
P.O. Box 1749 
Halifax, Nova Scotia 
B3J 3A5 Canada    

Item No. 15.1.1 
Halifax Regional Council 

July 9, 2024 

TO: Mayor Savage and Members of Halifax Regional Council 

FROM: Cathie O’Toole, Chief Administrative Officer 

DATE: June 14, 2024 

SUBJECT: MPSA-2024-00238:  Planning Districts 1 and 3 (St. Margarets Bay) Municipal 
Planning Strategy and Land Use By-law amendments for lands at 5249 St. 
Margarets Bay Road and 51 Sonnys Road, Upper Tantallon 

ORIGIN 

Application by Sunrose Land Use Consulting on behalf of Allan Bardsley. 

EXECUTIVE SUMMARY 

Sunrose Land Use Consulting on behalf of Allan Bardsley has applied to amend the Planning Districts 1 
and 3 (St. Margarets Bay) Municipal Planning Strategy (MPS) and Land Use By-law (LUB) to allow for a 
mixed-use commercial/residential building. The proposal cannot be considered under existing MPS policies 
as the MPS limits commercial building footprints to 558 square meters (6000 square feet) and residential 
buildings to 12 units. Staff have reviewed the proposed MPS and LUB amendments relative to alignment 
with the intent of the MPS and advise that there is merit to the request. By initiating this application, staff 
will be able to further explore the technical aspects of the proposal, incorporate public feedback into the 
design, and determine an appropriate implementation plan for Regional Council’s future consideration. 
Therefore, staff recommend that Regional Council initiate the MPS amendment application process. 

RECOMMENDATION 

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

1. Initiate a process to consider amendments to the Planning Districts 1 and 3 (St. Margarets Bay)
Municipal Planning Strategy and Land Use By-law to enable the development of a mixed-use building
with a footprint greater than 558 square meters (6,000 square feet) in area and containing more than
12 residential units at 5249 St Margarets Bay Road, Upper Tantallon and 51 Sonnys Road, Upper
Tantallon; and

RECOMMENDATION CONTINUES ON PAGE 2 
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2. Follow Administrative Order 2023-002-ADM Respecting Public Participation for Planning 

Documents, Certain Planning Applications, and Engagement with Abutting Municipalities for the 
required public participation program and as outlined in this report.  

 
 

BACKGROUND 
 
Sunrose Land Use Consulting on behalf of Allan Bardsley, has applied to amend the Planning Districts 1 
and 3 (St. Margarets Bay) Municipal Planning Strategy (MPS) and Land Use By-law (LUB) to allow for a 
mixed use commercial/residential building with a footprint greater than 558 square meters (6000 square 
feet) and containing more than 12 residential units at 5249 St Margarets Bay Road and 51 Sonnys Road, 
in Upper Tantallon. This proposal cannot be considered under existing MPS policies, so the applicant is 
seeking amendments to the MPS and LUB to enable this proposal. 
 
Subject Site 5249 St Margarets Bay Rd and 51 Sonny’s Rd, Upper Tantallon (PIDs 

41454133 and 41454125) 
Location Both properties are located side by side on the northern side of the 

intersection of St Margarets Bay Road, Sonnys Road and Peggys 
Cove Road. The St. Margaret’s Bay Trail runs along the rear property 
lines of both subject properties. 

Regional Plan Designation RC (Rural Commuter) 
Community Plan Designation 
(Map 1) 

TCCV (Tantallon Crossroads Coastal Village) designation and VC 
(Village Centre) sub-designation under the Planning District 1 and 3 
(St. Margarets Bay) Municipal Planning Strategy 

Zoning (Map 2) VC (Village Centre) under the Planning District 1 and 3 (St Margarets 
Bay) Land Use By-law 

Size of Site Each property is 3487.5 square metres (37,540 square feet) 
Street Frontage 51 Sonnys Road: approximately 197.7 metres (648.6 feet) 

5249 St Margarets Bay Road: approximately 127 metres (416.6 feet) 
Current Land Use(s) Community uses 
Surrounding Use(s) Commercial and residential 

 
Proposal Details  
The applicant wishes to consolidate 5249 St Margarets Bay Road and 51 Sonnys Road, in Upper Tantallon, 
and develop a three-storey mixed-use commercial/residential building. The ground floor commercial space 
of the mixed-use building is intended to be utilized by Redmond’s Home Hardware Store which is a local 
business that requires a larger space to continue to operate and service the Tantallon community. The 
proposed building footprint is in the range of 1375 square metres (14,800 square feet) and 1835 square 
metres (19,800 square feet). The two floors above are proposed to contain between 16-25 residential 
dwelling units.  
 
