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SUBJECT: Case 21094:  Development Agreement Discharge and Land Use By-law 
amendment for Clearwater Seafoods, 757 Bedford Highway, Bedford 

ORIGIN 

Application by Sunrose Land Use Consulting, on behalf of Clearwater Seafoods Limited Partnership 

LEGISLATIVE AUTHORITY 

Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development 

RECOMMENDATION 

It is recommended that North West Community Council: 

1. Approve, by resolution, the proposed Discharging Agreement, which shall be substantially of the
same form as set out in Attachment A of this report;

2. Require the Discharging Agreement be signed by the property owner within 120 days, or any
extension thereof granted by Council on request of the property owner, from the date of final
approval by Council; otherwise this approval will be void and obligations arising hereunder shall be
at an end.

3. Give First Reading to consider approval of the proposed amendments to the Land Use By-law for
Bedford, as set out in Attachment B, to apply zoning which permits the continued use of the existing
building at 757 Bedford Highway for Clearwater Seafoods, and schedule a public hearing;

4. Adopt the amendment to the Land Use By-law for Bedford, as set out in Attachment B.
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BACKGROUND 
 
Sunrose Land Use Consulting, on behalf of Clearwater Seafoods Limited Partnership, has applied to 
discharge an existing development agreement and apply appropriate zoning to 757 Bedford Highway to 
reflect the existing use and building within the Bedford Plan Area. This would allow Clearwater to construct 
an accessory parking garage for their employees and customers, on their existing surface parking lot, 
subject to the C-2B Zone of the Halifax Mainland Land Use By-law.  
 

Subject Site 757 Bedford Highway, Bedford (PID 40728081) 

Location East side of the Bedford Highway, on the boundary of Halifax and 
Bedford  

Regional Plan Designation Harbour 

Community Plan Designation 
(Map 1) 

North portion of 
site (existing 
building): 

Commercial Comprehensive Development 
District (CCDD) under the Bedford Municipal 
Planning Strategy (MPS) 

South portion of 
site (existing 
parking lot): 

Highway Commercial (HC) under the Halifax 
Municipal Planning Strategy, Bedford Highway 
Secondary Planning Strategy 

Zoning (Map 2) North portion of 
site (existing 
building): 

Commercial Comprehensive Development 
District (CCDD) Zone under the Bedford Land 
Use By-law (LUB) 

South portion of 
site (existing 
parking lot): 

Highway Commercial (C-2B) Zone under the 
Halifax Mainland Land Use By-law (LUB) 

Size of Site 7820.4 square metres (84,181 square feet) 

Street Frontage 130.4 metres (427.74 feet) 

Current Land Use(s) Clearwater Seafoods, including an existing building for retail and 
wholesale of seafood products, associated office and service space, 
and a surface parking lot 

Surrounding Use(s) North: Esquire Motel 
East: CN rail line and the Bedford Basin 
South: Office building (Micco Developments) 
West: Small commercial buildings (restaurants, offices, personal 
services) and surface parking, across the Bedford Highway 

 
Proposal Details  
The Clearwater Seafoods building has existed at this location on the Bedford Highway since the 1980s, 
and the business has grown significantly over time. In 1999, North West Community Council approved the 
existing development agreement for an addition to the building, to accommodate the growing needs of the 
business. Since then, the business has continued to grow and there is now a greater need for on-site 
parking. The applicant has indicated that employees currently park their vehicles across the Bedford 
Highway from the site in a surface parking lot, and must cross the road to reach the office building. As there 
is no marked crosswalk at this location, the applicant has identified significant safety issues with this 
arrangement.  
 
The site straddles the Halifax and Bedford Plan Areas (see Map 1), and an existing development agreement 
applies to the entire site. The applicant’s proposal letter can be found in Attachment F. To allow a parking 
garage to be constructed on the portion of the site within the Halifax Plan Area, the applicant has requested 
to: 

• Discharge the existing development agreement; and  

• Amend the Bedford LUB to zone the portion of the property within the Bedford Plan Area to allow 
the existing Clearwater Seafoods use to continue to operate from the existing building.  
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These actions would permit a parking garage, accessory to the Clearwater Seafoods use, to be constructed 
on the portion of the site within the Halifax Plan Area, subject to the requirements of the current zoning 
applied to the site.  
 
Enabling Policy and LUB Context 
The subject site falls within both the Bedford and Halifax Plan Areas, and as such, different policies and 
LUB regulations apply to the different portions of the site.  
 
