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Cove Road, Halifax

ORIGIN

Application by KWR Approvals Inc.

LEGISLATIVE AUTHORITY

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

RECOMMENDATION

It is recommended that Regional Council direct the Chief Administrative Officer to:

1. Initiate a process to consider amendments to the Halifax Municipal Planning Strategy and Halifax
Mainland Land Use By-law to re-designate and rezone a portion of 530 Herring Cove Road in Halifax
from the Institutional Designation to the High-Density Residential Designation and from the P (Park
and Institutional) Zone to the R-4 (Multiple Dwelling) Zone; and

2. Adopt the public participation program as outlined in the Community Engagement section of this

report.
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BACKGROUND

KWR Approvals Incorporated is applying to amend the Halifax Municipal Planning Strategy (MPS) and
Halifax Mainland Land Use By-law (LUB) to re-designate and rezone a portion of 530 Herring Cove Road
(identified as Parcel B on Attachment A) from the Institutional Designation to the High-Density Residential
Designation and from the P (Park and Institutional) Zone to the R-4 (Multiple Dwelling) Zone. This proposal
cannot be considered under existing MPS policies. The applicant is seeking amendments to the Halifax
MPS and Halifax Mainland LUB to enable as-of right development of 7 Mcintosh Street and to upgrade
portions of Mcintosh Street from its current classification as a private road to a minor collector. Once
complete, this will allow for the development of Phase 2 of an approved subdivision, commonly referred to
as Mclntosh Estates (Attachment B).

Subject Property 530 Herring Cove Road, Halifax
Location The site is located northeast of the intersection of Herring Cove Road
and Mclintosh Street, Halifax
Regional Plan Designation US (Urban Settlement)
Community Plan Designation | INS (Institutional)
(Map 1)
Zoning P Park and Institutional) Zone
(Map 2)
Size of Site ~1.3 acres (0.52 hectares)
Street Frontage ~68 metres (223 feet) along Herring Cove Road; and
~50 metres (164 feet) along Mclintosh Street
Current Land Use(s) Vacant
Surrounding Use(s) Land uses surrounding the site include:
e North: Detached single-family and two-family dwellings
e East: Multiple dwellings
e South: Commercial development and existing detached
single-family dwellings
o  West: Multiple dwellings

Proposal Details

The applicant proposes to amend the Halifax MPS and Halifax Mainland LUB to re-designate and rezone
a portion of 530 Herring Cove Road, identified as Parcel B on Attachment A, from INS (Institutional) to HDR
(High Density Residential) and from P (Park and Institutional Zone) to R-4 (Multiple Dwelling Zone). If
approved, the subject Parcel B, measuring approximately 419 square metres (4,510 square feet), will be
consolidated with the existing R-4 zoned property located at 7 Mcintosh Street.

7 Mcintosh Street

Once re-designated and rezoned, Parcel B is proposed to be consolidated with 7 Mcintosh Street. The
property is home to an existing apartment house. In exchange for Parcel B, the owner of 7 Mclntosh
Street (Jason Timms Consulting Industries Inc.), has agreed to subdivide and transfer ownership of a
40.2 square metre (432.7 square foot) portion (identified as Parcel A on Attachment A) to the applicant’s
client (Vanguard Developments Inc.). Once acquired, Vanguard Developments intends to consolidate the
parcel with the existing Mclntosh Street right-of-way as part of efforts to upgrade the street to a public
road standard.

Mclintosh Estates Subdivision

Mclintosh Street may serve as a second road access to McIntosh Estates Subdivision and allow for the
development of Phase 2 of the 5-phase approved subdivision which consists of approximately 348 units.
A condition of subdivision approval for Phases 2 through 4 of McIntosh Estates is that the property owner
of Mclintosh Street (Vanguard Developments Inc.) upgrade the street and deed it to the Municipality.
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Property Ownership

Parcel B (as shown on Attachment A)

The subject property is owned by HRM and was deemed surplus land by the former Halifax City Council in
1991. The portion of the property (Parcel B) proposed for re-designation and rezoning represents a small
portion (approximately 8%) of the 1.3 acre property. The applicant has entered into a purchase and sale
agreement with HRM to acquire the 419 square metre (4,510 square foot) portion (Parcel B). It is
anticipated the sale will be finalized soon, following review and approval of a separate subdivision
application. As such, it is anticipated Parcel B will be in the ownership of the applicant’s client prior to the
conclusion of any required planning process.

Parcel C (as shown on Attachment A)

As part of the same purchase and sale agreement, the applicant has also proposed acquiring a 105 square
metre (1,130 square foot) rectangular portion of 530 Herring Cove Road, which extends along its north-
eastern boundary from the intersection of Herring Cove Road and Mcintosh Street to its boundary with 7
Mclntosh Street. If acquired, the applicant’s client intends to consolidate Parcel C with Mcintosh Street as
part of efforts to upgrade the street.

MPS and LUB Context

Regional Plan

The subject property, and surrounding area, is designated Urban Settlement under the Regional
Municipal Planning Strategy (RMPS). The intention of the Urban Settlement designation is to support
existing and future development of land uses serviced with municipal water and wastewater systems. The
subject property is also located within the Spryfield Urban District Growth Centre. Under the RMPS,
district growth centres are areas identified for a mix of low, medium and high density residential
commercial, institutional and recreational uses. Further, these areas are intended to serve as a
connecting point for transit routes to other centres and the Regional Centre.

Community Plan

The subject property is located within the Institutional Designation of the Mainland South Secondary Plan
Area, which forms part of the Halifax MPS. The Institutional Designation is intended to support public and
private institutional uses to serve the Mainland South area and greater region. Section 3.2 of the
Mainland South Secondary Plan encourages existing institutional uses to remain in their present locations
and encourages the re-use of such institutional areas and facilities. The subject property is vacant,
serving previously as a school until its closure in 1990 and subsequent demolition in 2006.