MPS and LUB Context 
The subject properties are designated Tantallon Crossroads Coastal Village (TCCV) and sub-designated 
Village Centre under the Planning Districts 1 and 3 (St. Margarets Bay) MPS, and zoned Village Centre 
(VC) under the Planning Districts 1 and 3 (St. Margarets Bay) LUB.  
 
The TCCV designation was adopted by Regional Council in 2014 based on rigorous community 
engagement and planning for the area. The MPS describes how large-format buildings with large front yard 
parking lots are not a desired building form in the community, and the Village Centre sub-designation and 
VC zone reflect this desire by limiting building footprints to 558 square metres (6000 square feet) and 
residential buildings to 12 units. The objective of the TCCV designation and Village Centre sub-designation 
is to create a village centre with a mix of commercial, residential, and community uses that form a 
continuous streetscape of facades that encourage walking and socializing. While the MPS enables 
consideration of multiple unit dwellings and institutional uses that exceed the maximum building footprint 
and number of units set forth in the LUB through a development agreement planning process, the MPS 
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does not provide the same consideration for buildings that contain commercial uses. A site-specific 
amendment to the MPS is therefore required to enable a mixed-use development with a larger building 
footprint than 558 square metres (6000 square feet) and more than 12 residential units in this location.  
 
History of the Site 
The subject properties were subdivided into two separate lots in 2017. The Municipality has records that a 
permit was issued in 2001 for a storage building to be constructed in addition to an existing storage building 
at 5249 St Margarets Bay Road. However, the applicant provided local knowledge that the site has also 
previously contained a dwelling, a garden centre, and a gift shop over the past few decades, each at 
separate times. At this time, only two structures remain, and they are currently used for community events. 
Permits were issued in November 2023 to relocate those structures from 5249 St Margarets Bay Road to 
51 Sonnys Road. The applicant has indicated that these structures may be removed or relocated once 
more to facilitate the development of the proposed mixed-use building. 
 
 
DISCUSSION 
 
The MPS is a strategic policy document that sets out the goals, objectives and direction for long term growth 
and development in the Municipality. While the MPS provides broad direction, Regional Council may 
consider MPS amendment requests to enable proposed development that is inconsistent with its policies. 
Amendments to an MPS are significant undertakings and Council is under no obligation to consider such 
requests. Amendments should be only considered within the broader planning context and when there is 
reason to believe that there has been a change to the circumstances since the MPS was adopted, or last 
reviewed. 
 
Applicant Rationale  
The applicant has provided the following rationale in support of the proposed amendment(s): 
 

• The proposed mixed-use building will support commercial and residential land uses, which are 
needed in the Tantallon Crossroads community.  

• The proposed architectural design is a primary component of this proposal and contains elements 
such as a three-storey height consistent with the surrounding built environment, a landmark clock 
tower turret, architectural details around openings and integrated into the façade, multiple 
entrances, and pitched roofs. This will be a landmark building that enhances the coastal character 
of the community and facilitates a comfortable and pleasing experience at the pedestrian level. 

• The proposed site design establishes a continuous streetscape façade by locating parking in the 
rear yard of the proposed mixed-use building, developing continuous trail connections in the front 
and rear of the building, and providing landscaping along the front property lines. 

• Pedestrian linkages are enhanced by providing community access to and parking for the St. 
Margaret’s Bay Trail. A pathway may also be provided along the front property lines. 

 
Attachment A contains the applicant’s rationale letter.   
 
Review 
Staff have reviewed the submitted rationale in the context of site circumstances, surrounding land uses, 
and enabling planning policies. Staff advise that there is sufficient merit to warrant consideration of 
amendments to the Planning District 1 and 3 (St. Margarets Bay) MPS and LUB as the proposal is 
consistent with the objectives of the Tantallon Crossroads Coastal Village Secondary Plan and supports 
several needs in the community including housing, local economic development, and community place-
making.   
 
A full review would consider the following:  

• the scope and appropriateness of different planning tools, such as zoning, development 
agreements, site plan approvals and subdivision; 

• the feedback received though community engagement initiatives; 
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• the scale, site design and architecture of the proposal; 
• the capacity of the site to service the development with groundwater and wastewater; 
• the impacts to traffic generation and suitability of access and egress; 
• the potential for land use conflict and opportunities for mitigation; and 
• the benefits to the community. 