Bedford Plan Area 
The northern portion of the site, developed with the Clearwater Seafoods building, is within the Bedford 
Plan Area. This portion of the site is designated as a Commercial Comprehensive Development District 
(CCDD). This designation envisions comprehensive mixed-use, residential and commercial development 
on this section of the Bedford Highway; however, it also recognizes there are existing commercial uses in 
the area. The CCDD Zone permits the existing Clearwater Seafoods use, as well as a range of residential, 
commercial and institutional uses, provided a development agreement has been approved for the site. 
Policy C-9 of the Bedford MPS allows Council to consider discharging CCDD development agreements and 
applying zoning consistent with the development when the development is complete. 
 
Halifax Plan Area 
The southern portion of the site, developed with a surface parking lot, is within the Halifax Plan Area. This 
portion of the site is designated Highway Commercial under the Bedford Highway Secondary Planning 
Strategy of the Halifax MPS, and as such envisions Highway Commercial uses in this area. The C-2B Zone 
permits the construction of buildings for a range of commercial and residential uses to a maximum height 
of 35 feet. A 20-foot setback from the front property line is required, and no more than two driveway 
accesses are permitted onto the Bedford Highway. 
 
Existing Development Agreement 
On December 9, 1999, North West Community Council approved the existing development agreement, 
which allowed Clearwater Seafoods to use the property for “retail and wholesale sales of seafood products, 
associated office and service space, associated parking and landscaping.” The development agreement 
allowed the addition of second, third, and fourth storeys to the building, to be constructed in two phases 
(Attachment E). The site plan included in the development agreement shows parking and landscaping 
within the municipal right-of-way of the Bedford Highway; this was permitted through an associated 
encroachment agreement approved by Council.  
 
Although the policies applied to the portion of the site within the Halifax Plan Area envision highway 
commercial uses through zoning, the development agreement was applied to the entire site. As the Halifax 
MPS policy directs the use of highway commercial zoning for the portion of the site within the Halifax Plan 
Area, the existing development agreement must be discharged to allow for development under the existing 
C-2B Zone already applied. Whereas an amendment to the existing agreement would require a change to 
Halifax MPS policy, a discharge to enable the existing zoning would be consistent with the Halifax MPS.  
 
COMMUNITY ENGAGEMENT 
 
The community engagement process 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, letters mailed to 
property owners within the notification area and a Public Information Meeting held on December 7, 2017. 
Attachment D contains a copy of the minutes from the meeting.  One member of the public, plus the area 
Councillor, attended the meeting; no significant concerns were raised. 
 
A public hearing must be held by North West Community Council before they can consider approval of the 
proposed LUB amendments which fall under the Bedford Plan Area.  Should North West Community 
Council decide to proceed with a public hearing for the proposed LUB amendments, in addition to the 
published newspaper advertisements, property owners within the notification area shown on Map 2 will be 
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notified of the hearing by regular mail. The HRM website will also be updated to indicate notice of the public 
hearing. 
 
A public hearing is not required for the DA discharge, as the Halifax Regional Municipality Charter provides 
a mechanism for the North West Community Council to discharge the existing development agreement. 
Part VIII, Section 244, identifies that Council may discharge a development agreement, in whole or in part, 
in accordance with the terms of the agreement or with the concurrence of the property owner. The Charter 
does not require a public hearing for the discharge of an agreement or a portion thereof. A development 
agreement may be discharged by resolution of Community Council and is not subject to an appeal process.   
 
The proposal will potentially impact local property owners, businesses, residents, and Clearwater Seafoods’ 
employees and customers.  
 
North West Planning Advisory Committee  
On January 3, 2018, the North West Planning Advisory Committee (PAC) recommended that the application 
as presented by the applicant be approved. Staff subsequently worked to refine the proposed LUB 
amendments requested by the applicant to ensure consistency with the MPS. A report from the PAC to 
Community Council will be provided under separate cover. 
 
 
DISCUSSION 
 
Although it is not possible to amend the existing development agreement to allow development on the 
portion of the site within the Halifax Plan Area without a corresponding MPS amendment, the Bedford MPS 
policy and the development agreement allow for the development agreement to be discharged and 
appropriate zoning applied. The language regarding discharge in the existing development agreement is 
consistent with Bedford MPS Policy C-9: Section 4.6 of the development agreement allows Council to 
consider discharging the agreement when the development is complete, provided appropriate zoning is 
applied: 
 

“4.6 Upon the completion of the development or portions thereof, or after ten years from 
the date of registration of this Agreement at the Registry of Deeds, Council may 
review this Agreement, in whole or in part, and may:  

 
(a) retain the Agreement in its present form; 
(b) negotiate a new Agreement; 
(c) discharge this Agreement on the condition that for those portions of the 

development that are deemed complete by Council, the Developer’s rights 
hereunder are preserved and the Council shall apply appropriate zoning pursuant 
to the Municipal Planning Strategy and Land Use By-law, as may be amended.” 