The adjacent properties to the east and west, including 7 Mcintosh Street, are designated HDR (High
Density Residential) under the Halifax MPS and zoned R-4 (Multiple Family Dwelling) under the Halifax
Mainland LUB. The R-4 Zone permits apartment houses with a maximum density of 75 persons per acre.
Apartment houses are also subject to minimum lot and frontage requirements, minimum open space
requirements and angle controls which regulate building scale and setbacks.

Properties south of the subject site are designated MNC (Minor Commercial) and zoned C-2A (Minor
Commercial). The C-2A Zone permits a variety of commercial uses, including: stores for retail trade and
rental; appliance repair shops; personal service uses; service stations; offices; banks; restaurants and
community facilities. Lower density forms of residential development (up to 14 units) are also permitted.
Properties north of the subject property are designated LDR (Low Density Residential) and zoned R-2
(Two-Family Dwelling) which permits detached single-family, semi-detached and duplex dwellings. Also,
north of the subject property are undeveloped lands designated and zoned RDD (Residential
Development District). These lands form part of Phase 2 of McIntosh Estates Subdivision (Attachment B)
and are approved for the future semi-detached residential development.

Land Use By-law
The subject property is zoned P (Park and Institutional) under the Halifax Mainland LUB. The P Zone
permits park and institutional uses such as, however not limited to: public parks; recreation fields;
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community facilities; public schools; churches and day care facilities. Plan policies do not exist that would
enable the consideration of multiple family dwellings, or associated uses, on the 419 square metre portion
(identified as Parcel B on Attachment A). As such, an amendment to the MPS and LUB is required to
enable the requested land use.

DISCUSSION

The Halifax MPS is a strategic policy document that sets out the goals, objectives and direction for long
term growth and development in this part of the Municipality. Together with the Regional Plan, the Halifax
MPS, provides broad direction, however Regional Council may consider plan amendment requests to
enable proposed development that is inconsistent with community plan policies. Amendments to an MPS
are significant undertakings, and Council is not obliged to consider these requests. Amendments should
be considered only within the broader planning context, when there is reason to believe there has been a
change in circumstance since the MPS policies were adopted or last reviewed.

Applicant Rationale
The applicant has provided the following rationale in support of the proposed amendment(s):

o the proposal allows for the upgrading of Mcintosh Street and is consistent with Regional MPS policy
regarding street design which states “streets shall be designed to support pedestrians, bicyclists,
and public transit and to improve public health and safety”;

o the proposal will allow for upgrades to McIntosh Street improving the overall safety and enjoyment
of current and future residents in the community;

o the proposal will bring 7 Mcintosh Street into compliance with applicable requirements of the R-4
(Multi Dwelling) Zone and Halifax Mainland LUB;

e the proposed acquisition, re-designation and rezoning of a small portion of 530 Herring Cove Road
(Parcel B), allows most of the subject property to be retained as park and institutional land and
potentially developed at a scale compatible with the existing neighbourhood.

Attachment C contains the applicant’s application letter/rationale.

Review
Staff have reviewed the submitted rationale in the context of applicable planning policies, site
circumstances, and surrounding land uses. Staff advise that there is merit to consider the request because:

e the proposal allows for further development of Mcintosh Estates Subdivision, the upgrading of
existing community infrastructure and is consistent with the Urban Settlement Designation and the
future characteristics of the Spryfield Urban District Growth Centre as identified under the Regional
MPS;

o the proposal results in an increase of total lot area for 7 Mcintosh Street, allowing the existing
apartment house to comply with applicable provisions of the Halifax Mainland LUB and the R-4
(Multiple Dwelling) zone; and

e the proposal achieves the above, while retaining a significant portion of 530 Herring Cove Road
and allowing for its potential re-use as an Institutional area. This is consistent with the objectives
of the Institutional designation under the Mainland South Secondary Plan Area as part of the
Halifax MPS.

A full review would consider the following:

e appropriateness of the proposed re-designation and rezoning;
feedback received though community engagement initiatives;
detailed technical impacts on traffic, sewer and water services;
development risks;
compatibility with surrounding uses; and
any other relevant planning matter.
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Conclusion

Staff have reviewed the proposed MPS and LUB amendment request and advise that there is merit to
consider the proposal. Regional Council is under no obligation to consider such a request, however there
has been a reasonable change in circumstance (development of the Spryfield community as an urban
district growth centre) since the MPS was adopted, or last reviewed. Further, there is no policy within the
Halifax MPS to consider development through other planning tools. Therefore, staff recommend that
Regional Council initiate the MPS amendment application process.

COMMUNITY ENGAGEMENT

Section 219 of the Charter requires Council to adopt, by policy, a public participation program concerning
the preparation of planning documents. The content of the public participation program is at the discretion
of Council, but it must identify opportunities and establish ways and means of seeking the opinions of the
public concerning the proposed planning documents.

On September 1, 2020, Regional Council adopted amendments to Administrative Order Number 2020-009-
ADM, the COVID-19 Administrative Order (AO). Section 3B(1)(b) of the COVID-19 Administrative Order
(AO) provides that a public participation program adopted by Council pursuant to section 219 of the Charter
may be comprised of, wholly or in part, alternative public engagement. Alternative public engagement
means public engagement facilitated through one, or a combination of, the following means: written
correspondence, the internet, telephone, or meetings held virtually.

The MPS also includes a section on community participation. This section’s objective is to establish and
maintain a means for effective communication with residents so they can participate in a meaningful way.

Whether meetings are held online or in person is determined in response to specific engagement needs
and in alignment with permitted gathering sizes, public health protocols and Provincial directives.

If Council initiates the MPS amendment process, the public participation program and proposed level of
community engagement is consultation, achieved by:
e placing a sign on the subject property;
e sharing information via mail and the HRM website; and
¢ sending a questionnaire or survey to stakeholders and nearby property owners early in the review
process.

