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P.O. Box 1749
Halifax, Nova Scotia
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Item No. 14.1.1
North West Community Council
December 9, 2024

TO: Chair and Members of North West Community Council

FROM: Jacqueline Hamilton, Executive Director of Planning and Development

DATE: November 19, 2024

SUBJECT: PLANAPP 2024-00499: Amending Development Agreement for 592 Bedford

Highway, Halifax

ORIGIN

Application by Parsco Engineering & Construction Ltd. (PECL)

EXECUTIVE SUMMARY

This report recommends substantive amendments to an existing development agreement for a 35-unit,
eight storey residential multi-unit dwelling at 592 Bedford Highway. The substantive amendments will
allow the conversion of existing indoor amenity space into four additional residential units. Staff
recommend that North West Community Council approve the proposed substantive amendment in
accordance with Policy 1.8 of the Bedford Highway Secondary Planning Strategy. There are no budgetary
implications as the applicant will bear all costs, expenses, liabilities, and obligations necessary to fulfill the
terms of this proposed amending development agreement.

RECOMMENDATION

It is recommended that North West Community Council:

1. Give notice of motion to consider the proposed amended development agreement, as set out in
Attachment A, to allow the conversion of indoor amenity space to four additional residential units and
schedule a public hearing;

2. Approve the proposed amending development agreement, which shall be substantially of the same
form as set out in Attachment A; and

3. Require the amending development 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 and any other bodies as necessary, including applicable appeal periods,
whichever is later; otherwise this approval will be void and obligations arising hereunder shall be at an
end.
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BACKGROUND

Parsco Engineering & Construction Ltd. (PECL) on behalf of the property owner, Dream Properties
Development Ltd, have applied to amend the existing development agreement for a 35-unit, eight storey
residential multi-unit dwelling at 592 Bedford Highway. The proposed amendments will allow four
additional residential units in the 35-unit building and the additional four units are achieved through the
conversion of interior amenity space. The consideration of four additional units requires a substantive
amendment to the existing development agreement.

Subject Property 592 Bedford Highway, Halifax

Location South of the intersection of Larry Uteck Boulevard and the
Bedford Highway

Regional Plan Designation Urban Settlement (US)

Community Plan Designation (Map 1) | Highway Commercial under the Bedford Highway
Secondary Plan of the Halifax Municipal Planning Strategy

Zoning (Map 2) C-2B (Highway Commercial Zone) under the Halifax Mainland
Land Use By-law and Schedule R of the Halifax Land Use By-
law

Size of Property 2,226.5 square metres (23,967 square feet)

Street Frontage Bedford Highway - Approximately 39.6 metres (130 feet)

Site Conditions Slopes upward as much as 14 metres (44 feet) from the
Bedford Highway

Current Land Use(s) Multi-unit dwelling under construction

Surrounding Land Use(s) North — Commercial (Manorhouse Furniture)

South and West — Residential (Ocean Brook Apartments)
East — Bedford Highway /Commercial (Fisherman’s
Market)

Proposal Details
The proposal is to increase the total number of residential units from 35 to 39 within the approved eight
story apartment building through internal conversion. There is no change to the bulk, scale or form of the
building. The major aspects of the proposal are as follows:
e The existing development agreement (Case 19110) permits an 35-unit eight storey building which
was approved by North West Community Council on February 11, 2019 (Attachment B).
e The substantive amendments allow an increase in the total number of units from 35 to 39 units, a
reduction in the required amount of indoor and outdoor amenity space, and allows one residential
unit without a private terrace/balcony.

Section 3.11 of the existing development agreement requires a total of 47 square metres (500 square
feet) of interior amenity space in the form of a community room and an outdoor terrace of at least 10
square meters (108 square feet). The proposed conversion will reduce the interior space requirement by
6.6 square metres (71 square feet) to 40.4 sq. m (435 square feet) and remove the outdoor terrace
requirement.