 
The applicant has indicated that development is complete, and therefore has requested to discharge the 
existing development agreement and apply appropriate zoning regulations on the portion of the site in the 
Bedford Plan Area. Staff advise that this request is appropriate, as it meets the intent of both the Bedford 
and Halifax MPS policies. 
 
Effect of Discharge  
Attachment A contains the proposed Discharging Agreement. Discharging the development agreement 
would allow the portion of the site within the Halifax Plan Area to be regulated by the C-2B Zone of the 
Halifax Mainland Land Use By-law, which is currently applied to the site. An accessory parking garage is a 
permitted use in this zone.  
 
As the CCDD Zone requires all development to take place subject to a development agreement, the portion 
of the site within the Bedford Plan Area would become a non-conforming use unless alternative zoning is 
applied. Under the requirements of the HRM Charter, a non-conforming commercial use may continue to 
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operate; however, it cannot be expanded, reconstructed if damaged or destroyed, and cannot be 
recommenced if discontinued for more than six months. 
 
Proposed Bedford LUB Amendments  
Given the intent in the Bedford MPS to replace a discharged DA with appropriate zoning, LUB amendments 
have been proposed. The proposed LUB amendments are consistent with the intent of the Bedford MPS 
and are reviewed against the relevant Bedford MPS policy in Attachment C. So that Clearwater Seafoods 
continues to be permitted as a conforming use once the development agreement has been discharged, the 
proposed LUB amendments include special requirements within the CCDD Zone which would permit the 
continued operation of Clearwater Seafoods at 757 Bedford Highway.  
 
The proposed LUB amendments permit the existing building to be used for “retail and wholesale sales of 
seafood products, associated office and service space,” consistent with the existing development 
agreement. To acknowledge the fact that the subject site is situated and regulated by two Plan areas, the 
proposed Bedford LUB amendments allow the existing building to be expanded and into the Halifax Plan 
Area.  
 
Parking and Landscaping 
The existing development agreement outlined parking and landscaping requirements that differ from the 
requirements of the Bedford LUB and Halifax Mainland LUB. An encroachment agreement permitted the 
parking area, an existing sign and landscaping in accordance with the existing development agreement 
within the municipal right-of-way of the Bedford Highway. 
 
The proposed LUB amendments do not address special parking or landscaping requirements for 757 
Bedford Highway. Instead, consistent with the intent of the Bedford MPS, the requirements of the Bedford 
LUB and Halifax Mainland LUB for parking and landscaping will apply. In the future, if a building permit 
application is made for a parking garage (or any other structure) on the site, any necessary changes to the 
existing parking and landscaping on the site will be assessed by staff for compliance with the applicable 
land use by-law requirements and the development engineering requirements (including traffic safety, 
compliance with the Streets By-law, lot grading, etc.).  
 
Consistency with Policy C-13 
Policy C-13 of the Bedford MPS states that Council shall consider CCDD development for the Clearwater 
Seafoods property “when municipal services become available”. The existing Clearwater Seafoods building 
currently operates on municipal water and an on-site private wastewater system. This policy envisions that 
in the future, comprehensive mixed-use development could be considered on the site. To ensure that the 
intention of this policy is carried forward, 757 Bedford Highway will continue to be eligible for CCDD 
development should Clearwater Seafoods wish to significantly change or cease their operation. At that time, 
Council would need to consider a new development agreement. This would require a new planning process, 
including additional public consultation. 
 
 
Conclusion 
Staff have reviewed the proposal against all relevant policy criteria and advise that the proposed 
amendments to the Bedford LUB are reasonably consistent with the intent of the Bedford MPS. The 
proposed discharge of the existing development agreement would enable the portion of the property within 
the Halifax Plan Area to be developed according to the existing zoning requirements while the proposed 
amendments to the Bedford LUB would permit the existing Clearwater Seafoods building in its present form. 
Therefore, staff recommend that the North West Community Council approve the discharging agreement 
and the proposed LUB amendments.  
 
FINANCIAL IMPLICATIONS 
 
The HRM cost associated with processing this planning application can be accommodated with the 
approved 2018-19 operating budget for C320 Policy & Strategic Initiatives.   
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RISK CONSIDERATION 
 
There are no significant risks associated with the recommendations contained within this report.  This 
application may be considered under existing MPS policies.  Community Council has the discretion to make 
decisions that are consistent with the MPS, and such decisions may be appealed to the N.S. Utility and 
Review Board.  Information concerning risks and other implications of adopting the proposed LUB 
amendments are contained within the Discussion section of this report. 
 