Regional Council must hold a public hearing before considering approval of any amendments.
Amendments to the Halifax MPS may impact the following stakeholders: residents, landowners, and

businesses.

EINANCIAL IMPLICATIONS

The HRM costs associated with processing this planning application can be accommodated for within the
approved 2020-2021 operating budget for C320 Regional Policy Program.

RISK CONSIDERATION

There are no significant risks associated with the recommendations contained within this report. This
application involves proposed MPS amendments. Such amendments are at the discretion of Regional
Council and are not subject to appeal to the N.S. Utility and Review Board. Information concerning risks
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and other implications of adopting the proposed amendments are contained within the Discussion section
of this report.

ENVIRONMENTAL IMPLICATIONS

No environmental implications are identified at this time.

ALTERNATIVES

1. Regional Council may choose to initiate the consideration of potential plan policy that would
differ from those outlined in this report. This may require a supplementary report from staff.

2. Regional Council may choose not to initiate the MPS amendment process. A decision of
Council not to initiate a process to consider amending the Halifax MPS is not appealable to
the NS Utility and Review Board as per Section 262 of the HRM Charter.

ATTACHMENTS

Map 1: Generalized Future Land Use

Map 2: Zoning and Location

Attachment A: Sketch Showing Parcels A,B & C
Attachment B: Mclintosh Estates Concept Plan
Attachment C: Application Letter/Rationale

Attachment D: Excerpts from the Regional MPS
Attachment E: Excerpts from the Halifax MPS
Attachment F: Excerpts from the Halifax Mainland LUB

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: Tyson Simms, Planner IIl, 902.717.5309
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Map 2 - Zoning and Location
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Attachment C: Applicant Letter/Rationale
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July 31%, 2020

Principal Planner

Planning & Development | Regional Planning | Urban Plan Amendments
HALIFAX

40 Alderney Drive, (2" Floor, Alderney Gate)

Dartmouth, HRM, Nova Scotia

P.0.Box 1749

Halifax, N.S., B3J 3A5

agarm@halifax.ca

Re: Site Specific Planning Amendment (SSPA) + Rezoning/Re-Designation of a Portion of 530 Herring Cove Road (PID No.
40095341) known as Parcel B, Spryfield, HRM.

Dear Miles:

On behalf of our client Vanguard Developments Inc. (Developer), KWR Approvals Inc. (applicant) is pleased to submit a
formal application for a Site Specific Planning Amendment (SSPA) to the MPS and accompanying rezoning/map re-
designations.

Previously in spring, KWR Approvals Inc. met with various multiple-disciplinary staff of HRM and our own Professional
Development Team (PDT) regarding this matter. Tyson Simms was at the meeting representing the Regional Planning |
Urban Plan Amendments division within the HRM Planning & Development Department.

Vanguard Developments Inc. has been working with HRM Development Services since 2012 on a major subdivision master
planned community known as Mclntosh Estates, which is a 348 residential unit neighborhood broken out into five phases.
This has been an as-of-right process under HRM’s Subdivision By-law. Phase 1a/1b (96 units/lots) has been approved and
taken to PAD ready stage (Dexter Construction) to date. All 96 lots were sold to West Bedford Holdings Limited (WBHL)
and their builder earlier this year. The affordable nature of the homes has seen all 30 homes in Phase 1a under construction
already. MclIntosh Estates when completed will have built an estimated $20,000,000 worth of infrastructure to accommodate
the 348 homes.

Vanguard and their PDT (SDMM, JTL Traffic Consulting and KWRA) have been working closely with HRM Development
Services to get detailed engineering and design approved for Phase 2 & 3 so we can begin construction as soon as approvals
are granted. A critical date for us is to begin road construction by April 2021 at the latest. We believe that all other aspects of
Phase 2 requirements have been submitted to HRM Development Services. A condition of Phase 2 approval is to bring a
sizable section of Mclntosh Street to HRM Minor Collector standards, where the Municipality can take it over.

As outlined in this application package, the SSPA + Re-zoning/Re-designation of Parcel B is critical to not only Phase 2
subdivision approvals, but the much needed improvements to the substandard Mclntosh Street. Upon your Case
Planner/Team Review, happy to answer any questions.

Thank You & Warmest Regards,

KWR Approvals Inc.

Cc: Tyson Simms, MCIP, LPP, Planner IlI
Geoff MacLean, P.Eng., SDMM
Vanguard Developments Inc.

'.'Iu 96 Wyse Road Kevin W. Riles
KWR Approvalsinc. kb Suite 1100 President & CEO
e Dartmouth Nova Scotia
of Expertise in B3A 4S5

Successful municipal
planning approvals KWRApprovals.com

The Art of Approvals



mailto:agarm@halifax.ca
simmst
Text Box


TABLE OF CONTENTS

1. EXECUTIVE SUMIMIAIY c.ciiiiiiiiiiee et e e e e e e e e e e ettt s e e e e eeeee e e e e et e a e aaseeeeeeeeenessnsannnnnsesaaeaennns
2. o =Tord [a Y Ao Yo IV ot o o ISR
3 CommuUNity BACKEIOUNG ......oviiiiiiiiiiiiiee ettt e e s e e e e e e st a e e e e e esannaeeaeeessnnnraeeeeean
4, Applicant and Project Development TEAaM (PDT) ..cccccuuiiieeeeeiiiee ettt e et e e e evree e e e e e e
5. TechNiCal StUAIES OVEIVIEW ...coeeiiiiiiiieiiteet ettt sttt st esbe e sane e sabeesnee e
6. Planning Rationale for SSPA Amendment t0 MPS..........ooiiiiiiiiiiie e e
7. SUMMArY aNd CONCIUSION ....uuiiiiiiiiiieieiiee e e e e e e et e e e eeeeeeeeeeaaaaaaeeeeesesasannnsnnsnnssnrsnnns
Appendices