The building is presently under construction and the building floorplans show indoor amenity space well
beyond the requirements of the existing development agreement. The details are as follows:
e 286.9 square metres (3,088 square feet) of indoor amenity space will be converted into units by
removing the following:
o Gym on the 2" floor totalling 81 square metres (872 square feet);
o Amenity space on the 2" floor totalling 112.5 square metres (1,211 square feet);
o Meeting space on the 3 floor totalling 93.5 square metres (1,006 square feet); and
o Party room on the 7t floor totalling 56.3 square metres (606 square feet).


https://www.halifax.ca/sites/default/files/documents/city-hall/community-councils/170508nwcc1315.pdf
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e All outdoor amenity spaces in the form of terraces on the 7t floor totalling 10 square metres (108
square feet) will be converted to private terraces.

Enabling Policy and LUB Context

In 2011, Regional Council approved amendments to the Bedford Highway Secondary Plan (SPS) and
applied Schedule R to increase the level of land use control along Bedford Highway in the vicinity of Larry
Uteck Boulevard. The C-2B Zone that is applied in this area permits a mix of commercial and residential
uses, including multi-unit dwellings, while applying a maximum height of 10.67 metres (35 feet). Policy 1.8
of the SPS allows for the consideration of development greater than 10.67 metres (35 feet) in height
through the development agreement process. On February 11, 2019, North West Community Council
approved a development agreement for the eight-storey building with 35 units. An increase in the number
of units within the building is a substantive amendment to the existing development agreement.

DISCUSSION

Staff have reviewed the proposal relative to all relevant policies and advise the proposal, a conversion of
amenity space to an additional four units to the existing building, is consistent with the intent of the SPS.
Policy 1.8 of the SPS allows Council to consider a multi-unit dwelling greater than 10.67 metres (35 feet)
in height on this site by development agreement. There has been no change to the land use policies in
the area and the area context remains generally the same. Therefore, the current proposal to reduce
amenity space and create four additional residential units remains consistent with the policies of the
Bedford Highway SPS. Attachment C provides a detailed evaluation of the existing development
agreement in relation to the relevant SPS policies.

Proposed Amending Development Agreement
Attachment A contains the proposed amending development agreement for the subject site addresses
the following matters:

e increasing the total number of units from 35 to 39;

¢ one of the additional units will not have a private balcony;

e conversion of indoor amenity space to residential units; and

e conversion of all existing outdoor terrace amenity to private terraces.

Landscaping / Amenity Space

Policy 1.8.2 (h) of the Bedford Highway Secondary Planning Strategy states the following:
“Provision of both interior and exterior amenity areas and open space of a high quality, of a size
and type adequate for the active and passive use of the residents;”

Staff note the indoor amenity space provided as part of the approved building permit exceeded the
required amount by the development agreement. The proposed conversion of amenity space to
residential units will reduce the required indoor amenity space by only 6.6 square metres (71 square feet)
This reduction is minimal and the proposed reduced indoor amenity space still meets the overall policy
intent relative to provision of amenity area and open space for the residents of the building.

Priorities Plans

In accordance with Policy G-14A of the Halifax Regional Plan, staff considered the objectives, policies
and actions of the priorities plans, inclusive of the Integrated Mobility Plan, the Halifax Green Network
Plan, HalifACT, and Halifax’s Inclusive Economic Strategy 2022-2027 in making its recommendation to
Council. In this case, the following policies were identified to be most relevant to this application, and as
such were used to inform the recommendation within this report:

1) Designating areas for higher density residential development where there is an existing
or proposed high level of transit service such as a proposed Transit Priority Corridor to
support the development of walkable, affordable transit-oriented communities (Action 17
Integrated Mobility Plan). The subject site is on a Transit Priority Corridor.
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2) Increasing housing stock to accommodate the growing population in Halifax (Strategic
Objective 1.6 Halifax’s Inclusive Economic Strategy 2022-2027). The proposal will add
four units to a multi-unit dwelling that is already under construction.

Conclusion

Staff have reviewed the proposal in terms of all relevant policy criteria and advise that the proposal is
reasonably consistent with the intent of the SMPS. There has been no change to the policies which
enabled the development agreement in 2019 and no significant change to the context of the area. The
decrease in common indoor amenity space is minor and will result in four additional dwelling units.
Therefore, staff recommend that the North West Community Council approve the proposed amending
development agreement.

