
 

Date: May 11, 2026​  

   

AMENDMENT REPORT 
PURPOSE OF THE APPLICATION  

Amendment to the Waterford Parish Planning Area Rural Plan Regulation to permit "Large 
Scale" wind turbines as a main use within the Rural “RU” zone. 

PLANNER 

Thomas Lewallen, MCIP, RPP 

1. Property Information 

Applicant NFT Developments LP 

Property Identification Numbers N/A 

Location Waterford Parish, New Brunswick 

Taxation Authority​  Province of New Brunswick 

County Kings County 

Land Area N/A 

 

2. Proposal 

Proposed Land Use Wind Turbine Development 

Services Utility 

Approval Request Rural Plan Amendment to permit Large Scale 
Wind Turbines.  

 

 

 

 



 

3. Statutory Authority 
Section 51(1) of the Community Planning Act: Ministerial authority to make regulations 
respecting rural plans for rural districts. 

Section 111 of the Community Planning Act: Public notice requirements for amendments to 
planning regulations. 

Section 52(2) of the Community Planning Act: Required content for rural plan regulations, 
including statements of policy and zoning provisions. 

4. Overview and Evaluation 

Application Summary 
The Kings Regional Service Commission (KRSC) has received an application from NFT 
Developments LP to amend the Waterford Parish Planning Area Rural Plan Regulation 
(Waterford Rural Plan). The applicant is seeking to construct 11 large-scale wind turbines, each 
with a capacity of 7MW, within the Waterford Planning Area. These 11 turbines are part of a 
larger 42-turbine wind project spanning multiple local government boundaries, which includes 
foundations, a substation, collector networks, transmission lines, and necessary road upgrades.  

This application triggers the need for a formal amendment concerning the overall planning 
approach rather than a simple site-specific rezoning. The current Waterford Rural Plan does not 
contemplate or provide provisions for wind turbines with a capacity exceeding 3MW. Because 
the proposed project utilizes modern, larger-scale 7MW turbines, an amendment is necessary to 
modernize the Rural Plan’s framework. This change will allow for the consideration of 
higher-capacity wind energy technology and ensure the plan can adequately regulate 
larger-scale turbines within the planning area. 

An Environmental Impact Assessment (EIA) for the entire 42-turbine wind project was submitted 
to the Department of Environment and Local Government on September 18, 2025. To date, two 
rounds of comments from the Province have been received and successfully responded to by 
the applicant. 

Environmental Impact Assessment 
The Environmental Impact Assessment (EIA) and the Rural Plan amendment process serve two 
different, yet complementary, regulatory roles. While the Rural Plan amendment is primarily an 
administrative and land-use planning exercise, the EIA is a deep-dive scientific and technical 
evaluation. The EIA is considered more rigorous because it shifts the focus from "where things 
are allowed" to "how the project will actually function in the environment." 



 

The EIA process requires a level of primary data collection that is not required for a plan 
amendment. 

Feature Rural Plan Amendment Environmental Impact Assessment (EIA) 

Data Source Site plans and planning 
reports. 

Multi-year, site-specific field studies. 

Duration Typically a few months for 
review and public hearings. 

Often years of pre-registration study (e.g., 
1–2 years of bird/bat monitoring). 

Scope of 
Impact 

Focuses on land use, 
setbacks, and community 
compatibility.  

Analyzes noise modeling, shadow flicker, 
greenhouse gas emissions, and 
groundwater. 

Public Input One or more formal Public 
Hearings. 

Public consultation is a legal requirement for 
registration, often requiring a 30-day 
comment period. 

A Rural Plan amendment either allows a use or it doesn't. In contrast, the EIA process results in 
a Certificate of Determination that includes a legally binding list of conditions. 

●​ Customized Conditions​
If the EIA identifies a specific risk (e.g., a specific wetland or a nesting site), the 
proponent is legally required to implement a Mitigation and Monitoring Plan. This might 
include ongoing wildlife fatality monitoring for years after the project is built. 

●​ Enforcement​
Violating EIA conditions can lead to the suspension of the project's operation under the 
Clean Environment Act, whereas a plan amendment is a one-time change to the rules of 
the land. 