A. Application Form for Site Specific Planning Amendment (SSPA)

B. LIMS Map and Parcel Historic Listing Report

C. Applicable Planning Policy Overview (MPS, LUB, Regional Plan)

D. Parcels A,B & C

E. Subdivision of Parcel B

F. Zoning Map of 530 Herring Cove Road including proposed Parcel B

G. Existing Conditions Survey of 7 Mclntosh Street

H. Mclntosh Estates Approved HRM Concept Plan

I Mapping Showing Mclntosh Street and Area of Widening/Improvements

J. Phase 2 MclIntosh Estates Subdivision Plan

K. Google Earth Image of Parcel B



Executive Summary

Parcel B (Appendix D) is a proposed 419.1 square metre (4,511.19 square foot) portion of the overall Lot SCH-1R
otherwise commonly known as HRM Parcel PID No. 40095341 at 530 Herring Cove Road (Appendix A). 530 Herring
Cove Road is a municipally serviced undeveloped corner parcel at the entrance to Mcintosh Street and intersection
of Herring Cove Road/Mclntosh Street. Both proposed Parcel B/530 Herring Cove Road are zoned Park and
Institutional (P) as shown on the Halifax Mainland Land Use By-law ZM-1 Zoning (South Section) map (Appendix K).
The Halifax Municipal Planning Strategy Mainland South Secondary Planning Strategy Map 9F Generalized Future
Land Use (GFLUM) designates 530 Herring Cove Road/Parcel B as Institutional (Inc.). 530 Herring Cove Road is 1.3
acres in size or 56,628 square feet. Parcel B would comprise 8% of the total land area currently of 530 Herring Cove
Road.

Vanguard Developments Inc. (Vanguard) as the Developer to a nearby master planned community known as
Mcintosh Estates has been working with HRM and their Development Services Department for subdivision approvals
since 2012 through their Professional Development Team (SDMM & KWR Approvals Inc.). McIntosh Estates is a five
phase 348 lot development. Phase 1a/1b was previously approved by HRM and their 96 lots were constructed to
PAD ready status at the end of 2019/ beginning of 2020. West Bedford Holdings Limited (WBHL) purchased all 96
PAD ready lots and currently there is approximately 30+/- homes being build in Phase 1a. Detailed Engineering &
Design of Mcintosh Estates Phase 2 consisting of 40 lots is currently being worked on and requires significant
improvements to a portion of the existing Mclntosh Street.

Mclntosh Street (Appendix |) is a non accepted, substandard street which HRM provides some municipal services to
residents since the former Halifax County days (pre HRM amalgamation in 1996). “In order for Mcintosh Street to
be considered a second access to the proposed five Phase Mcintosh Estates subdivision (see Appendix H), the street
is required to be upgraded to an acceptable municipal standard (minor Collector with sidewalks and appropriate
street drainage)” ... HRM correspondence dated September 30, 2013. The current access of Phase 1 onto Herring
Cove Road known as Golden Way as per HRM requirements has a limit of 100 lots. A second approved access is
required for any lots in McIntosh Estates beyond 100 which is a standard HRM requirement.

For information, the portion of Mclntosh Street which would have to be widened with curbs/sidewalk and asphalt
is shown in Appendix | and highlighted in yellow. This portion of MclIntosh Street is from the corner of the intersection
of future Phase 2 road known as Honeygold Drive/McIntosh Street to the intersection of McIntosh Street/Herring
Cove Road. Habitat for Humanity Nova Scotia owns the lot/building at the corner of McIntosh Street/HoneyGold
Drive known as 19 MclIntosh Street.

Including HRM owned 530 Herring Cove Road, there are fifteen (15) properties on the section of Mclntosh Street
which would be directly improved by upgrading to a minor collector for both pedestrian and vehicular circulation.
Five of these properties contain small apartment buildings, including 7 MclIntosh Street which is adjacent to 530
Herring Cove Road to the Northwest and important to this application. Residents of both future Phases 2/3 of
Mclntosh Estates are anticipated to utilize the improved minor collector enhancements to the noted section of
Mclntosh Street as well as existing single-family residents and apartment tenants living on the Street.

As can be expected, the upgrading of a sizeable section of a very old substandard county street to current HRM
Municipal Minor Collector standards is a significant undertaking by Vanguard Developments Inc. and its PDT Team.
To widen Mclntosh Street in the applicable area, requires working with several existing residents living at 13, 15, 17,
19 Mcintosh Street as well as the Apartment Owner at 7 McIntosh Street and HRM as the owners of 530 Herring
Cove Road.



Project Introduction

7 Mcintosh Street (PID No. 40097040, Appendix G) adjacent to 530 Herring Cove Road has an existing six (6) unit
apartment building. In order to widen Mcintosh Street as part of making it acceptable as a Minor Collector, the front
of Civic No. 7 property requires that a 40 square metre/430.6 square foot sliver of this land be consolidated with the
current Mclntosh streetway. This 430.6 square foot sliver is shown on Appendix F as Parcel A highlighted in yellow.
Appendix G shows the existing conditions of 7 Mclntosh Street including the 6-unit Apartment Building.

The challenge is in widening Mcintosh Street (PID No. 41407404) to a reasonable Minor Collector standard and
consolidating Parcel A of 7 Mclntosh Street with it, means the existing apartment building would lose its six tenant
parking spaces out front. 7 Mclntosh Street is currently zoned R-4 Multiple Dwelling Zone.