FINANCIAL IMPLICATIONS

The applicant will be responsible for all costs, expenses, liabilities and obligations imposed under or
incurred in order to satisfy the terms of this proposed development agreement. The HRM costs
associated with processing this planning applications and administration of the proposed development
agreement can be carried out 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 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
amending development agreement are contained within the Discussion section of this report.

COMMUNITY ENGAGEMENT

The community engagement process is consistent with the intent of the HRM Community Engagement
Strategy and the Public Participation Administrative Order (2023-002-ADM). The level of community
engagement was consultation, achieved through providing information and seeking comments through
the HRM website, signage posted on the subject site and letters mailed to property owners within the
notification area. A total of 175 letters were mailed to property owners and tenants within the notification
area (Map 2), eight of which were returned.

The HRM website received a total of 161 unique pageviews over the course of the application, with an
average time on page of 17 seconds. Staff received one response from a neighbor who opposed the
proposed development.

A public hearing must be held by North West Community Council before they can consider approval of
the proposed development agreement. Should Community Council decide to proceed with a public
hearing on this application, in addition to the advertisement on the HRM webpage, property owners within
the notification area shown on Map 2 will be notified of the hearing by regular mail.

ENVIRONMENTAL IMPLICATIONS

No additional concerns were identified beyond those raised in this report.



PLANAPP 2024-00499: Development Agreement
592 Bedford Highway, Halifax
Community Council Report -5- December 9, 2024

LEGISLATIVE AUTHORITY

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

ALTERNATIVES

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

2. Northwest Community Council may choose to refuse the proposed amending agreement, and in
doing so, must provide reasons why the proposed amending agreement does not reasonably
carry out the intent of the MPS. A decision of Council to refuse the proposed amending
agreement 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 Amending Development Agreement
Attachment B: Existing Development Agreement
Attachment C: Review of Relevant MPS Policies

Report Prepared by: Ardalan Shareghi Boroujeni, Planner Il, 782-641-3478
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Map 2 - Zoning and Notification Area
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Attachment A:
Proposed Amending Development Agreement

THIS FIRST AMENDING AGREEMENT made this day of [Insert Month], 20__,

BETWEEN:
[Insert Individual’s name]
an individual, in the Halifax Regional Municipality
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 592 Bedford
Highway, Halifax and which said lands are more particularly described in Schedule A hereto
(hereinafter called the "Lands");

AND WHEREAS on February 11, 2019 North West Community Council approved an
application to enter into a Development Agreement to allow for a 35 unit residential building on
the Lands (case 19110) which said Development Agreement was registered at the Land
Registration Office in Halifax on May 23, 2019 as Document Number 114497341 (hereinafter
called the “Original Agreement”);

AND WHEREAS the Developer has requested substantive amendments to the Original
Agreement to allow for an increase of 4 residential units on the Lands pursuant to the provisions
of the Halifax Regional Municipality Charter and pursuant to Policy 1.8 of the Bedford Highway
Secondary Plan of the Halifax Municipal Planning Strategy and Section 74 of the Halifax Mainland
Land Use By-Law;

AND WHEREAS the North West Community Council approved this request at a meeting
held on [Insert - Date], referenced as PLANAPP 2024-00499;

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

1. Except where specifically varied by this First Amending Agreement, all other conditions
and provisions of the Original Agreement as amended shall remain in effect.

2. The Developer agrees that the Lands shall be developed and used only in accordance
with and subject to the terms and conditions of this First Amending Agreement and the
Original Agreement.



Section 3.3.1 (b) of the Original Agreement shall be amended by deleting the text shown
in strikeout, and inserting the text shown in bold, as follows:

3.3.1 b) A multiple unit residential building containing a maximum of thirty-five{35)
thirty-nine (39) residential dwelling units, subject to the terms and conditions of
this Agreement.

Section 3.5.11 of the Original Agreement shall be amended by deleting the text shown in
strikeout, and inserting the text shown in bold as follows:

3.5.11 A balcony shall be provided for each-unitin thirty-eight (38) units of the
building. Balcony guardrails shall be constructed of glass, with or without metal
framing.