ENVIRONMENTAL IMPLICATIONS 
 
No environmental implications are identified.  
 
 
ALTERNATIVES 
 

1. North West Community Council may choose to refuse the proposed LUB amendment and refuse 
to discharge the existing development agreement and therefore, development on the property 
would remain subject to the conditions of the development agreement. This alternative is not 
recommended for the reasons outlined in this report. 
 

2. North West Community Council may choose to approve the proposed LUB amendment subject to 
modifications. Such modifications may require further discussion with the applicant and may require 
a supplementary report or another public hearing.  A decision of Council to approve this proposed 
LUB amendment is appealable to the N.S. Utility & Review Board as per Section 262 of the HRM 
Charter. 

 
 
ATTACHMENTS 
 
Map 1: Generalized Future Land Use 
Map 2: Zoning and Notification Area 
 
Attachment A: Proposed Discharging Agreement 
Attachment B:  Proposed Amendment to the Bedford Land Use By-law  
Attachment C: Review of Relevant Bedford MPS Policies 
Attachment D: Public Information Meeting Minutes 
Attachment E:  Existing Development Agreement Case 00070 
Attachment F:  Applicant’s Proposal Letter 
___________________________________________________________________________ 
 
A copy of this report can be obtained online at halifax.ca or by contacting the Office of the Municipal Clerk at 
902.490.4210. 
 
Report Prepared by: Leah Perrin, Planner III, 902.490.4338   
 
                                                      Original Signed                      
Report Approved by:        

Kate Greene, Program Manager, Policy & Strategic Initiatives, 902.225.6217 
    
 

 

http://www.halifax.ca/
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ATTACHMENT A  

PROPOSED DISCHARGING AGREEMENT 
 

 
THIS DISCHARGING AGREEMENT made this       day of [Insert Month], 20__, 
 
BETWEEN: 

[INSERT NAME OF CORPORATION/BUSINESS LTD.]  
a body corporate, in the Province of Nova Scotia 
(hereinafter called the "Developer")  
 

OF THE FIRST PART         
 

- and - 
 

HALIFAX REGIONAL MUNICIPALITY, 
  a municipal body corporate, in the Province of Nova Scotia 
  (hereinafter called the "Municipality") 

 
OF THE SECOND PART 

 
 

WHEREAS the Developer is the registered owner of certain lands located at 757 Bedford 
Highway, Bedford and which said lands are more particularly described in Schedule A hereto (hereinafter 
called the "Lands"); 

 
AND WHEREAS on December 9, 1999 the North West Community Council approved a request 

to enter into a development agreement to allow for a building used for the purpose of retail and wholesale 
sales of seafood products, associated office and service space, associated parking and landscaping on 
the Lands pursuant to the Bedford Municipal Planning Strategy and referenced as Municipal Case Number 
00070, and which said development agreement was registered on March 3, 2001 at the Registry of Deeds 
in Halifax County as Document Number 6389, Book 6528, Pages 614-629 (hereinafter called the “Existing 
Agreement”); 

 
AND WHEREAS the Developer has requested that the Existing Agreement be discharged from 

the Lands; 
 

AND WHEREAS, pursuant to the procedures and requirements contained in the Halifax Regional 
Municipality Charter, the North West Community Council of the Municipality approved this request by 
resolution at a meeting held on [INSERT DATE] referenced as Municipal Case Number 21094; 
 

THEREFORE in consideration of the benefits accrued to each party from the covenants herein 
contained, the parties agree as follows: 
 

1. The Existing Agreement is hereby discharged as it applies to the Lands and shall no longer 
have any force or effect. 

 
2. Any future development of the Lands shall conform with all applicable provisions and 

requirements of the applicable Land Use By-laws, as amended from time to time. 
 
IN WITNESS WHEREAS the said parties to these presents have hereunto set their hands and affixed 
their seals the day and year first above written. 
 
 
   



SIGNED, SEALED AND DELIVERED in the 
presence of: 

_____________________________________ 
Witness 

SIGNED, DELIVERED AND ATTESTED to by 
the proper signing officers of Halifax Regional 
Municipality, duly authorized in that behalf, in the 
presence of: 

_____________________________________ 
Witness 

_____________________________________ 
Witness 

INSERT REGISTERED OWNER NAME 

Per:________________________________ 

HALIFAX REGIONAL MUNICIPALITY 

Per:________________________________ 
       MAYOR 

Per:________________________________ 
      MUNICIPAL CLERK 



Attachment B 

Revised – July 9, 2018 

Amendments to the Land Use By-law for Bedford 

BE IT ENACTED by the North West Community Council of the Halifax Regional Municipality that the 
Land Use By-law for Bedford is hereby further amended as follows: 