The only practical solution is to move these six tenant parking spaces to the rear of the property however, the
property is too small. To accommodate the six tenant parking spaces at the rear, enough land from 530 Herring Cove
Road (PID No. 40095341) would be required. This required land is what comprises the proposed six tenant parking
stalls for 7 MclIntosh Street and is what we refer to as Parcel B (Appendix E1). Parcel A being consolidated with
Mclntosh Street to give it extra width makes 7 MclIntosh Street an undersize lot as per the Halifax Mainland Land
Use By-law (LUB) for the R-4 (Multiple Dwelling Zone).

v Provide enough area to replace the six tenant parking stalls currently at the front of apartment building on
7 Mclntosh Street.

v' Create enough land area that would meet the minimum lot area requirement of 6,000 square feet as per
the Multiple Family (R4) zone.

v' Create a split zone situation (see Appendix E1) where the current 7 Mclntosh Street portion of the proposed
Parcel 9B would be zoned R4 Multiple Family and the Parcel B portion from 530 Herring Cove Road where
the 6 tenant parking stalls would be located is zoned Park and Institutional (P) zone.

R/
0.0

There is no
enabling policy in the Halifax Municipal Planning Strategy (MPS) to allow a rezoning
application for this portion known as Parcel B from Park & Institutional (P) zone to R4
Multiple Family to permit the six parking stalls for the existing apartment building at 7
Mclintosh Street. When an MPS does not have an enabling policy, a Site Specific Planning
Amendment (SSPA) would need to be approved by Regional Council to create a policy in
the MPS that would permit Parcel B to be rezoned/re-designated from Parks &
Institutional (P) to R4 Multiple Family to permit the six residential tenant parking spaces
for the existing apartment building. This is the sole purpose of this SSPA + Rezoning for
Parcel B, which is to simply allow the transfer of the six current parking stalls at or near
the front of the 7 McIntosh Street apartment building to the back of the building.



Community Background & Zoning Review

Parcel B as part of 530 Herring Cove Road Lake is at the corner of Herring Cove Road/Mclntosh Street. Herring Cove
Road properties on the same side as the subject property (Parcel B/530 Herring Cove Road) are zoned R4 Multiple
Dwelling zone. Immediately across Mclntosh Street from Parcel B/530 Herring Cove Road are four R4 zoned
properties with existing apartment buildings on them. Parcel B as noted early abuts an existing R4 zoned six-unit
apartment building. Across Herring Cove Road to the South & West from Parcel B/530 Herring Cove Road is a row of
smaller Minor Commercial C2-A zoned properties. Along Herring Cove coming from the East leading up to 530
Herring Cove Road/Parcel B are a further eight (8) mid to large apartment buildings numbered 554 to 532.

Further north to the rear of Parcel B/530 Herring Cove Road are several R2 zoned properties with residential
dwellings on them. Major residential developments near the Subject Parcel B to the North being McIntosh Estates
and Governor’s Brook. Both these major residential subdivisions/communities are zoned Residential Development
District (RDD). The six-unit apartment building adjacent to Parcel B/530 Herring Cove Road has been in existence for
an estimated 50+ years. Immediately to the east of Parcel B is adjacent R2 zoned residential property with residence
on it known as 13 MclIntosh Street.

In working for over a decade on MclIntosh Estates involving a significant amount of interaction with neighborhood
residents and HRM Development & Transportation staff, it has been a goal to bring the noted portion of MclIntosh
Street to a municipal street standard and specifically minor collector. This would make the McIntosh Street safer for
both vehicular and pedestrian traffic by having wider street, asphalt paving, sidewalk/curb, better drainage, traffic
calming measurers and improvements to access in and out of Herring Cove Road.

The six parking stalls located at or near the front of the apartment building at 7 McIntosh Street have been a long-

standing item on MclIntosh Street and this neighborhood for decades.

Applicant and Project Development Team (PDT)
Vanguard Developments Inc. has assembled an experienced PDT for this planning application. The PDT consists of:

Project Team Project Responsibility Principle Contact Contact Information
Member
Vanguard Developer Bassem Iskander,
Developments Inc. Director
KWR Approvals Inc. | Urban Planning and Kevin W. Riles,
Management of President & CEO

Planning Application &
Approvals

Patricia MacLeod

JRL Consulting Inc.

Traffic Impact
Statement and Analysis

Jeff LeBlanc, P. Eng.,
Transportation and Traffic
Consultant

SDMM Ltd.

Civil Engineering,
Surveying and Servicing

Geoff MacLean, P. Eng.,
Project Engineer

Levis Street Design
Group Ltd.

Architecture and Design

Andrew Holly
Certified Housing
Professional
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Technical Studies Overview

Unlike typical rezonings and development agreements, where there are major buildings or structure proposed
requiring the usual technical studies, this proposed SSPA + rezoning/re-designation of Parcel B as a portion of 530
Herring Cove Road, is simply relocating six existing tenant parking spaces at the front of the 7 MciIntosh Street
apartment building to the rear behind the property. This proposed change would not increase any traffic or change
the existing use. The PDT in creating the proposed Parcel B size and configuration (Appendix D & E) took a minimum
area required to ensure adequate space for six tenant parking spaces, traffic circulation and pedestrian movement.
Parcel B as previously noted is only 4,511.19 square feet.

PLANNING RATIONALE: Context for Site Specific Planning Amendment Application
(SSPA) + Rezoning/Re-designation of Parcel B from Park & Institutional (P) to Multiple
Dwelling (R4) Zone

Amendments to an MPS are generally not considered unless it can be shown circumstances have changed since the
document was adopted to the extend the original land use policy is no longer appropriate. Site specific planning
amendments (SSPA) require further justification as to what circumstances have changed in the Municipality,
community, neighborhood, or property to justify it.

There is no enabling policy in the MPS that would enable a re-designation of Parcel B as a portion of 530 Herring
Cove Road from Park & Institutional (P) zone/Institutional Designation (INS) to Multiple Dwelling (R4) zone/High
Density (HDR) Residential GFLUM designation to allow for the relocation of six tenant parking spaces for the adjacent
apartment building. The Park & Institutional (P) zone of Parcel B does permit as of right commercial parking intended
for use of six relocated tenant parking spaced for the adjacent apartment building at 7 McIntosh Street. The adjacent
apartment building to Parcel B at 7 McIntosh Street (Appendix E) is zoned Multiple Dwelling (R4). The intention is to
match this (R4) zone /designation at 7 McIntosh Street with Parcel B and consolidate as one new property known as
Parcel 9B.