Section 3.11.1 of the Original Agreement shall be amended by deleting the text shown in
strikeout, and inserting the text shown in bold, as follows:

3.11 Amenity Space

3.11.1 In addition to private residential balconies for thirty-eight (38) units, amenity
space on the Lands shall be provided as shown on the Schedules and as follows:

(a) Atleast 185 square metres (2,000 square feet) of landscaped open space
between the building and the Bedford Highway; and

(b) An interiorcommunify-room-ofatleast 47 square-metres{500-squarefeet):
indoor amenity space of at least 40.4 square meters (435 square feet) on
the ground floor. And

(c) An-ouidoorterrace-ofatleast10-square-meires{108-squarefeet)



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 (Insert Registered Owner Name)
presence of:

Per:
Witness
Print Name:
Position/Title:
Date Signed:
SIGNED, DELIVERED AND ATTESTED to HALIFAX REGIONAL MUNICIPALITY
by the proper signing officers of Halifax
Regional Municipality, duly authorized in that
behalf, in the presence of:
Per:
, MAYOR
Witness
Date Signed:
Per:
Witness MUNICIPAL CLERK

Date Signed:




PROVINCE OF NOVA SCOTIA
COUNTY OF HALIFAX

On this day of , AD. 20, before me, personally came and
appeared , the subscribing witness to the foregoing indenture
who having been by me duly sworn, made oath and said that
of the parties thereto, signed, sealed and delivered the same in

his/her presence.

A Commissioner of the Supreme Court
of Nova Scotia

PROVINCE OF NOVA SCOTIA
COUNTY OF HALIFAX

On this day of , AD. 20, before me, personally came and
appeared , the subscribing witness to the foregoing indenture
who having been by me duly sworn, made oath and said that Andy Fillmore, Mayor and lain
MacLean Clerk of the Halifax Regional Municipality, signed the same and affixed the seal of the
said Municipality thereto in his/her presence.

A Commissioner of the Supreme Court
of Nova Scotia
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FORM 24

Purpose: to change the registered interest, benefits or burdens

(Instrument code: 450)

(If change(s) requested relate(s) to one or more of the following and no other interests are being added
or removed on this form: manner of tenure, description of manner of tenure, non-resident status,
parcel access or NSFLB occupant. Note: This form cannot be used to correct an error in a parcel
register).

(Instrument code: 451)

(Change to existing servient or dominant tenement PID number in a parcel register as a result of
subdivision or consolidation. Note: This form cannot be used to correct an error in a parcel register)

For Office Use

Registration district: Halifax

Submitter’s user number: 8241

HALIFAX COUNTY LAND REGISTRATION OF ‘I?id
| pertify

Submitter’s name: Jane M. Gourley-Davis 0 ey registared of
MacKay, Rogistrar
o
In the matter of Parcel Identification Nurnber (PID) . 9 LRJ ROD
MAY 23 28
PID 0028954 6 i

PID ®

]
€
|

(Expand box for additional PIDs, maximum 9 PIDs per forin)

The following additional forms are being submitted simultaneously with this form and
relate to the attached document (check appropriate boxes, if applicable):

O Form 24(s)
4 Form 8A(s) |

Additional information (check appropriate boxes, if applicable):

O This Form 24 creates or is part of a subdivision or consolidation.
0O  This Form 24 is a municipal or provincial street or road transfer.

[ This Form 24 is adding a corresponding benefit or burden as a result of an AFR of
another parcel.

May 4, 2009
2637330 v1



































































Attachment C: Review of Relevant MPS Policies

Halifax Municipal Planning Strategy
Section Il: City Wide Objectives and Policies

Policy Criteria

Staff Comment

Policy 8.6

The City should make every effort to ensure
that developments do not create adverse
wind and shadow effects. The means by
which this policy shall be implemented shall
be considered as part of the study called for
in Part Ill.