1. Adding the following words after Section 5, Part 16, Clause (5) and before Part 17:

6) SPECIAL REQUIREMENTS FOR EXISTING USE: 757 BEDFORD HIGHWAY

Notwithstanding Clauses (1) to (5) of this Part, the following shall apply to the property at 

757 Bedford Highway: 

a) In this Clause, “building” means the building legally in place on July 9, 2018;

b) The building and lands shall be used only for the purposes of retail and wholesale

sales of seafood products and associated office and service space;

c) Retail uses are permitted only on the ground floor and must face the Bedford

Highway;

d) The second, third and fourth floors shall be used for office space;

e) On the portion of 757 Bedford Highway zoned CCDD, the building may be

expanded to extend within the Halifax Plan Area, subject to the requirements of the

Halifax Mainland Land Use By-law. No addition within the CCDD Zone shall be

closer to the front property line than the building, nor shall the addition be taller

than the building;

f) Outdoor storage in any service area shall be screened with a combination of

shrubs and an opaque fence.

Any development on 757 Bedford Highway other than the uses permitted under Clause (6) 

of this Part shall comply with the requirements of Clauses (1) to (5) of this Part.  

I HEREBY CERTIFY that the amendments to 
the Halifax Peninsula Land Use By-law, as set 
out above, were duly passed by a majority vote 
of the Halifax Regional Municipal Council at a 
meeting held on the day      of    , 2018. 

GIVEN under the hand of the Clerk and the 
Corporate Seal of the Halifax Regional 
Municipality this day      of , 2018. 

__________________________________ 
Municipal Clerk 



Attachment C: 
Bedford MPS Policy Evaluation 

Policy Criteria Comment 

Bedford Municipal Planning Strategy 
Commercial Comprehensive Development Districts
Policy C-7: 
It shall be the intention of Town Council to 
designate the lands shown on Map 3 as 
Commercial Comprehensive Development 
Districts, and in the Land Use By-Law the lands 
shall be zoned Commercial Comprehensive 
Development District (CCDD). The CCDD Zone 
will permit mixed use, residential/commercial 
projects, including single unit dwellings, two unit 
dwellings, multiple-unit buildings, senior residential 
complexes, neighbourhood commercial, office 
buildings, CGB Zone uses, convention facilities, 
recycling depots, park uses, and institutional uses. 
Existing uses within the CCDD Zones shall be 
considered as permitted uses and be allowed to 
continue operation.  

It shall be the intention of Town Council to require 
development of commercial uses on 50% of each 
CCDD site and further, that multiple unit buildings 
not be permitted to occupy more than 25% of a 
CCDD site. Multiple unit buildings shall be 
constructed in accordance with the RMU zone 
requirements. Maximum building height may be 
increased to four stories in the case of sloped lots 
where the building is designed to fit the natural 
topography of the site. Lot area requirements shall 
be calculated on the basis of 2000 square feet per 
unit, regardless the unit size. Lot area associated 
with each building may be reduced in size to 
increase the common open space. The 
architectural, landscaping, and streetscape 
considerations for multiple unit buildings within the 
RCDD zone, as articulated in Policies R-12A, R-
12B and R-12C, shall apply to multiple unit 
developments within the CCDD zone. 

Policy C-7 allows Council to consider 
comprehensive mixed-use development on areas 
designated CCDD; however, in recognizing that 
there were existing commercial uses on several 
properties, the policy also allows specific existing 
uses to continue. 

Clearwater Lobsters Limited (now Clearwater 
Seafoods) is currently listed as an existing use 
within the CCDD Zone, but a development 
agreement is required for any changes to the 
building. The proposed amendments to the LUB 
would allow Clearwater Seafoods to continue 
operation on the site as a conforming use and 
structure in the CCDD Zone, without a 
development agreement.  

Policy C-8: 
It shall be the intention of Town Council to enter 
into Development Agreements pursuant to the 
Planning Act with the owners of the lands zoned 
Commercial Comprehensive Development District 
to carry out the proposed commercial and mixed 
use commercial/residential development(s) 
provided that all applicable policies of this 
document are met. In considering applications 
Council shall have regard to whether the 
proposed land use emphasizes the unique 
features of the site in terms of its location within 
the Town, its unique physical characteristics, its 

North West Council approved Development 
Agreement Case 00070 on December 9, 1999. 
The Agreement allowed Clearwater Seafoods to 
use the property for “retail and wholesale sales of 
seafood products, associated office and service 
space, associated parking and landscaping.” The 
Agreement also allowed the addition of second, 
third, and fourth storeys to the building for office 
space, to be constructed in two phases.  