 

The Rural Plan amendment ensures the amendment aligns with the community and the EIA 
ensures that the project respects the environment and its inhabitants is protected by scientific 
data and technical mitigation strategies. 

Policy Review 
The following table analyzes the proposal against the Waterford Rural Plan and the New 
Brunswick Statements of Public Interest (SPI): 

Rural Plan Policy Application Assessment 

(d) Economic Development The project and amendment application foster 
economic development and local 
infrastructure without overt environmental 
impacts. 

(e) Resource-based Economy It encourages a resource-based economy that 
respects the natural environment. 

(f) Minimize Impact The proposal limits large scale wind 
development to resource lands located in the 
Rural “RU” zone, minimizing impact on 
settlement areas. 

Provincial SPI’s  

SPI - Climate Change (CC.1) Directly supports climate change mitigation by 
promoting renewable energy solutions and 
reducing greenhouse gas emissions. 

SPI - Natural Resources (NR.2) Adheres to the priority of using designated 
resource lands for the development of 
renewable electrical energy (wind). 

SPI - Natural Resources (NR.4) Utilizes reciprocal setbacks and noise 
modeling to minimize conflicts between 
resource development and non-participating 
dwellings. 

 

 



 

Draft Amendment  
The subject lands are currently zoned Rural Use “RU”. Under current regulations, RU permits 
medium scale wind turbines, defined as having an energy generation capacity between 10KW 
and 3MW. The proposed 7MW large scale wind turbines exceed the current regulatory 
definitions within the Waterford Rural Plan. Consequently, the Waterford Rural Plan requires the 
following text amendments to permit the development of a utility-scale wind turbine project: 

1.​ Section 1.2: Add definitions for: 

●​ "large scale wind turbine" means a wind turbine having a rated capacity greater 
than 3 MW used for the production of electric power. 

●​ “non-participating property” means any property, parcel, or lot that is not part of a 
development application and for which no written agreement, easement, or 
restrictive covenant has been executed between the property owner and the 
developer to allow for the encroachment of setbacks, noise, shadows, or other 
land-use impacts. 

●​ “public non-maintained road” means a type of public road owned by the Province 
of New Brunswick that is not constructed or maintained to a standard that 
supports year-round activities. 

2.​ Section 4.1(1)(b): Add "large scale wind turbines" to the list of main uses in the Rural 
“RU” zone that are subject to terms and conditions of the Commission. 

3.​ Section 3.13: Introduces provisions for large scale wind turbines: 

Standard Draft Amendment 

Setback from a non-participating dwelling 1,000 metres 

Setback from a public road 500 metres or 3.5 times the wind turbine total 
height, whichever is larger 

Setback from a public non-maintained road 1.5 times the wind turbine total height 

Setback from any non-participating property 
line 

1 times the height of the wind turbine 

 



 

To ensure that the proposed and potential future wind turbine projects align with the standards 
of safety and environmental stewardship, the draft amendment establishes submission 
requirements for development permits. In addition to standard building requirements, any 
development permit for a large scale wind turbine is subject to the following conditions: 

●​ Certified Site Plan: A site plan, drawn to scale by a professional engineer or land 
surveyor who is licensed to practice in the Province of New Brunswick, showing the 
location of all wind turbines, adjacent structures, and land parcels within the participating 
properties. The plan must explicitly identify dwellings, structures, roads, and 
right-of-ways within the established setbacks on both participating and non-participating 
properties, including their precise distance from the wind turbine. 

●​ Noise Modeling: The submission of the results of a Wind Turbine Noise Modeling 
Study, or an equivalent study, as required by Federal and/or Provincial approvals, to 
ensure compliance with the noise criteria established for the exterior walls of 
non-participating dwellings. 

●​ Environmental Compliance: If applicable, the submission of a valid Certificate of 
Determination under the Environmental Impact Assessment Regulation along with any 
changes, comments, conditions, or studies required and imposed by Federal and/or 
Provincial regulatory authorities. 

●​ Decommissioning Plan: A copy of the decommissioning plan must be provided to 
ensure a clear strategy for the eventual removal of infrastructure and the remediation of 
the site. 

