
PO Box 1749 
Halifax, Nova Scotia 
B3J 3A5    Canada 

M E M O R A N D U M 

TO: Chair and Members of North West Planning Advisory Committee 

FROM: Stephanie Salloum, Planner II 

DATE: June 26, 2017 

SUBJECT: Case 21084: Application for a development agreement to permit the sale and 
installation of automotive accessories at 429 Cobequid Road, Lower Sackville 

Feedback is sought from North West Planning Advisory Committee relative to the proposed 
application. The committee’s recommendation will be forwarded along with the staff report to 
North West Community Council. 

Please find enclosed the following documents for your consideration: 

 Fact Sheet

 Summary of Public Feedback

 Map 1 – Generalized Future Land Use Map

 Map 2 – Zoning Map

 Site Plan

 Location Certificate

 Building Elevations and Plans

 Traffic Impact Statement

 Stormwater Management Plan

 On-site Septic Replacement

 Site Photos

 Relevant MPS Policies

In preparing your recommendation to North West Community Council, kindly advise whether the 
proposal complies with the policy in consideration of the following: 

 Change in use

 Building massing

 Buffering and screening

 Site design

 Potential environmental impacts, if any

 Adequacy of services

 Hours of operation

 Traffic

 Open storage
 Signage
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PLANNING APPLICATION CASE NO. 21084 
 

 

An application has been submitted by Clyde Cooper Enterprises Ltd. for a development agreement to permit 
a commercial business that sells and installs automotive accessories at this property, 429 Cobequid Road, 
Lower Sackville. 

 

 

 

 

 

SITE INFORMATION 
 

 

Plan Area Sackville  
 

District 15 (Lower Sackville) – Steve Craig  
 

Regional Plan Designation Rural Commutershed  
 

Community Plan Designation Rural Residential  
 

Current Zoning P-2 (Community Facility)  
 

Size of Site 6.44 acres  
 

Street Frontage 100 feet  
 

Current Land Use Vacant (previously used as a school bus depot)  
 

Surrounding Uses Residential and commercial uses   
 

PROPOSAL DETAILS 
 

 

The applicant has submitted a request to enter into a development agreement to allow for an addition to the 
existing building and to permit the sales and installation of truck, van, and trailer accessories such as racks 
and caps. The property is designated Rural Residential under the Sackville Municipal Planning Strategy 
(MPS) and Zoned P-2 (Community Facility) under the Sackville Land Use By-law (LUB). Commercial uses 
are not permitted under the P-2 Zone; however, this application may be considered through enabling Policy 
UR-24 of the MPS. 

 

 

APPLICABLE POLICY 
 

 

Policy UR-24 allows Council to consider permitting community commercial zone uses on properties along the 
Cobequid Road, between Sackville Drive and First Lake Drive, through the development agreement process. 
The sale of automotive accessories, such as truck caps, is a retail store, which is a community commercial 
use.  

 

 

For further information, please visit http://www.halifax.ca/planning/applications/case21084details.php 
or contact Stephanie Salloum, Planner II, 902-490-4223, sallous@halifax.ca 
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SUMMARY OF PUBLIC FEEDBACK 
 

PLANNING APPLICATION CASE NO. 21084 

 

Clyde Cooper Enterprises Ltd. applied for a development agreement to permit a commercial business that 
sells and installs automotive accessories at 429 Cobequid Road, Lower Sackville. 

The community engagement process for this application is consistent with the intent of the HRM Community 
Engagement Strategy. The level of community engagement was consultation, achieved through providing 
information and seeking comments through the HRM website, signage posted on the subject site, and postcard 
notifications mailed to all property owners within the notification area (see Map 2).  

Notifications Mailed Phone Calls Received Letters Received Total Public Interactions 

    

17 0 0 0 

COMMENTS AND CONCERNS 

To date, no comments or questions were received from the public regarding the proposal. Any comments 
received after this memo will be discussed in staff’s presentation.  

For further information, please visit http://www.halifax.ca/planning/applications/case21084details.php 
or contact Stephanie Salloum, Planner II, 902-490-4223, sallous@halifax.ca 

   

  

http://www.halifax.ca/planning/applications/case21084details.php
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This map is an unofficial reproduction of

a portion of the Generalized Future Land

Use Map for the plan area indicated.