 
Conclusion 
Staff have reviewed the proposed MPS and LUB amendments and advise that there is merit to the request. 
The Tantallon Crossroads Coastal Village designation was adopted in 2014 by Regional Council after 
extensive community engagement. The objective of the TCCV designation is to support the needs of the 
community with respect to housing, local economic development, and community place-making. The 
proposed development aligns with this objective and therefore has merit to explore further through a 
planning process. By initiating this application, staff will be able to further explore the technical aspects of 
the proposal, incorporate public feedback into the design, and determine an appropriate implementation 
plan. Therefore, staff recommend that Regional Council initiate the MPS amendment application process. 
 
 
FINANCIAL IMPLICATIONS 
 
The HRM costs associated with processing this planning application can be accommodated within the 
approved 2024-2025 operating budget for Planning and Development.  
 
 
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 
and other implications of adopting the proposed amendments are contained within the Discussion section 
of this report.  
 
 
COMMUNITY ENGAGEMENT 
 
Should Regional Council choose to initiate the MPS amendment process, the HRM Charter requires that 
Regional Council approve a public participation program. In June of 2023, Regional Council approved the 
Public Participation Administrative Order (2023-002-ADM), which staff are proposing to follow. The 
proposed level of community engagement will be consultation, achieved through HRM’s website and 
through a public information meeting which would be held early in the review process prior to Regional 
Council considering approval of any proposed amendments. Planning staff will be available via telephone 
and email for one-on-one discussions with members of the community who have concerns or questions 
about the proposed amendments. The community will have further opportunity to engage with Regional 
Council at the required public hearing.   
 
 
ENVIRONMENTAL IMPLICATIONS 
 
The development is proposed to be serviced with on-site groundwater and wastewater. This aspect of the 
proposal may have environmental implications which would be explored through a full review of the 
proposal should Regional Council choose to initiate the consideration of amendments to the Planning 
Districts 1 and 3 (St. Margarets Bay) Municipal Planning Strategy and Land Use By-law.  
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ALTERNATIVES 
 

1. Regional Council may choose to initiate the consideration of potential 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 Planning Districts 1 and 3 (St. 
Margarets Bay) Municipal Planning Strategy and Land Use By-law is not appealable to the 
NS Utility and Review Board as per Section 262 of the HRM Charter. 

 
 
LEGISLATIVE AUTHORITY 
  
Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development 
 
 
ATTACHMENTS 
 
Map 1:  Generalized Future Land Use 
Map 2:  Zoning and Notification Area 
 
Attachment A: Applicant Rationale Letter 
Attachment B: Concept Drawings 
 
_________________________________________________________________________________ 
 
 
Report Prepared by: Claire Tusz, Planner II, Rural Policy and Applications – Development Services, 

902.430.0645  
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NOTES:

8)  THESE DRAWINGS ARE TO BE READ
    IN CONJUNCTION W/ THE SPECS.

    ARE TO BE USED FOR CONSTRUCTION.

6)  ONLY THOSE DRAWINGS MARKED
    APPROVED FOR CONSTRUCTION,

5)  CHANGES FROM THESE PLANS & SPECS

OR CONTRACTOR, BEFORE PROCEEDING.
APPROVED BY THE OWNER & ENGINEER 
MUST BE AGREED TO IN WRITING, &

STRUCTURAL COMPONENT SIZES.

2)  BUILDING CONTRACTOR IS
RESPONSIBLE FOR DETERMINING ALL

1)  TO BE CONSTRUCTED IN ACCORDANCE

BUILDING CODES AND BYLAWS.
WITH CURRENT LOCAL AND NATIONAL

3)  THE CONTRACTOR IS RESPONSIBLE

    ANCY BEFORE PROCEEDING.
    SITE & REPORTING ANY DISCREP-
    FOR CHECKING ALL DIMENSIONS ON

RESPONSIBILITY OF THE OWNER AND/OR 

4)  SPECIAL DRAWINGS AND APPROVALS 
TO SUIT MUNICIPAL BYLAWS REMAIN THE

BUILDER.

7)  DO NOT SCALE FROM DRAWINGS,
    USE FIGURED DIMENSIONS.

9)  DRAWING REPRESENTATIONS MAYBE

    SCHEDULES, IN WHICH CASE SPECS. &
    SCHEDULES OVERRIDE THE DRAWINGS.

    IN VARIANCE W/ DETAILED SPECS. & 

10)  REPRODUCED OR RESALE OF THESE
 DRAWINGS IS STRICTLY PROHIBITED
WITHOUT WRITTEN CONSENT.

