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M E M O R A N D U M 

TO: Chair and Members of North West Planning Advisory Committee 

FROM:  Darrell Joudrey, Planner II, Urban Enabled Applications 

DATE: February 1, 2017 

SUBJECT:  Case 20506: Application by AMADESCO Ltd. to rezone lands of 
Sackawa Canoe Club at 159 First Lake Drive, Lower Sackville, from 
R-1 (Single Unit Dwelling) Zone to P-2 (Community Facility) zone.

Request: The applicant’s request is to rezone lands at 159 First Lake Drive from R-
1 (Single Unit Dwelling) to P-2 (Community Facility). This application is for 
a rezoning of the lands only, to install the rights of the community facility 
zone on the subject lands, and requirements may not be negotiated as a 
development agreement may.  If the application is approved, all applicable 
development regulations and Sackville Land Use By-law provisions must 
be met. For this request to go forward it must appear before North West 
Community Council after a staff report is prepared that considers all 
internal staff review and public comments received. 

Proposal:  AMADESCO Ltd. has submitted an application (Attachment A) for a 
rezoning to permit redevelopment of an existing building and property on 
lands in Lower Sackville.  The lands are approximately 0.81 hectares in 
area and are located about 760m from the signalized intersection of First 
Lake Drive and Metropolitan Avenue and about 520m from the all-way 
stop at the intersection of First Lake Drive and Cavendish Drive.  To 
enable the proposed community facility development North West 
Community Council must approve a proposed rezoning.   

The rezoning will enable the proposed development (Attachment B) to 
include: 

 A two level building;

 Upper level suitable for leasing for business training, weddings,
dances, etc.;

 Lower level enlarged training centre area;
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 Redevelopment of surrounding property; 

 Lands to the east side of the building proposed to be used for outdoor 
training centre with open grounds soccer, volleyball court, etc.; and 

 Lands to the west side of the building would be available for 
community events. 

 
The Traffic Impact Statement (TIS) submitted in support of this application 
identifies the potential impact of the proposed redevelopment and sets out 
conclusions and recommendations that will be used in the policy 
evaluation under Policy IM-13.  A copy of the TIS is included as 
Attachment C.  

 
A proposed servicing schematic (Attachment D) has also been submitted 
as part of this application illustrating the management of storm and 
sanitary water within the proposed development.  This preliminary plan 
will be reviewed and, pending any revisions, will support the later 
permitting process. 

 
A Public Information Meeting for Case 20506 was held on November 29, 
2016.  A copy of the meeting minutes is included as Attachment E. 

 
Location: The subject lands are located at 159 First Lake Drive. 
 
Existing Use: The subject lands are currently used as a training facility, accessory boat 

storage and parking lot.  An easement in favour of Halifax Water (HW) 
crosses the lands. 

 
Designation: The subject lands are designated Urban Residential under the Sackville 

Municipal Planning Strategy (see Map 1).  
 
Zoning The subject lands are currently zoned R-1 (Single Unit Dwelling) under 

the Sackville Land Use By-law (see Map 2). No development permit shall 

be issued in any R-1 (Single Unit Dwelling) Zone except for single unit 

dwellings, existing mobile home parks, day care facilities, business uses 

in conjunction with permitted dwellings, bed and breakfasts and open 

space uses.  

MPS Policy: The current zoning permits residential and community uses on the subject 
lands, however, a rezoning is required for any development of permitted 
community facility uses within the Urban Residential Designation (Policy 
UR- 14). Attachment F contains relevant policies. 

 
Public Engagement: The community engagement process is consistent with the intent of the 

HRM Community Engagement Strategy. The level of community 
engagement was intended to be consultation, achieved through a Public 
Information Meeting (PIM).  A PIM was held on Tuesday, November 29, 
2016, beginning at 7:00 p.m. at Leslie Thomas Junior High School 
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(Cafeteria), 100 Metropolitan Avenue, Lower Sackville, NS, to discuss the 
rezoning application (Attachment E). 

 
Input Sought from North West Planning Advisory Committee: 
 
Pursuant to the NWPAC’s Terms of Reference, feedback is sought from the Committee relative 
to the rezoning application. NWPAC’s recommendation will be included in the staff report to 
North West Community Council. 
 