The accuracy of any representation on

this plan is not guaranteed.

Map 1 - Generalized Future Land Use

429 Cobequid Road

! ! ! ! !

! ! ! ! !

! ! ! ! !

Urban Residential
Rural Residential

Designations

UR
RR

Subject Site

Case 21084

Sackville

Plan Area



! ! !

! ! ! ! !

! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! ! ! !

! ! ! ! ! ! ! !

! ! ! ! !

! ! !

C
o
b
e
q
u
id

 R
d

Birchgrove Dr

Ryans R
idge Crt

Maple Grove Dr

R-6

P-2
R-1

R-1

C-2

C-2

C-2

C-2

R-1

R-2

8 June 2017 Case 21084 T:\work\planning\SER_Group\SER_CasesVariances\21084\Maps_Plans\  (IAHG)

Area of notification

±

This map is an unofficial reproduction of

a portion of theZoning Map for the

plan area indicated.

The accuracy of any representation on

this plan is not guaranteed.
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3 February 2017              HTC Project:  172004 

Caps Plus 
732 Old Sackville Rd 
Lower Sackville, NS 
B4C 2K3 
 
T. 902.865.4459 
E. clyde@capsplus.ca 

ATTENTION: CLYDE COOPER 
 
RE:    TRAFFIC IMPACT STATEMENT – 429 COBEQUID ROAD 

Dear Mr. Cooper, 

As per your request, Harbourside Transportation Consultants (HTC) has completed a traffic impact 
statement (TIS), as per Halifax Regional Municipality (HRM) requirements, for the proposed Caps Plus 
vehicle accessories and equipment store at 429 Cobequid Road in Lower Sackville, NS. The location of the 
development is shown in  Figure 1. 

 
Figure 1 - Location of the proposed development 
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The development, shown in Figure 2, is proposing an expansion of 3875 sq. ft. to the existing 5340 sq. ft. 
building, for a total of 9215 sq. ft. It should be noted that the existing building is currently not in service 
and does not generate any traffic on Cobequid Road.  
 
The proposed development will maintain the existing driveway access on Cobequid Road. Cobequid Road 
is classified as a major collector road under HRM’s Road Hierarchy Classification. Cobequid Road connects 
Sackville Drive in Lower Sackville to Rocky Lake Drive in Waverley, and provides access to number of 
commercial and residential properties. Typical daily volumes for major collector roads in HRM range from 
12,000 to 20,000.  In the vicinity of the proposed development, Cobequid Road has a two-lane rural cross 
section and is posted to a speed limit of 50 km/h. 
 

 
Figure 2 – Development plan 

Sight Distance Review 
The development is accessed by an existing driveway and there are no plans to modify this access. HRM’s 
Design Guidelines state that the sight distance requirements for a major collector roadway are the turning 
sight distance requirements as defined by the Transportation Association of Canada’s Geometric Design 
Guide.  
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Harbourside Transportation Consultants - #172004  3 

For a two-lane roadway posted to a speed of 50 km/h, 100m of sight distance is required for crossing 
movements and vehicles turning left across vehicles approaching from the left. For turning movements 
with vehicles approaching in the intended direction of travel, 100m of sight distance is required for vehicles 
to turn left without being overtaken by a vehicle approaching from the right or to turn right without being 
overtaken by a vehicle approaching from the left. 

HTC reviewed the turning sight distance at the existing driveway. Figure 3 and Figure 4 show the sight 
distances available in each direction. The required turning sight distance of 100m is met in both directions.  

 
Figure 3 - Sight distance to the left at 429 Cobequid Road driveway 
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Figure 4 - Sight distance to the right at 429 Cobequid Road driveway 
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Transit and Pedestrians  
The property is serviced by Halifax Transit on Route 82 Millwood, with both stops located within 100m of 
the driveway. The property is located along the section of the route that provides regular service between 
the Sackville and Cobequid Terminals. During peak hours, the route extends its service to the Water Street 
Terminal located downtown Halifax.  
 
There are no pedestrian facilities in place along this section of Cobequid Road, however, there are graveled 
shoulder on both sides of the road.  
 