 

 

 

 

 

 

 



Consultation 
A request for departmental input was sent via email on March 31, 2026 to provincial 
departments. The following comments were received: 

Department 
(Section) 

Contact Comment 

Agriculture, 
Aquaculture, and 
Fisheries (AAF) 

Nicole L. Williams The proponent should consult the Farmland 
Identification Program (FLIP) Registrar to 
evaluate how project access roads may impact 
local agricultural properties and their potential 
deregistration from the program. 

Healthy Environments 
(DELG) 

Jason Bower No protected watersheds within the Waterford 
amendment, no comment. 

Environmental 
Assessment (DELG) 

Patrick Mbaya The Paqt’smawei Sipu Wind Project has already 
been registered for an EIA review. The 
setbacks, standards, and applicable 
requirements outlined in the DELG Wind Turbine 
Sector Guidelines, are identified under the 
Additional Information Requirements for Wind 
Turbines. 

Archaeology and 
Heritage Branch 
(THC) 

Annie van 
Deventer-Radford 

The Archaeological Impact Assessment (AIA) 
for the project would have taken care of any 
archaeology/heritage concerns. 

Climate Change 
(DELG) 

Prativa Pradhan Infrastructure must be designed and maintained 
for extreme weather resilience while 
incorporating fire breaks to mitigate 
climate-driven wildfire risks. 

A notice of the amendment was posted on May 11, 2026 on the Kings RSC website to allow 
residents to provide feedback on the proposed amendment. As of the date of this report, no 
comments or feedback were received. Any comments received prior to the May 19, 2026 PRAC 
meeting will be included in the report package.  



 

Analysis 
The Waterford Rural Plan already enables renewable energy solutions where they are 
compatible with existing land uses as established in Section 3.13. However, the current Plan 
(enacted in 2022) only anticipates "medium scale" generation as the largest wind turbine 
generation, which is capped at 3 MW. Modern renewable energy technology for utility-scale 
projects now standardizes turbines in the 5 MW to 7 MW+ range. The proposed amendment is 
necessary to modernize the regulation, ensuring that Waterford Planning Area can contribute to 
provincial green energy targets while maintaining strict protections for "non-participating" 
residents and properties through 1,000-metre setbacks as well as noise and shadow modeling 
requirements. 

Furthermore, this amendment ensures that local approvals are guided by and integrated with 
provincial requirements. Under the New Brunswick Environmental Impact Assessment 
Regulation, any wind power project with a production capacity greater than 3 MW is a 
mandatory "triggered" undertaking. By setting the "Large Scale" threshold at 3 MW, the Rural 
Plan aligns with provincial law, ensuring that any project of this size must undergo a 
comprehensive Environmental Impact Assessment (EIA) to address ecological and social 
impacts. 

Additionally, the draft amendment classifies large-scale wind turbines as a "use subject to terms 
and conditions." This means that in addition to the provincial EIA process, the project must 
receive formal approval from the Planning Review and Adjustment Committee (PRAC). This 
multi-layered oversight allows the Commission to impose site-specific conditions to mitigate 
local concerns, ensuring that the development is a fit for the Waterford resource area while 
benefiting from the rigorous technical review provided by provincial authorities. 

 

 

 

 

 

 

 

 



5. Recommendation
That the Planning Review and Adjustment Committee recommend the Minister of Local 
Goverment approve the proposed by-law amendment to enable the development of large 
scale wind turbines as a conditional use under the Waterford Parish Planning Area Rural 
Plan. 

Date: May 11, 2026 

Thomas Lewallen, MCIP, RPP 

Attachment A: Site Plan Provided by Applicant 
Attachment B: Draft Large Scale Wind Turbine By-law Amendment 
Attachment C: Existing Rural “RU” Zone Uses and Standards 
Attachment D: EIA Public Comments 





MINISTERIAL REGULATION 
AMENDING THE MINISTERIAL 

REGULATION FOR THE 
WATERFORD PARISH PLANNING 

AREA RURAL PLAN 

Under the 

COMMUNITY PLANNING ACT 

26-WAT-083-01 

Under section 51 of the Community Planning 
Act, the Minister of Local Government makes 
the following regulation: 