11)  DRAWINGS ARE CONCEPTUAL ONLY AND 
IT IS THE RESPONSIBILITY OF THE OWNER
AND/OR BUILDER TO PROVIDE MECHANICAL,
CIVIL AND STRUCTURAL STAMPED
DRAWINGS TO THE CONTRACTOR.
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ELEVATION

NOTES:

8)  THESE DRAWINGS ARE TO BE READ
    IN CONJUNCTION W/ THE SPECS.

    ARE TO BE USED FOR CONSTRUCTION.

6)  ONLY THOSE DRAWINGS MARKED
    APPROVED FOR CONSTRUCTION,

5)  CHANGES FROM THESE PLANS & SPECS

OR CONTRACTOR, BEFORE PROCEEDING.
APPROVED BY THE OWNER & ENGINEER 
MUST BE AGREED TO IN WRITING, &

STRUCTURAL COMPONENT SIZES.

2)  BUILDING CONTRACTOR IS
RESPONSIBLE FOR DETERMINING ALL

1)  TO BE CONSTRUCTED IN ACCORDANCE

BUILDING CODES AND BYLAWS.
WITH CURRENT LOCAL AND NATIONAL

3)  THE CONTRACTOR IS RESPONSIBLE

    ANCY BEFORE PROCEEDING.
    SITE & REPORTING ANY DISCREP-
    FOR CHECKING ALL DIMENSIONS ON

RESPONSIBILITY OF THE OWNER AND/OR 

4)  SPECIAL DRAWINGS AND APPROVALS 
TO SUIT MUNICIPAL BYLAWS REMAIN THE

BUILDER.

7)  DO NOT SCALE FROM DRAWINGS,
    USE FIGURED DIMENSIONS.

9)  DRAWING REPRESENTATIONS MAYBE

    SCHEDULES, IN WHICH CASE SPECS. &
    SCHEDULES OVERRIDE THE DRAWINGS.

    IN VARIANCE W/ DETAILED SPECS. & 

10)  REPRODUCED OR RESALE OF THESE
 DRAWINGS IS STRICTLY PROHIBITED
WITHOUT WRITTEN CONSENT.

11)  DRAWINGS ARE CONCEPTUAL ONLY AND 
IT IS THE RESPONSIBILITY OF THE OWNER
AND/OR BUILDER TO PROVIDE MECHANICAL,
CIVIL AND STRUCTURAL STAMPED
DRAWINGS TO THE CONTRACTOR.
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NOTES:

8)  THESE DRAWINGS ARE TO BE READ
    IN CONJUNCTION W/ THE SPECS.

    ARE TO BE USED FOR CONSTRUCTION.

6)  ONLY THOSE DRAWINGS MARKED
    APPROVED FOR CONSTRUCTION,

5)  CHANGES FROM THESE PLANS & SPECS

OR CONTRACTOR, BEFORE PROCEEDING.
APPROVED BY THE OWNER & ENGINEER 
MUST BE AGREED TO IN WRITING, &

STRUCTURAL COMPONENT SIZES.

2)  BUILDING CONTRACTOR IS
RESPONSIBLE FOR DETERMINING ALL

1)  TO BE CONSTRUCTED IN ACCORDANCE

BUILDING CODES AND BYLAWS.
WITH CURRENT LOCAL AND NATIONAL

3)  THE CONTRACTOR IS RESPONSIBLE

    ANCY BEFORE PROCEEDING.
    SITE & REPORTING ANY DISCREP-
    FOR CHECKING ALL DIMENSIONS ON

RESPONSIBILITY OF THE OWNER AND/OR 

4)  SPECIAL DRAWINGS AND APPROVALS 
TO SUIT MUNICIPAL BYLAWS REMAIN THE

BUILDER.

7)  DO NOT SCALE FROM DRAWINGS,
    USE FIGURED DIMENSIONS.

9)  DRAWING REPRESENTATIONS MAYBE

    SCHEDULES, IN WHICH CASE SPECS. &
    SCHEDULES OVERRIDE THE DRAWINGS.

    IN VARIANCE W/ DETAILED SPECS. & 

10)  REPRODUCED OR RESALE OF THESE
 DRAWINGS IS STRICTLY PROHIBITED
WITHOUT WRITTEN CONSENT.

11)  DRAWINGS ARE CONCEPTUAL ONLY AND 
IT IS THE RESPONSIBILITY OF THE OWNER
AND/OR BUILDER TO PROVIDE MECHANICAL,
CIVIL AND STRUCTURAL STAMPED
DRAWINGS TO THE CONTRACTOR.
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