Attachments: 
 
Map 1   Generalized Future Land Use 
Map 2   Zoning and Notification 
 
Attachment A  Application Form and Proposal Letter 
Attachment B  Proposed Site Plan 
Attachment C  Traffic Impact Statement 
Attachment D  Proposed Servicing Schematic 
Attachment E  Public Information Meeting Minutes 
Attachment F  Excerpts from the Sackville Municipal Planning Strategy 
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HALIFAX REGIONAL MUNICIPALITY 
Public Information Meeting 
Case 20506 

The following does not represent a verbatim record of the proceedings of this meeting. 

Tuesday, November 29, 2016 
7:00 p.m. 

Leslie Thomas Junior High School (Cafeteria) 

STAFF IN  
ATTENDANCE: Paul Sampson (for Darrell Joudrey), Planner II, HRM Planning and 

Development  
Laura Gillies, Planning Technician, HRM Planning and Development 
Cara McFarlane, Planning Controller, HRM Planning and 
Development 

ALSO IN 
ATTENDANCE: Deputy Mayor Steve Craig, District 15 

Councillor Lisa Blackburn, District 14 
Andy Geldart, Sackawa Canoe Club 
Shane Feriancek, Sackawa Canoe Club 
Branko Mizerit, AmaDesCo Canada 

PUBLIC IN 
ATTENDANCE: Approximately 32 

The meeting commenced at approximately 7:03 p.m. 

1. Call to order, purpose of meeting – Paul Sampson

Mr. Sampson introduced himself as the Planner and Facilitator for the application; Andy Geldart, 
Sackawa Canoe Club; Shane Feriancek, Sackawa Canoe Club; Branko Mizerit, AmaDesCo 
Canada; Councillor Steve Craig, District 15 and Councillor Lisa Blackburn, District 14; and 
Laura Gillies and Cara McFarlane, HRM Planning and Development. 

Case 20506 - Request by Amadesco Canada to rezone lands of Sackawa Canoe Club located 
at 159 First Lake Drive, Lower Sackville from R-1 (Single Unit Dwelling) Zone to P-2 
(Community Facility) Zone. 

The purpose of the Public Information Meeting (PIM) is to: a) identify the proposal site and 
highlight the proposal; b) give the applicant an opportunity to present the proposal; and c) 
receive public feedback and input regarding the proposal that will be used to prepare the staff 
report and go forward with this application. No decisions are made at this PIM.  

2. Presentation of Proposal – Paul Sampson

Mr. Sampson presented the proposal outlining the site and the relevant planning policies (UR-
14 and IM-13) within the Sackville Municipal Planning Strategy (MPS), current zoning [R-1 
(Single Unit Dwelling) Zone] and proposed zoning P-2 (Community Facility) Zone] within the 

Attachment E



Sackville Land Use By-law (LUB).  
 
Presentation of Proposal – Shane Feriancek, Sackawa Canoe Club, Co-Commodore  
 
Mr. Feriancek gave a presentation on the history of Sackawa Canoe Club, its purpose in the 
community and the Club’s members’ achievements over the years. The Club would like to 
expand the site to allow for a larger facility for the purpose of running a competitive program and 
attract more membership year-round.  
 
Presentation of Proposal – Andy Geldart, Sackawa Canoe Club, Building Chair for the 
Proposal 
 
A feasibility study, which included an on-line survey within the community, was done in regards 
to details on expanding the club. The proposed two-floor facility (first floor as a rental facility and 
the bottom floor for the Club) with 60 parking spaces was based on those results and something 
that would allow the Club to maintain a relationship with the community.  
 
Presentation of Proposal – Branko Mizerit, AmaDesCo Canada, Architect 
  
Mr. Mizerit presented the details of the proposed facility and the site plan. The building was 
designed in such a way as to not obstruct the residents’ view of the lake and to minimize noise 
but also be functional and attractive.  
 
   
3. Questions and Comments 
 
Melissa McHugh, Quaker Crescent, is concerned about the view of the lake and noise, traffic 
and parking from the rental facility. Mr. Mizerit – There are two levels but one is below grade 
and the top floor will be lower than the existing building. The building will be designed to be 
soundproof.  Mr. Geldart – Events will be under contracts that will address the noise issue.  
 