In reviewing the Planning Rationale for this SSPA + Rezoning/Re-designation of Parcel B, the following HRM Planning
documents were reviewed and analyzed. Appendix C outlines some excerpts from the various HRM Planning
Documents uses in our analysis.

e  HALIFAX Regional Municipal Strategy (RMPS)

e Mainland South Secondary Planning Strategy (MSSPS) (Section X) within the HALIFAX Municipal Planning
Strategy.

e HALIFAX Municipal Planning Strategy, Mainland South Secondary Planning Strategy Map 9f Generalized
Future Land Use

e  HALIFAX, Mainland Land Use By-law ZM-1 Zoning (South Section) Map

e Halifax Mainland Land Use By-law

e Section 7 (Plan Amendments) to the Mainland South Secondary Planning Strategy (MSSPS), page 277.

e Policy G-16 (page 106) of the HALIFAX Regional Municipal Strategy (RMPS)

e Section 7 (Plan Amendments), page 277 of the HALIFAX Regional Municipal Strategy (RMPS) outlines three
situations where an amendment to this MPS is required.



Policy 2.6 (page 8 of Halifax MPS) “The development of vacant land, or of land no longer used for
industrial or institutional purposes within existing residential neighbourhoods shall be at a scale and for
uses compatible with these neighbourhoods, in accordance with this Plan and this shall be accomplished
by Implementation Policies 3.1 and 3.2 as appropriate.”

530 Herring Cove Road and Parcel B as a portion of it is deemed Park and Institutional on both the Land Use
and GFLUM maps. Over the past couple of decades development and growth has strongly increased in
Spryfield and this part of the community in general. The largest subdivision/community near Parcel B is
known as Governor’s Brook just to the North. The developers involved in this SSPA + Rezoning/Re-
designation Vanguard Developments Inc. have completed Phase 1a/1b (96 lots) of a total 348 residential
dwelling lots in the neighbourhood known as MciIntosh Estates which is less than 100 metres from Parcel
B.

Parcel B/530 Herring Cove Road is presently vacant undeveloped land that was deemed surplus by the HRM
Municipality and put on the open market for sale a few years ago. Approximately, five hundred (500) metres
to the north from Parcel B/530 Herring Cove Road is J.L. lIsley High School and its recreation amenities; an
extensive Mclntosh Run trail system runs through Governor’s Brook and eventually Mcintosh Estates just
200+ metres to the North West and Roaches Pond Park/Playground well used by the community is 800
metres to the South East. Additionally, Mcintosh Estates in addition to the McIntosh Run trail system, has
extensive passive parkland area within the development.

It is our understanding in discussions with HRM over the years, 530 Herring Cove Road was deemed surplus
since it was not required for parkland or passive recreation purposes appreciating. The neighborhood and
community appear to be well-serviced by other HRM Parks, schools, trails, playground, and community
facilities.

Parcel B at the very rear of 530 Herring Cove Road parcel is a small portion at 8% of the overall 1.3-acre
total lot size of 530 Herring Cove Road. Parcel B in location, size, and use (parking) would not HRM if for
argument sake the Municipality wanted for some reason to create a playground or other recreation amenity
space at 530 Herring Cove Road. HRM would have 92% of the property available.

Parcel B SSPA + rezoning/re-designation to R4 multiple-dwelling is an important factor to create the
necessary space at the front of 7 Mclntosh Street to widen the road and place a curb/sidewalk. Bringing
this section of Mclntosh Street up to minor collector status with asphalt, proper drainage, curbs, widening,
and sidewalk is an important public amenity for existing residents of McIntosh Street and future residents
living in Phase 2 & 3 Mcintosh Estates. Parcel B re-designation is a key component required to achieve
Minor Collector status of this section of McIntosh Street and provide a safer more enjoyable
vehicular/pedestrian experience for residents alike.

Moving six existing tenant parking spaces from the front of 7 Mcintosh Street to the rear of the building
on Parcel B is at scale for uses compatible with the neighborhood.

Policy 9.3 (page 31 of Halifax MPS) Design standards for all streets within the City shall pay attention to
the provision of adequate and safe pedestrian routes.

Section 9, Transportation (page 31%) of the Halifax MPS states the OBJECTIVE is for “the provision of a
transportation network with special emphasis on public transportation and pedestrian safety and
convenience which minimizes detrimental impacts on residential and business neighborhoods, and which
maximizes accessibility from home to work and to business and community facilities.”



Mclntosh Street as a former Halifax County travel surface is in very poor shape, and we would argue does
not minimize the detrimental impacts to residents. Upgrading a sizeable portion of McIntosh Street to
minor collector status would service existing residents living on and future residents of Mcintosh Estates
to ensure a safe and enjoy vehicular/pedestrian experience. The re-designation of Parcel B to permit 6
tenant parking spaces would be part of the requirements necessary to realize making the applicable
section of MclIntosh Street a minor collector and meeting the intent of Policy 9.3.

Section 4.2 T-16 of the HALIFAX Regional Municipal Planning Strategy states “Streets shall be designed
to support pedestrians, bicyclists, and public transit to improve public health and safety.

Mclntosh Street in its current form is not achieving this. MclIntosh Street once upgraded to a Minor Collector
for the applicable portion would be consistent with the intent of Section 4.2.

Chapter 9: Governance and Implementation, Policy G-16, of the HALIFAX Regional Municipal Planning
Strategy.