The Agreement was applied to the entire property 
at 757 Bedford Highway, including the southern 



Policy Criteria Comment 

overall size and the relationship developed with 
adjoining existing or proposed uses. A special 
emphasis on the conservation of the natural 
environment including features such as 
watercourses, lakes, trees, and the natural 
topography shall be highlighted in the 
development proposal. 
 

portion of the lot occupied by the surface parking 
lot, which falls outside of the Bedford Plan Area, 
within the Halifax Plan Area. Policy C-8 does not 
apply to lands outside of the Bedford Plan Area, 
and therefore the Agreement cannot be amended 
to permit construction on that portion of the lot. 
 

Policy C-9:  
It shall be the intention of Town Council to 
consider discharging the agreements made 
pursuant to Policy C-8 upon the completion of the 
development. Council may thereafter zone the 
CCDD in such a manner as to be consistent with 
the development, by creating a specific zone for 
the site which incorporates the uses provided for 
in the development agreement as well as 
provisions consistent with Sections 53 and 54 of 
the Planning Act. 
 

 
The applicant has indicated that the property 
owner has completed their addition and no 
additional expansion to the building on the portion 
of the property within the Bedford Plan Area is 
proposed. Therefore, to enable the portion of the 
property within the Halifax Plan Area to be 
developed per the Halifax MPS policy and zoning, 
the applicant has requested to discharge the 
existing Development Agreement in accordance 
with Policy C-9.  
 
The proposed amendments to the Land Use By-
law include specific zoning regulations within the 
CCDD Zone to permit the continued operation of 
Clearwater Seafoods at this location. The 
proposed LUB amendments would permit the 
existing building to be used for “retail and 
wholesale sales of seafood products, associated 
office and service space” consistent with the 
development agreement. Provisions in the 
proposed LUB amendments are consistent with 
the policies of the MPS and the existing provisions 
of the Bedford LUB. 
 
 

Policy C-13:  
It shall be the intention of Town Council to enter 
into a Development Agreement with the owners of 
the Travellers' Motel, Esquire Motel and 
Clearwater Lobster Limited properties to permit 
CCDD development when municipal services 
become available. In recognition of the site's 
unique position at the entrance to the Town 
overlooking the Bedford Basin, an agreement if 
entered into shall specify that two thirty foot wide 
separations are to be provided between the 
buildings on either side of the entrance road to the 
waterfront project to provide views from the 
highway and from the existing homes above the 
site. Buildings are to be set back 60 feet on either 
side of the entrance road to the waterfront project 
to provide a view. As well, the maximum building 
height is to be 75 feet. 
 

 
“CCDD development” in this context was intended 
to mean “mixed use, residential/commercial 
projects” as described in Policy C-7. 
 
To ensure that the intention of this policy is met, 
the proposed LUB amendments would allow 757 
Bedford Highway to continue to be eligible for 
CCDD development should Clearwater Seafoods 
wish to significantly change or cease their 
operation. At that time, Council would need to 
consider a new development agreement. This 
would require a new planning process and 
additional public consultation. 

  



Implementation Policies 
Policy Z-3:   
It shall be the policy of Town Council when considering zoning amendments and development 
agreements [excluding the WFCDD area] with the advice of the Planning Department, to have regard 
for all other relevant criteria as set out in various policies of this plan as well as the following matters:  
1.  That the proposal is in conformance with the 
intent of this Plan and with the requirements of all 
other Town By-laws and regulations, and where 
applicable, Policy R-16 is specifically met;  
 

The proposed LUB amendments are in 
conformance with the intent of the Bedford 
MPS and LUB. Policy R-16 is not 
applicable to this proposal. 

2. That the proposal is compatible with adjacent 
uses and the existing development form in the 
neighbourhood in terms of the use, bulk, and 
scale of the proposal; 
 

The proposed development agreement discharge 
and LUB amendments would allow the existing 
Clearwater Seafoods building to remain on the 
property, and for the remainder of the property to 
be developed according to the C-2B Zone 
requirements applicable to the property under the 
Halifax Mainland LUB. Therefore, the proposal is 
compatible. 
 

3.  That provisions are made for buffers and/or 
separations to reduce the impact of the 
proposed development where 
incompatibilities with adjacent uses are 
anticipated; 
 

No incompatibilities with adjacent uses are 
anticipated.  