Ministerial Regulation 20-WAT-083-00, being 
the Ministerial Regulation for the Waterford 
Parish Planning Area Rural Plan under the 
Community Planning Act, is hereby amended by: 

1. Section 1.2 is amended by repealing the 
definition of  “dwelling unit” which reads as: 

"dwelling unit" means a room or suite of 
two or more rooms designed or intended for 
use by an individual or household, in which 
culinary facilities and sanitary 
conveniences are provided for the exclusive 
use of such individual or household; 

And replacing it with the following: 

“dwelling unit” means a room or suite of 
two or more rooms designed or intended for 
use by an individual or household on a 
year-around basis, in which culinary 
facilities and sanitary conveniences are 
provided for the exclusive use of such 
individual or household; 

2. Section 1.2 is amended by adding the 
definition for “large scale wind turbine” 
immediately following the definition for 
"intensive livestock operation" as follows: 

“large scale wind turbine” means 
a wind turbine having a rated 
capacity of 3 MW or greater used 
for the production of electric 
power. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



5. Section 1.2 is amended by adding the 
definition for “wind turbine total height” 
immediately following the definition for 
"wind turbine height" as follows: 

“wind turbine total height” means 
the height of a wind turbine 
measured from the ground at 
average grade to the tip of the 
blade at its highest vertical point. 

6. Section 1.2 is amended by adding the 
definition for “non-participating property” 
immediately following the definition for 
“multiple-unit dwelling” as follows” 

“non-participating property” means any 
property, parcel, or lot that is not part of 
a development application and for which 
no written agreement, easement, or 
restrictive covenant has been executed 
between the property owner and the 
developer to allow for the encroachment 
of setbacks, noise, shadows, or other 
land-use impacts. 

7. Section 1.2 is amended by adding the 
definition for “public non-maintained road” 
immediately following the definition for "pub 
or bar" as follows: 

“public non-maintained road” 
means a type of public road owned 
by the Province of New Brunswick 
that is not constructed or 
maintained to a standard that 
supports year-round use for 
residential, commercial, or 
industrial activities.  

8. Section 4.1(1)(b) (Rural Use "RU" Zone) is 
amended by adding the following use to the 
list of main uses subject to terms and 
conditions set by the Commission 
immediately following “(xvi) an automotive 
sales and rental establishment”: 

(xvii) large scale wind turbines. 

9. Section 3.13 is amended by adding section 
3.13(3)  after section 3.13(2) which reads as 
follows: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



3.13(3) In the “RU” zone, a large 
scale wind turbine is permitted as a 
main use subject to the following: 

(a) any required standards imposed 
by Federal and/or Provincial 
regulatory authorities exceeding the 
standards detailed within this section 
supersede take precedent. 

(b) no large scale wind turbine shall 
be located within:  

(i) 1,000 metres of an existing 
dwelling unit on a non-
participating property;  

(ii) 500 metres or 3.5 times the 
wind turbine total height, 
whichever is greater, of a public 
road; 

(iii) a distance of one (1) times the 
height of the wind turbine from 
any non-participating property 
line; and 

(iv) a distance of 1.5 times the 
height of the wind turbine from 
public non-maintained roads. 

(c) sound levels shall not exceed the 
noise criteria set out in Wind 
Turbines and Sound: Review and 
Best Practice Guidelines at the 
exterior wall of a dwelling unit on 
adjacent non-participating 
properties; 

(d) shadow flicker on non-
participating properties or public 
roads shall not exceed the maximum 
levels outlined in the New 
Brunswick Sector Guideline: 
Additional Information 
Requirements for Wind Turbines; 
and 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



(e) Any development permit for a 
large scale wind turbine is subject to 
the following conditions:  

(i) a site plan, drawn to scale by a 
professional engineer or land 
surveyor who is licensed to 
practice in the Province of New 
Brunswick, showing the location of 
all wind turbines, adjacent 
structures and land parcels within 
the participating properties and 
identifying dwellings, structures, 
roads, and right-of-ways within the 
established setbacks on both 
participating and non-participating 
properties and their distance from 
the wind turbine; 

(ii) the results of a Wind Turbine 
Noise Modeling Study, or an 
equivalent study, as required by 
Federal and/or Provincial 
approvals;  

(iii) if applicable, the submission of 
a valid Certificate of Determination 
under the Environmental Impact 
Assessment Regulation along with 
any changes, comments, 
conditions, or studies required and 
imposed by Federal and/or 
Provincial regulatory authorities; 
and 

(iv) a copy of the decommissioning 
plan. 