Provided other policies of this Plan are satisfied and the proposed development is limited in scale, for the
purpose of providing for the development of similar uses on properties which abut one another or share a
common street line, HRM may consider the following development agreements or amendments to the
applicable Land Use By-laws, for lands which are located where land use designations abut one another, as
shown on the Generalized Future Land Use Map (Map 2):

(a) amendments within a designation to provide for the development of uses which are uses permitted
within the abutting designation;

(b) amendments within a designation to provide for the development of uses which are uses permitted by
the zone on the abutting property within the abutting designation;

The proposed development for Parcel B is limited in scale and in practical terms would be the
establishment of six tenant parking spaces from the front of adjacent property 7 McIntosh Street to
behind the apartment building (Parcel B). These six parking spaces on Parcel B would be the exact same
use as the already existing in the long-established tenant parking spaces for a 50+/- apartment building.
Further, amending the HALIFAX, Mainland Land Use By-law ZM-1 Zoning (South Section) Map to change
the (Parcel B) zone from Park and Institutional (P) to match the adjacent abutting designation of R4
Multiple Dwelling at 7 Mclntosh Street (PID No. 40097040) makes complete sense from a planning
perspective as the apartment building which sits on an R4 zoned property would have it tenant parking
lot at the rear (Parcel) B also zoned R4. This ensures the new Parcel 9B property (7 McIntosh Street) is
zoned R4 and meets all the HRM land use by-law requirements. This is consistent with the intent of
Policy 16 (a) (b).

Summary and Conclusion

The Site-Specific Planning Amendment (SSPA) + Rezoning/Re-designation of Parcel B would simply permit an existing
use of tenant parking on an adjacent property to continue while ensuring the substandard Mclntosh Street is brought
to accept HRM Minor Collector Standards for the safety and enjoyment of current and future residents in the
community. Further the SSPA + rezoning/re-designation of Parcel B require only a very small portion (8%) portion of
HRM'’s 530 Herring Cove Road. Leaving HRM with most of the 1.3 original acres to use as they see fit.
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Attachment D: Excerpts from the Regional MPS

3.2.1 Urban Settlement Designation
The Urban Settlement Designation encompasses those areas where development serviced with
municipal water and wastewater systems (serviced development) exists or is proposed under this
Plan. The designation includes three designated growth areas where Secondary Planning Strategies
haven been approved (Morris-Russell Lake, Bedford South and Bedford West) three areas for future
serviced communities, subject to HRM approval of secondary planning (Port Wallace, Sandy Lake,
and the Highway 102 west corridor adjacent to Blue Mountain - Birch Cove Lakes Park).

3.3 PLANNING AND DESIGN FOR GROWTH CENTRES
Tables 3-1 and 3-2 outline the types of centres intended for the Urban Settlement and Rural

Commuter Designations respectively and the associated design characteristics which are to be
supported when preparing secondary planning strategies.

Table 3-1: Future Characteristics of Urban Settlement Growth Centres

«Encourage infill or
redevelopment of
large parking lots into
tradrtional blocks with
streetwalls and step-
backs

+Pedestrian oriented
facades

urban forest canopy
cover to be maintained
and improved

* Riparian canopy cover
to be maintained and
improved

* Provisions for food
securty

Centre Centre Name Land Uses and Transit, AT and Parking | Open Space Cultural Heritage
Type Design
Urban Spryfield «Mix of low, medium + Connecting paint for « Streetscaping featuning | » Built and natural
District Bedford West and high denzity transit routes to other landzcaped pocket heritage o be
Growth Sunnyside Mall residential, centres and Regional parks and tree-lined maintained and
Centre Backville commercial, Centre streets improved
Russell Lake institutional and + Enhance pedestnan * Interconnected private | = Hentage features
Port Wallace recreation uses linkages and public open space integrated with new
Sandy Lake +|n established + Sireet or shared linked with greenbelt development
Huwy. 102 West residenfial surface parking at the comdors = Public art integrated
Cormdor neighbourhoods, low rear wherever possible | » Improved quality and with new development
Bedford South to medium density « Access to AT routes guantity of parkland = Scenic public views
residential uses + Short inferconnected = Focus on waterfront preserved
«Existing retail plazas blocks for ease of parks and frails * Cultural hentage
and shopping centres | walkability « Private and public realm | comdors

CHAPTER 4: TRANSPORTATION AND MOBILITY

4.0 INTRODUCTION
An effective regional transportation system links people and communities with each other and
with the goods, services and employment opportunities which they seek, in an environmentally
sensitive and fiscally responsible manner. It offers a choice of interconnected travel modes and
forms a powerful tool for shaping future development. For this to occur, new investments in




infrastructure or services should be strategically planned in conjunction with land use and
coordinated with all levels of government.

4.3 STREET DESIGN
T-16 Streets shall be designed to support pedestrians, bicyclists, and public transit and to improve

public health and safety.



Attachment E: Excerpts from the Halifax MPS

1. RESIDENTIAL ENVIRONMENTS
Objective: The development and maintenance of Mainland South as a predominantly residential area
with a diverse mixture of family and non-family housing.

1.1.1 "Residential Environments" in terms of this secondary strategy means:
(a) Low-Density Residential,

(b) Medium-Density Residential;

(c) High-Density Residential;

(d) Residential Development District.

1.1.2 Forms of residential development which may be permitted in Mainland South are:
(a) conversions;

(b) detached dwellings;

(c) semi-detached dwellings;

(d) duplex dwellings;

(e) townhouses; and

(f) apartments.

2. COMMERCIAL

2.3 The designated "Minor Commercial” areas along the Herring Cove Road and Dentith Road are the
primary retail and business areas in Mainland South; and minor commercial uses shall be restricted to
areas so designated.

3. INSTITUTIONAL
Objective: Public and private institutional uses to serve the Mainland South area and the City.

3.1 Institutional development may comprise public, quasi-public and non-commercial private institutional
uses devoted to the provision of social, cultural, health, educational and recreational services.