Staff comments for original Development Agreement remain
unchanged:

See 1.8.2(k) below for shadow effects. A wind study was
completed for a previous design of the proposed building.
During the redesign process, features such as canopies on
main entrances were added and the previous 8 storey
streetwall was redesigned to include a building stepback at
the fourth floor. All design improvements will minimize wind
impacts and maintain a comfortable pedestrian environment
for public spaces.

Policy 8.8
The City should protect vistas and views of
significant interest.

Staff comments for original Development Agreement remain
unchanged:

No views or vistas of significant interest impact are
significantly affected by the proposal.

Policy 9.6.6

The City should not enter a contract for any
development that would adversely affect the
principal street network, unless such
development would be clearly desirable
because of its positive effects as determined
by its conformity with, or furtherance of, the
principles established by the policies of this
Plan.

Staff comments for original Development Agreement remain
unchanged:

Bedford Highway is part of the Principal Street network. A
detailed review of the transportation impact was completed
and no significant impacts were identified.

Policy 9.6.7

The City shall control the number, location,
and spacing of access points, and the
intensity of frontage development along
principal streets by appropriate means to be
developed as part of the Transportation
Strateqgy Statement called for in Part I,
Section | of this document and shall maintain
good sign control to ensure that the functions
of the street system are protected where
these are not already controlled by the
Provincial Department of Highways.

Staff comments for original Development Agreement remain
unchanged:

Bedford Highway is part of the Principal Street network. The
proposed access points (two on Bedford Highway) meet
appropriate Municipal engineering requirements.

Policy 10.2

In order to ensure that critical sewer and
water problems will not be created within or
beyond development areas, the amount of
development shall be related to capacity of
existing (including potential rehabilitation) and
planned sewer, water and pollution control
systems, by drainage area, and shall not
exceed the capacities of those systems as
determined by the standard practices of the
City. This shall be accomplished by
Implementation Policy 5.

Staff comments for original Development Agreement remain
unchanged:

The proposed development is within capacities identified by
current engineering studies and Halifax Water.




Section VII: Bedford Highway Secondary Planning Strategy

Policy Criteria

Staff Comment

Policy 1.8.1

In  considering land use by-law
amendments to allow inclusion of a
specific property within Schedule “R’, the
lands must be within the Bedford Highway
Secondary Plan area, designated
Highway @ Commercial, zoned C-2B
(Highway Commercial Zone) and be
immediately adjacent to lands currently
identified in the land use by-law as
Schedule “R”. (RC-Jan 11/11,E-Mar 12/11)

Staff comments for original Development Agreement remain
unchanged:

The subject property is currently located in Schedule “R” and is
within the Bedford Highway Secondary Plan, is designated
Highway Commercial and is zoned C2-B (Highway Commercial
Zone). No amendments are proposed.

Policy 1.8.2

In considering development agreements pursuant to Policy 1.8, Council shall consider the following:

(a) the relationship of new development to
adjacent properties and uses; and, the
mitigation of impacts on the amenity,
convenience and development potential of
adjacent properties through effective
urban design and landscape treatment;

Staff comments for original Development Agreement remain
unchanged:

Western setbacks - Setbacks are approximately 15 feet from
western line and 35 feet from the closest multiple unit dwelling
(Oceanview Lane). Staff are of the opinion that 35 feet is
adequate because the proposed and existing buildings are not
parallel and the reduction in the setback is to a corner of the
existing building and not to the entire wall face.

Northern Setbacks - the main building is approximately 10 to
13.5 feet from the property line for much of the building. The
existing zone requires a zero setback for commercial uses and
20 feet from new residential development. Given the residential
use proposed is a taller (8 storeys) building, a greater setback
would be expected.

On the front portion of the building, closest to the Bedford
Highway, there is a zero sideyard setback which does not cause
an issue because of the proposed height (4 storeys). Southern
Setbacks- although setbacks are minimal, there is little risk that
buildings will be established adjacent this area.

Eastern Setbacks- setbacks from the Bedford Highway property
line are approximately 40 feet or greater, which are adequate.