4. That provisions are made for safe access to 
the project with minimal impact on the 
adjacent street network; 
 
 

The proposed LUB amendments would allow the 
existing Clearwater Seafoods building to continue 
operation. Any future development on the portion 
of the lands within the Halifax Plan Area will be 
reviewed through the as-of-right building permit 
process. The C-2B Zone under the Halifax 
Mainland LUB allows for only two driveway 
accesses to the Bedford Highway. Safe access to 
the site will be reviewed by HRM Development 
Engineering through the permitting process for 
consistency with the HRM Streets By-law.  
 

5. That a written analysis of the proposal is provided by staff which addresses whether the 
proposal is premature or inappropriate by reason of: 
 
i)  the financial capability of the Town to absorb 
any capital or operating costs relating to the 
development; 
 
 

The subject proposal does not require any 
capital or operating costs be absorbed by the 
Municipality. 

ii)  the adequacy of sewer services within the 
proposed development and the surrounding 
area, or if services are not provided, the 
adequacy of physical site conditions for 
private on-site sewer and water systems; 
 
iii)  the adequacy of water services for domestic 
services and fire flows at Insurers Advisory 
Organization (I.A.O.) levels; the impact on 
water services of development on adjacent 

The proposed LUB amendments would allow the 
existing Clearwater Seafoods building to continue 
operation. Any future development on the portion 
of the lands within the Halifax Plan Area will be 
reviewed through the as-of-right building permit 
process; adequacy of sewer services and water 
services for any new development would be 
addressed at that time.  
 



lands is to be considered; 
 
iv)  precipitating or contributing to a pollution 
problem in the area relating to emissions to 
the air or discharge to the ground or water 
bodies of chemical pollutants; 
 
v)  the adequacy of the storm water system with 
regard to erosion and sedimentation on 
adjacent and downstream areas (including 
parklands) and on watercourses; 
 
vi)  the adequacy of school facilities within the 
Town of Bedford including, but not limited to, 
classrooms, gymnasiums, libraries, music 
rooms, etc.; 
 
vii)  the adequacy of recreational land and/or 
facilities; 
 

Not applicable to this application.    

viii)  the adequacy of street networks in, adjacent 
to, or leading toward the development 
regarding congestion and traffic hazards and 
the adequacy of existing and proposed access 
routes; 
 

A traffic impact statement was not requested for 
this planning process, because the proposed 
development agreement discharge and LUB 
amendments will only permit the existing 
Clearwater Seafoods building. Any future 
development on the site would need to meet the 
requirements of the Bedford LUB and Halifax 
Mainland LUB, and all other relevant HRM by-
laws. HRM Development Engineering staff have 
indicated that a future parking garage proposed 
on the portion of the property within the Halifax 
Plan Area may require a traffic impact statement 
at the building permit stage. The impact of a 
proposed parking garage on the Bedford Highway 
and any required safety measures will be 
evaluated at the building permit stage. 
 

ix)  impact on public access to rivers, lakes, and 
Bedford Bay shorelines; 
 
x)  the presence of significant natural features or 
historical buildings and sites; 
 
xi)  creating a scattered development pattern 
which requires extensions to trunk facilities 
and public services beyond the Primary 
Development Boundary; 
 
xii)  impact on environmentally sensitive areas 
identified on the Environmentally Sensitive 
Areas Map; and, 
 
xiii)  suitability of the proposed development's 
siting plan with regard to the physical 
characteristics of the site. 

Not applicable to this application.    

 



HALIFAX REGIONAL MUNICIPALITY 
Public Information Meeting 
Case 21094 

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

Thursday, December 7, 2017 
7:00 p.m. 

St. Peter’s Anglican Church Hall 

STAFF IN  
ATTENDANCE: Leah Perrin, Planner, HRM Planning and Development 

Holly Kent, Planning Technician, HRM Planning and Development 
Cara McFarlane, Planning Controller, HRM Planning and 
Development 

ALSO IN 
ATTENDANCE: Councillor Tim Outhit, District 16 

Jenifer Tsang, Sunrose Land Use Consulting (applicant) 
Alberto Berardinelli, Forma Designers (applicant) 

PUBLIC IN 
ATTENDANCE: 1 

The meeting commenced at approximately 7:00 p.m. 

1. Call to order, purpose of meeting – Leah Perrin

Ms. Perrin is the Planner and Facilitator for the application and introduced the area Councillor, 
the applicant and staff members. 

Case 21094 - Application by Sunrose Land Use Consulting, on behalf of Clearwater Seafoods, to 
discharge a development agreement and apply zoning which permits the existing commercial 
development at 757 Bedford Highway, Bedford and to allow a parking garage for staff and 
customers. 

The purpose of the Public Information Meeting (PIM) is to: 
- identify the proposal site and highlight the proposal;
- give the applicant an opportunity to present the proposal; and
- 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 the PIM or have been made up to this point. 