3.1.1 Institutional uses may be considered throughout Mainland South, through rezoning. In considering
such rezoning, the City shall have regard for compatibility with neighbouring residential uses in terms of
scale, size, intensity of use, traffic generation, and noise.

3.2 The City shall encourage existing institutional uses to remain in their present locations, and shall
encourage the re-use of such institutional areas and facilities, consistent with the policies of this Section
and Part I, Section II.

AMENDMENTS TO THE ZONING BY-LAW

4.3 More specifically, for those applications for amendments to the zoning bylaw in Mainland South as
defined on Map 1, the City shall require an assessment of the proposal by staff with regard to this Plan
and the adopted Land Development Distribution Strategy, and that such assessment include the potential
impacts of the proposal on: (a) the sewer system (including the budgetary implications); (b) the water
system; (c) the transportation system (including transit); (d) existing public schools; (e) existing recreation
and community facilities; (f) the provision of police and fire protection services; and any other matter
deemed advisable by Council prior to any final approval by City Council.



Attachment F: Excerpts from the Halifax LUB

FZONE: PARKAND INSTITUTIONAL ZONE

51(1)

S1E)

51(3)

L&
[FH]

The followns uses shall be pemuitied in any P Zone:

()
(b
(€
(d)

()
®
|:g__|

a public park;

a recreation fizld, sports club, and community facilities;

3 cemefery;

a bospital, public school, umiversity, monastery, church, library, court of law, or
other instihation of 3 simdlar typs, either pablic or private;

an imstinaion 1sed for the advansement of public school aducation services;
wses accessory o any of the ases in (&), (0). (<), (d) and {];

day care facility (RC-Mar 209;E-Mar 21/09).

Mo person shall in any P Zome carmy out, of canss Of permit to be carmed ouf, amy
development for any purpese other than ope or more of the wses s=t out in subseciien

(1.

Mo person shall in ary P Zone use of permdt oo be ased any land or building in whols
of in pant for any purpose other than one or more of the nses sef out in sabsection (1)

SIGNS

Mo person shall in a P Zone erect, place or display any hilTboard or sigpn except:

()
(B)

(£

(d)
(2]

()

Ome fascia sipn per butlding elevation facing a strest;

Ome fascia sign for the building elevation containing the mam entrance where
vuch entrance does not face a soest.

Ome fres standing sign oot te excead 12 feet in height and 440 square 2ot in arsa
[par side)) per vehicular enmance and padestrian entrance where soch enfrance is
not part of a vehicnlar entrance, provided howewver, that where the property
Comfains mere than one priocipal park apd institaotional use such sizn shall oot
emcead 18 fe=t in beight and an additional 10 square feet of area may be added
to a maxipoum of 80 square feet (per side) for each additional park and
instinational use;

The signs pernitted by (a), (b)), and () may be Wumirated;

The signs permitted by (a). (b). and (c) shall be limited to indicating the name of
the mulding ar site and civic address of the property on which it &= lecatsd, the
laga, shogan or matto of the eccupand of swch building or site; and

The sipns permirted by (a). (o) and () may also confain a changeahls masszage
area which shall be limited fo indicatdng the pame daie and time of an event
takinz place on the site.

REQUIREMENTS

Buildmgs erected, altered or used for P uses in a P Zope shall comply with the
following requirements:



{a) Ewvery building shall be at least 12 feet from any other I:lluldmg and at least § feet
from the rear and both side lines of the lot on which it 1s situated and at least 20
feet from any street line in front of such building;

(b) Notwithstanding the provisions of clause (a), a carport o1 a detached or attached
non-commercial garage shall be located not less than 4 feet from the rear and
both side lines of the lot on which 1t 15 sifuated, and shall be located 8 feet from
any other building;

(¢} Where a building is situated on a comer lot, it shall be at least 20 feet from each
street line abutting such lot.

R-4 Z0ONE: MULTIPLE DWELLING ZONE

3%(1)

5

183

i

6B

L]

The following ws=s shall be permitted in any F-4 Zome-

(a) E-I, B-Iand B-2T uses;

(0]  ‘hoarding heuse;

(c) lodemg or reoming house;

(d) aparment house;

(g} wses apcessory to any of the foregoing wses o not specifically prohibited:;

OTHEE USES

(f) inanyops buildng, ope ofice for rendering professional or persenal services,
provided that the net area for such purposes does not exceed T00 sq.6.;

() special care hames;
Erzenbaize;

(1) the office of a consulatz located in a single-family dwelling provided such
dwelling is used by the consul as his prvate residence.

() day care facility (BC-Adar 1009 E-Aar 2100%)

Mo perzon shall in any B4 Zone camy ouf, of canse or permedt to be camisd out, any
development for any purpose other than one or mware of the uses set out in subsection
(1.

Mo person shall in amy B2 Zone use of permit to be used any land or building in whole
or in part for any purpese other than one or more of the wses 8t out m subsecton (1.

COMMFERCTATL USES

Notwithstanding the provisions of Section 9(d), 14 and 231}, an apartment house at ar
within 130 ft of an intersection. which confain: 100 or mare self-contained dwelling
units may mchude these commencial uzes which are permitied m Secton 3BA(1), except
2 bowling alley, a motion pichme theatre, a service statton and billboard, provided that
suwchuses ars lacated on the ground fleor of the apartment and are separately accessible
from the building exterior.

SIGMS

Exterior adverdsing of the commercial wses described in Section 294 shall be permitted
provided such advertsing is not iluminated.

NO WINDOW DISPLAY

Where any butlding is used in an B-2 Zene for any of the purposes descobed m clanse
(f} of Section 281}, oo display window shall be permitted nor shall any evidence of
the nze af soch building for sweh parpeses be visible from the exterior of such building,
PROVIDED HOWEWEE. that nothing comtained herem shall prokibic the display of a
siEn not exceeding one squars foof M arsa and beanng the name and profession as sst
farth in clanse (f) of Section 29(1) of any person occupying swch ilding.
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