 

















 

Paqt’smawei Sipu Wind Project  
Community Feedback and Responses  

 

The following table summarizes the community feedback collected during five public 
information sessions, highlighting the issues and concerns raised and how these insights 
will inform our process moving forward. 

Comment   Consideration or actions taken by the 
Proponent for Project development  

The snowmobile club is active in the 
area.   

The Proponent worked closely with the 
Snowmobile Club, as has been the case with 
the Wocawson and Neweg Energy Projects, to 
ensure impacts to snowmobile trails are 
minimized.  

The ATV club is active in the area.  

  

The Proponent worked closely with the ATV Club, 
especially during the construction phase when 
road closures are anticipated, and will continue 
to do so.  

Many people living close by work in the 
Sussex area.   

The Proponent hosted and will continue to 
host information sessions at multiple venues, 
including Sussex, to better 
accommodate different groups of attendees.  

The area is currently accessible for 
hunting.   

The Project is situated on Crown land, which is 
publicly accessible. Activities that took place 
prior to the Project will be able to continue.  

A proposed project road runs alongside 
the row of Victor Lake camps. Upgrading 
this road could negatively impact camp 
owners by increasing traffic and clearing 
in the area, exposing them to a security 
risk.   

The Proponent, with confirmation from an 
engineering consultant, identified a 
feasible alternative road design that bypassed 
Victor Lake camps and committed to revising the 
layout accordingly. Natural Forces kept camp 
owners informed through private meetings held 
prior to public sessions.  



 

Native Brook Trout found in Hamilton 
Lake.  

The Proponent has maintained an appropriate 
buffer (minimum 30m) from all waterbodies and 
watercourses when siting turbines. The nearest 
turbine to Hamilton Lake is sited over 500m 
away. Mitigation measures for impacts to 
watercourses will prevent impacts to water 
quality.  

The maps included in the information 
session invitations were too high-level 
and only highlighted the general project 
area.  

The Proponent prepared more detailed maps for 
future events, which included specific turbine 
locations.  

Local points of interest 
were identified by attendees during the 
information sessions.  

The Proponent developed photomontages based 
on these areas, and included them as points of 
reference in future mapping.  

Timeline for when the transmission line 
routing will be established.  

The transmission line routing 
is determined through the ongoing 
interconnection studies process with New 
Brunswick Power (NBP). Once NBP identified a 
proposed route, another information 
session was held to present the route to local 
communities  

Clarity on where the electricity from the 
Project is going.  

The Project has secured a Power Purchase 
Agreement (PPA) with NBP, who will ultimately 
determine where the electricity is sold.   

Habitat fragmentation caused by the 
Project.  

Habitat fragmentation, cumulative effects, and 
impacts on terrestrial wildlife have been 
assessed as part of the EIA and associated 
addenda.  

Pleasant Lake camp owners had 
concerns around noise.  

The Proponent would follow up with the club’s 
president to schedule a private meeting between 
Natural Forces and the club members.  



 

Some camp owners were not sent an 
invite to the information sessions.   

The Proponent established a local contact to 
hand deliver invites to camp owners that do not 
have mailing addresses in the area.   

Many attendees familiar with Natural 
Forces and our 
projects located in Penobsquis (Wocaw
son Energy Project & Neweg Energy 
Project)  

The Proponent continued to be present and 
accessible to the community through providing 
project updates via the project website, email 
list, newsletters, newspaper ads, and individual 
email and phone correspondence with 
community members  

Clarity on the sound and shadow flicker 
produced by the Project.  

A sound and shadow flicker model was 
created and included in the project’s EIA.  

Concerns regarding impacts to traffic in 
the area.  

The time frame in which an impact to traffic may 
occur will be temporary and short-term during 
the construction phase. With the mitigative 
measures including avoiding high traffic times; 
the significance of residual effects on vehicular 
traffic is expected to be negligible.  
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