2. Presentation of Proposal – Leah Perrin

Ms. Perrin presented the proposal for 757 Bedford Highway (Clearwater Seafoods), Bedford 
outlining: 

- site context
- the site currently has an office/retail building and customer parking lot - employees park

Attachment D: Public Information Meeting Minutes



across the street 
- the property falls under two plan areas [building is in Bedford – designated Commercial 

Comprehensive Development District / the parking lot is in Halifax (Mainland) – designated 
Highway Commercial] and therefore has two different zones (Bedford – CCDD / Halifax 
Mainland – C-2B) 

- the current development agreement (approved in December 1999) applies to the entire 
property and refers to the Bedford plan area only 

- the development agreement needs to be discharged to allow construction according to the 
C-2B Zone 

 
 
3. Questions and Comments 
 
Councillor Tim Outhit asked why discharge versus amend the development agreement to allow 
the parking garage which he supports. Some protection and criteria are lost when discharging an 
agreement. Ms. Perrin – There is no policy in the Halifax Municipal Planning Strategy (MPS) to 
allow a development agreement and therefore no ability to amend the agreement. The 
development agreement should have only been applied to the property in the Bedford plan area.  
 
The resident – Will the changes allow the Halifax residents to follow the new zone? Are there 
any plans submitted? Ms. Perrin – The building would follow the Bedford regulations and if 
changes are requested, the property would have to go through another planning process. Ms. 
Tsang – There aren’t any drawings but the request is for a parking garage which would be made 
as attractive as possible with some landscaping if required. The zone restricts the height of the 
building at 35 feet. Anything higher would require another public process. The idea is so 
staff/customers do not have to cross the Bedford Highway. There will be two defined driveways 
for safety and allow more control for entering/exiting the site.  
 
The resident – Is the property on septic or City sewer? There is often a bad odor in the air due 
to the motel property being on septic. Mr. Berardinelli – There is a sophisticated system that will 
remain. Ms Tsang – There is City water because a water line was extended years ago. 
Councillor Outhit – The motel is part of the Bedford Waterfront Design Plan and services will 
have to be extended at that time. 
 
The resident – It is interesting that the Municipality still works with different plan areas. Ms. Perrin 
- There is a Land Use By-law Simplification project underway to address that issue. Councillor 
Outhit - The Bedford plan area is a bit unique.  
 
 
4. Closing Comments – Leah Perrin 

 
Ms. Perrin thanked everyone for coming and expressing their comments.  

 
 

5. Adjournment 
 
The meeting adjourned at approximately 7:20 p.m.  
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, November 15, 2017 '' 

Leah Perrin, Planner II 
Urban Area Planning Policy Applications 
Halifax Regional Municipality 

Dear Leah: 

RE: Case #21094 - Clearwater Seafoods Limited Partnership - Application to discharg'e the , 
development agreement and apply a new zone to the Bedford portion of the Clearwater prop�rt'l. 
at 757 Bedford Highway {PIO 40728081). 

On behalf of my Client, Clearwater Seafoods Limited Partnership (Clearwater), please accept this 
letter as an application to discharge the existing development agreement (and associated 
amendments) that apply to the affected property. Further, in accordance with Policy C-9 of the 
Bedford MPS, apply a new zone to the portion of the property that falls in the Bedford Plan Area 
that would preserve the developer's rights under the existing Clearwater development agreement 
as per section 14 of the development agreement. 

The Clearwater office building and parking lot are located on PIO 40728081 and covered by the 
development agreement. The office building portion of this property falls under the Bedford 
MPS/LUB and the parking lot portion falls under the Halifax MPS/LUB. The purpose of this request 
is so that Clearwater can construct a new parking garage on the portion of the property that falls 
under the Halifax MPS/LUB in accordance with the Halifax C2B zone. 

There have been ongoing safety concerns with having the Clearwater employees cross the Bedford 
Highway to access their secondary parking area. There has already been one Clearwater employee 
struck by a vehicle while trying to cross the Bedford Highway in this area. It has become imperative 
that new parking spaces be provided on the same side of the Bedford Highway as the head office 
building. 

It is my understanding that a discharge of the development agreement with the required 
accompanying LUB amendment to apply a new zone to the Bedford portion of the property will 
result in the Halifax portion of the property being regulated by the underlying C2B zone. No MPS 
amendments would be necessary to either Municipal Planning Strategy. I have enclosed a draft 
new zone for the Bedford Clearwater property for your consideration. 

Please do not hesitate to contact me if you require any additional information. 

Sincerelv: 

/Jenite(rsang, MCIP 

I 
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