Trip Generation  
HTC quantified the trip generation rates for the proposed development based on the Institute of 
Transportation Engineers (ITE) 9th edition of the Trip Generation Manual. A single land use code was used 
to determine the additional trips on the network:  

• ‘Automobile Parts Sales’ (Land Use Code 843) 

The trip generation rates for both the AM and PM peak hours of adjacent stream traffic are noted below in 
Table 1.  The proposed development is anticipated to generate 20 trips (10 in/10 out) in the AM peak period 
and 55 trips (27 in/28 out) in the PM peak hour. The site generated traffic will likely follow the existing trip 
distribution patterns along Cobequid Road in the AM and PM peak hours. 

Table 1 – Trip Generation Rates 

 
 
If you have any questions or additional discussion, please feel free to contact the undersigned. 
 
Regards, 

Harbourside Transportation Consultants 
Michael MacDonald, P. Eng. 
Senior Transportation Engineer, Principal   

Use Number Unit
1000 sq. 

ft. GFA * 
Coverage

ITE 
Code

AM 
Peak 
Rate

AM Peak 
Trip Gen

AM 
Peak In

AM Peak 
Out

PM 
Peak 
Rate

PM Peak 
Rate Gen

PM Peak 
In

PM Peak 
Out

Automobile Parts Sales 9,215 DU 9.22 843 2.21 20 10 10 5.98 55 27 28

20 10 10 55 27 28Future Development Total
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RELEVANT MPS POLICIES 
 
Members of North West Planning Advisory Committee are asked to advise North West Community 
Council on whether the proposal is consistent with the relevant MPS policies. Staff conducted a 
preliminary review of the relevant MPS policies below.  
 
UR-24  Notwithstanding Policies UR-2 and RR-2, within the Urban and Rural Residential Designations, 

Council may consider permitting community commercial zone uses on properties along the 
Cobequid Road, between Sackville Drive and First Lake Drive, according to the development 
agreement provisions of the Planning Act. In considering such agreements, Council shall have 
regard to the following:  

 

UR-24 Policy Criteria Comment 

(a) that no proposal shall be considered on lands 
along the northwest side of Cobequid Road, south 
of Glendale Drive; 

Satisfied. The subject site is located along the 
eastern side of Cobequid Road and north of 
Glendale Drive. 

(b) that the site has frontage on and direct access 
to Cobequid Road;  

Satisfied. The subject site has 100 ft. of frontage 
along Cobequid Road and has an existing 
driveway access from Cobequid Road. 

(c) that the height, bulk, lot coverage and 
appearance of any building is compatible with 
adjacent land uses;  

Satisfied. The existing building is about one and 
a half storeys. The proposed addition is about the 
same height as the existing building, is smaller 
than the existing footprint, and extends toward the 
rear of the lot. Surrounding residential buildings 
are generally one and a half to two storeys. The 
height and massing of the proposed building 
addition is compatible with the existing building 
and adjacent residential buildings. Lot coverage is 
much less than 50% which is the maximum 
permitted under the P-2 Zone.  

(d) that adequate provision is made for buffering 
and screening from adjacent residential 
properties;  

Satisfied. The existing building is setback 
considerably from Cobequid Road. Lush natural 
vegetation separates the existing building from 
surrounding residential development. The 
proposed addition is within the rear yard of the 
property. The existing vegetation is sufficient to 
screen the addition from adjacent residential 
development. The development agreement should 
establish a non-disturbance area to ensure a 
natural vegetated screen in maintained. 
Additionally, there is an existing fence to the 
property which is locked while the property is not 
in use. The development agreement should also 
require that any outdoor storage be wholly 
contained within a fence.  

(e) that site design features, including 
landscaping, signage, parking areas and 
driveways are of an adequate size and design to 
address potential impacts on adjacent 
development and to provide for the needs of users 
of the development;  

Satisfied. There is sufficient natural vegetation to 
screen the commercial activity from adjacent 
residential uses. Signage requirements should be 
provided in the development agreement. 
Development Engineering have reviewed the 
application and noted that the site driveway may 
need to be constructed to HRM commercial 
standards, which can be done at the permitting 
stage. A large area toward the back of the 
property is paved and was used previously for 



parking. Parking for customers will be provided in 
front of the proposed addition. The number of 
spaces required shall be according to the 
provisions of the Sackville Land Use By-law. The 
store front or main entrance is proposed along the 
north elevation of the proposed addition. It is 
setback considerably from Cobequid Road and is 
perpendicular to the street which reduces its 
impact and visibility from surrounding residential 
areas. The building is designed in a way that most 
of the activity relating to the installation of the 
automotive accessories would occur toward the 
rear of the lot, behind the building and proposed 
addition.  

