using an â?~if we build it, they will comeâ?T approach, which could waste a lot of taxpayer
money. Additional clarity should be provided on who the â?~demandersâ?T would be in these cases.
I.e., are we talking about retail chains or developers? Page 14-15 â?oThe proposed project will give
an economic advantage for residents living in East Hants and will fill the need for commercial
development in the Municipalityâ? This all sounds very nice, but has the proponent actually done
the math here? E.g., how long would it take for the revenue from commercial taxes to compensate
for the cost of development? How much land would need to be developed and taxed in order to
recover development costs? The reports cited below this line cite a lot of statistics on population
and incomes, but use language that assumes much about the connection between these statistics
and the demand for commercial development. Name:  Email:  @smu.ca
Address: 

: Privacy-Statement: agree x: 63 y: 24

mailto:Melissa.Archibald@novascotia.ca
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