The proximity of the proposed building predominantly influences
adjacent lands of Manorhouse Furniture and 3285414 NS
Limited (to the north). Manorhouse is not significantly affected
because of better relationships in grades and the size of the
Manorhouse property enables future design options which may
lessen any impacts. 3285414 NS Limited is affected to a greater
extent by the proximity of the proposal. Winter shadowing of the
3285414 NS Limited property could be expected. Winter
shadowing may affect heating costs and cause maintenance
issues. Other than noted, the proposed building would not
appear to significantly affect future developability of the
adjacent site.

Extensive landscaping is proposed throughout the development




with attention paid to the transitions from the public right-of-way
to the development. Further most of the remainder of the
property including rooftops are to be landscaped. The
amount of landscaping provides a uniform and quality
landscape aesthetic.

(b) direct access to and sufficient frontage
on Bedford Highway;

Staff comments for original Development Agreement remain
unchanged:

The property has direct access to Bedford Highway and has
approximately 39.6m (130 feet) of frontage on this street.
This frontage is more than sufficient for this development.

(c) the architectural design of the
building(s) including high quality building
materials, articulation of and variation to
the building(s) facades; and fine-grained
architectural detailing;

Staff comments for original Development Agreement remain
unchanged:

The primary cladding materials used include: coloured fibre
cement siding, aluminum and glass panels, aluminum windows
and doors, and aluminum and glass railings.

Building articulation and variation refers to three dimensional
modelling of a building and its surfaces, giving emphasis to
architectural elements that create a complementary pattern or
rhythm, dividing large buildings into smaller identifiable pieces.
Three sides of the proposed building are appropriately
articulated and varied but the north facade of the building, above
the fourth level, lacks the level of articulation found on other
sides.

Fine grained architectural detailing refers to a technique of using
smaller architectural components to break up or minimize larger
ones of which they are composed. Granularity is the extent to
which a component is composed of distinguishable pieces or
grains. It can either refer to the extent to which a larger entity is
subdivided, or the extent to which groups of smaller
indistinguishable entities have joined together to become larger
distinguishable entities.

Fine grained detailing is not a technique commonly used for
modernist architecture such as the proposed building; in fact
modernist designs in many instances purposely exclude
architectural detailing. However, the building includes frequent
changes or variations in colour and tone through the proposed
fibre panels and fine grained siding highlights on portions of the
building facing the Bedford Highway. As a result the proposed
building design can be considered to be fine grained, for a
modernist building.

While the proposed building has some potential shortcomings,
specifically on the north face, staff are satisfied that when looked
at in its entirety that the architectural details include high quality
building materials, articulation and variation; and fine-grained
architectural

detailing.




(d) the scale of the building(s) having regard
for the retention of views of the Bedford Basin
from public spaces including streets, and
active transportation corridors;

Staff comments for original Development Agreement remain
unchanged:

Although the building height in total is 8 storeys, the building
is located in a location where views of Bedford Basin from
public places are not anticipated to be significantly affected.
Views from public trails within the Bedros Lane development
are primarily screened by existing vegetation and buildings.
Public views of Bedford Basin from public streets are not
expected to be significantly affected. Views in the vicinity
of Ecole Beaubassin, as well from Bedford Highway are
shown in the attachments.

(e) safe vehicular and pedestrian access to
the site and building(s);

Staff comments for original Development Agreement remain
unchanged:

Two vehicular access points on the Bedford Highway are
proposed. These access points are located at opposite ends
of the Bedford Highway frontage. The northern most access
is a two way access point and the southernmost is a one-way
exit from the site. The design of all access points have been
approved by the development engineering. A review has
determined that additional upgrades to the Bedford Highway
are not required.

There are two pedestrian accesses proposed to the site, one
at the centre of the site and one at the southern end of the
site. These accesses lead to the main entrance and a
secondary entrance. In addition, the developer has offered to
upgrade the Bedford Highway frontage with a concrete
sidewalk which connects to a sidewalk on an adjacent
property.

There are existing bike lanes on the Bedford Highway which
will be maintained.

Sidewalks beyond the development do not exist and are
beyond the scope of what can be required in a development
agreement. Pedestrians currently use the shoulder of the
road to walk beyond this and other properties in the area.
Council may wish to consider future upgrades to sidewalks
in the area to make connections to the closest existing
sidewalks at Larry Uteck Boulevard (237m (777 feet).