(f) that appropriate controls are established to 
address environmental concerns, including 
stormwater runoff; 

The development agreement shall include 
requirements for an erosion and sedimentation 
plan, a site disturbance plan, and a detailed 
stormwater management plan prior to the 
approval of a development or building permit. A 
site grading and storm water management plan 
has been submitted with the application and 
reviewed by the Development Engineer. No 
issues were identified at this time. 

(g) hours of operation;  Hours of operation shall be specified in the 
development agreement. 

(h) maintenance of the development; and  The Developer shall be responsible for all normal 
maintenance, including maintenance of the fence, 
buildings, landscaping, and driveways. 

(i) the provisions of Policy IM-13. See below. 

 
 
IM-13  In considering amendments to the land use by-law or development agreements, in addition to all 

other criteria as set out in various policies of this planning strategy, the Sackville Community 
Council shall have appropriate regard to the following matters:  

 

IM-13 Policy Criteria Comment 

(a) that the proposal is in conformity with the intent 
of this planning strategy and with the 
requirements of all other municipal by-laws and 
regulations;  

Satisfied. Staff have reviewed the proposal in 
terms of all relevant policy criteria. There is 
enabling policy to consider the application. Under 
Policy UR-24, an application for a community 
commercial use on the subject site can be 
considered. The proposal is consistent with the 
intent of the MPS. 

(b) that the proposal is not premature or 
inappropriate by reason of:  

(i) the financial capability of the Municipality 
to absorb any costs relating to the 
development; 

(ii) the adequacy of sewer and water 
services; 

(iii) the adequacy or proximity of school, 
recreation and other community facilities; 

Satisfied. The proposal is not premature or 
inappropriate by any of the reasons listed. 



(iv) the adequacy of road networks leading 
or adjacent to, or within the development; 
and 

(v) the potential for damage to or for 
destruction of designated historic buildings 
and sites. 

(c) that controls are placed on the proposed 
development so as to reduce conflict with any 
adjacent or nearby land uses by reason of:  

The proposed development would be regulated by 
means of a development agreement, which 
contains requirements that address the following: 

(i) type of use;  Uses would be limited to the sale and installation 
of automobile accessories and would be subject 
to the requirements of the development 
agreement enabled by Policy UR-24. In addition, 
uses permitted as-of-right, under the existing P-2 
Zone, would be permitted. 

(ii) height, bulk and lot coverage of any 
proposed building;  

See subsection (c) of Policy UR-24. 

(iii) traffic generation, access to and egress 
from the site, and parking;  

HRM Development Engineering have reviewed 
the traffic impact submitted in support of the 
application and found it acceptable. The existing 
driveway may require upgrades to HRM 
commercial standards prior to the issuance of a 
development or building permit. Parking 
requirements shall be as per the Sackville LUB. 

(iv) open storage;  All outdoor storage shall be wholly contained 
within a fence. 

(v) signs; and  Signage requirements should be provided in the 
development agreement. 

(vi) any other relevant matter of planning 
concern.  

None identified. 

(d) that the proposed site is suitable in terms of 
steepness of grades, soil and geological 
conditions, locations of watercourses, potable 
water supplies, marshes or bogs and susceptibility 
to flooding;  

No issues have been identified at this time. No 
watercourses run through the site. The site is 
within the water service boundary. The 
development agreement shall include 
requirements for an erosion and sedimentation 
plan, a site disturbance plan, and a detailed 
stormwater management plan prior to the 
approval of a development or building permit. 

(e) any other relevant matter of planning concern; 
and  

None identified. 

(f) Within any designation, where a holding 
zone has been established pursuant to 
“Infrastructure Charges - Policy IC-6", 
Subdivision Approval shall be subject to the 
provisions of the Subdivision By-law 
respecting the maximum number of lots 
created per year, except in accordance with 
the development agreement provisions of the 
MGA and the “Infrastructure Charges” Policies 
of this MPS. 

N/A 
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