Ken Landry, Quaker Crescent, is not against the canoe club and thinks it is a wonderful thing 
but is concerned about noise from events that will be held at the facility rental and questionable 
behaviour by individuals currently happening in the parking lot within this family-oriented 
neighbourhood. Mr. Feriancek - The main theme in the building design was to maintain the 
recreation side of the program not a business with lots of traffic. The building will be tightly 
sealed to minimize inside noise.  
 
A resident congratulated Sackawa on getting to this stage and providing a great asset for the 
community. Concerns about suspicious behaviours were expressed at the time the trail was 
being developed but nothing has happened.  
 
Jayne Welling, First Lake Drive, likes the idea of the Club expanding for the kids but is 
concerned about the parking overflow. Mr. Mizerit – The parking lot will accommodate 60 
vehicles which should alleviate some on-street parking. 
 
Keith Burke, Quaker Crescent, is in favour of the rezoning and improvement to the facility but 
is concerned about illegal on-street parking and safety. At times, it would be impossible for 
emergency vehicles to pass through. He suggested that HRM implement 15-minute parking in 
some areas on the street. Mr. Sampson – The LUB parking requirements must be met by the 
developer in order to obtain a building permit. Mr. Geldart – As development happens, HRM 
reviews streets and traffic patterns.  
 
 



Heather Geldart, Polara Drive, agrees about illegal parking but HRM parking enforcement has 
to do better at controlling the parking issue.  
 
A resident from Cabot Crescent expressed a concern about noise, traffic and parking. Why 
was the proposal not for a sports club on the site? The canoe club could build to accommodate 
its membership. If the support isn’t there through the membership then maybe it shouldn’t be. 
What are the square footage, length and width of the building? What is the size of the lot and 
coverage? What type of signs and lighting will be on the property? Mr. Feriancek – The 
proposed building is 4,400 square feet per floor, 83 feet x 62 feet, the lot is 2.2 acres and covers 
maybe 10% of the lot. The revenue brought in from the upstairs’ community rental facility will 
support and offset the expenses for the club program downstairs. Mr. Mizerit – There will be 
downward lighting in the parking lot. 
  
Ms. McHugh – If approved, what controls will be in place for things like construction vehicles, 
dust, etc.? Mr. Mizerit – It is a 2 or 3 phase project.   
 
Mr. Landry asked for clarification on where the proposed building and external uses will be 
located on the site. He appreciates that the parking lot will be expanded and lit at night. His 
concern about the greenspace and the view of the lake from his property was satisfied by Mr. 
Mizerit’s explanation. 
 
Peter McNeil, Crimson Drive, understands all the concerns brought forward this evening. He is 
in favour of the proposal and gave a brief explanation as to why Sackawa Canoe Club is 
important to him and his family and the community as a whole. 
 
Jacques Sauve, Quaker Crescent, former building manager for Sackawa Canoe Club, is in 
favour of the proposal. The zoning is long overdue. There has always been an issue with the 
storage of boats due to LUB requirements on the property. The Club is required to have the 
backflow meter certified every year because of the use of the property despite the fact it is 
zoned residential. Mr. Mizerit – The size of the proposed building will accommodate the size of 
the Club’s boats.  
 
 
4. Closing Comments  

 
Mr. Sampson thanked everyone for coming and expressing their comments.  

 
 

5. Adjournment 
 
The meeting adjourned at approximately 8:30 p.m.  



Attachment C: Excerpts from the Sackville Municipal Planning Strategy 

Policy UR-14 

UR-14 Notwithstanding Policies UR-2 and RR-2, within the Urban Residential and Rural Residential 

Designations, it shall be the intention of Council to establish a community facility zone which 

permits a variety of community related uses such as schools, churches, hospitals, government 

offices, community centres and recreation uses. Council may consider permitting new 

community facility uses by amendment to the land use by-law and with regard to the provisions 

of Policy IM-13. 

Policy IM-13 

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: 

(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;

(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;

(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:

(i) type of use;

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

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

(iv) open storage;

(v) signs; and

(vi) any other relevant matter of planning concern.

(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;

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

(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.