No additional issues with regard to safety was identified
during the review of this proposal.

(f) the adequacy of vehicle and bicycle
parking facilities;

These are the changes included in the first amending
Development Agreement:

The Development Agreement requires 1 per unit in addition
to 3 guest parking spaces. The applicant has confirmed that
there are currently 39 interior parking spaces and 3 guest
parking spaces located above ground, in the front yard,
adjacent the Bedford Highway.




Considering the 4 added units, would bring the total number
of units to 39 units, there is adequate parking spaces for this
development.

Bicycle parking is provided in the 22 indoor storage units.

(g) the location of the majority of the vehicular
parking below or to the side or rear of the
building(s) with a minimal amount of parking
accommodated in the front of the building(s)
only where appropriate landscape measures
along the street edge are provided;

Staff comments for original Development Agreement remain
unchanged:

Street trees are required to be planted along the Bedford
Highway street frontage which mitigates the visual effects of
the minimal front yard parking.

(h) the provision of both interior and exterior
amenity areas and open space of a high
quality, of a size and type adequate for the
active and passive use of the residents;

These are the changes included in the first amending
Development Agreement:

'The proposed change will reduce the indoor amenity space
from 47 square metres (500 square feet) to 40.4 square
meters (435 square feet). This reduction is minimal and the
provided indoor amenity space still meets the overall policy
intent of proving amenity area and open space for the
residents of the building. Thirty-eight (38) of the thirty-nine
(39) units will have a private residential balcony. There is no
proposed changes to the required 185 square metres (2,000
square feet) of landscaped open space will be provided
between the building and the Bedford Highway.

(i) the adequacy of the servicing capacity of
the site;

Staff comments for original Development Agreement remain
unchanged:

The application has been reviewed by Halifax Water. There
were no concerns regarding the adequacy of the servicing
capacity of the site. The applicant is to provide a sewage flow
generation analysis at the development permit stage and any
issues identified at that stage must be rectified by the
developer at the developer’'s expense.

(j) the provision of appropriate buffering and
landscape treatment;

Staff comments for original Development Agreement remain
unchanged:

While the amount of buffering on the north side of the building
is lower than expected, the impacts are relatively minor and
manageable. On average, there is acceptable buffering
between the proposed building and the adjacent buildings,
while there is room for improvement on the north side of the
proposed building. The proposed building includes
significant landscaping and where possible vegetation has
been provided around the edge of the development to
enhance separation distances.

(k) the potential impact of shadowing on
surrounding residential buildings beyond what
currently exists;

Staff comments for original Development Agreement remain
unchanged:

While some shading on land uses is commonly acceptable
especially in urban and suburban areas, shading that occurs
over extended periods of time can be considered a negative
impact.

The adjacent property (596 Bedford Highway) is zoned for




commercial uses, however the zone does enable residential
development. The property contains a mixed use building
with a commercial ground floor and residential uses on the
second floor.

The applicant submitted a shadow study for the proposal
which indicates that there will be shadow impacts lands to
the north in winter (December 21), primarily for 596 Bedford
Highway. Shadow impacts in winter months are more
acceptable than acceptable than if they occurred in other
times of the year when outdoor activities are more common.
See report for more details.

() demonstrated incorporation of Crime
Prevention Through Environmental Design
(CPTED) principles in the site and building
design; and

Staff comments for original Development Agreement remain
unchanged:

The proposed development was reviewed the Community
Response Team of the Halifax Regional Police in relation to
CPTED principles. A copy of the review was provided to the
applicant for consideration of any changes at the permitting
stage.

Further, the proposed development agreement requires an
outdoor lighting plan to be submitted prior to the issuance of
a development permit. The developer is to provide
verification that the lighting plan complies with the principles
of CPTED.

(m) the provision of active transportation
linkages, where needed.

Staff comments for original Development Agreement remain
unchanged:

No active transportation linkages have been identified
through this site and connections are made to the existing
system on the Bedford Highway.
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