Date: June 9, 2025

HALIFAX

Public Hearing
PLANAPP 2023-00321

Development Agreement: 600 Bedford Hwy, Halifax
North West Community Council



Proposed Development

Applicant: Zzap Consulting Inc.
Location: 600 Bedford Hwy, Halifax

Proposal: 8 Storey Multiple Unit
Residential Building

Application Type: Development
Agreement
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Site Context

General Site location in Red
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Area Context
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Presenter Notes
Presentation Notes
The photo on the left shows the building currently on the site at 600 Bedford Hwy, and the photo on the right is looking down the Bedford Highway towards Larry Uteck (Bedford).


Area Context
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Presenter Notes
Presentation Notes
The photo to the left shows 600 Bedford Hwy and the adjacent 596 Bedford Hwy, the photo the right is looking down the Bedford Hwy towards Larry Uteck (Bedford) with the building at 592 Bedford Hwy (under construction) in the foreground. 

596 Bedford Hwy – 2 storey building containing a commercial use (Atlantic Corporate Suites – contains 2 rental units)
592 Bedford Hwy – 39 residential units (2025), original 2019 and has one parking space per unit. 7 Storey building. 


Planning Policy Overview

Regional Plan &
Subdivision By-law Guide where population

growth and the
investment of services
like transit, piped water

. ......................................................................................... .._ and Sewer ShOUId OCCU[’_
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Plannlng Policy Overwew

Outlines where, how, and
which types of
development may occur.
Some uses may only be
allowed after community
consultation and Council
approval.
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Plannlng Policy Overwew

''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''''' Specifies what can be
5 approved without going to
Council and seeking

feedback from the public.
Land Use By-law

(Zoning)
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Development Agreement

[ Complete Application ] Community Council First
L] Reading/Notice of Motion
[ Staff Review ]
¥ ) )
[ Public Engagement ] Public Hearing
¥
[ Staff Report [ 14-day Appeal Period ]
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Planning Overview

"R. Municipal Sewer and/or Water: Yes

E;’z‘f] Zone: C-2B (Highway Commercial) zone

[ o m—)

{sx] Designation: HC (Highway Commercial) designation

g Existing Use: commercial building

:z| Enabling Policy: 1.8 of the Bedford Hwy Secondary Plan
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Presenter Notes
Presentation Notes
The Halifax MPS is structured in a way that it provided general CITY WIDE policies that apply to the entire plan area, and then there are several Secondary Plans – the Bedford Hwy is one such plan. These secondary plans provide much more specific policy direction for the intent for these smaller areas.  In this instance the enabling policy is found in the Secondary Plan. 


Policy Consideration

Enabling Policy 1.8 (Bedford Hwy Secondary Plan):

8
I.h
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Presenter Notes
Presentation Notes
Within the Beford Highway Secondary Plan there is a further narrowing of policy scope - this was accomplished by creating another small area, in this case it’s referred to as Schedule R (shown in the image above).  

Schedule R is an area running along both sides of the Bedford Highway from just past the Shawnslieve Development (592 Bedford Hwy) and ends past Larry Uteck at 656 Bedford Highway.

Policy for this area seeks to promote mixed use development while preventing conflict between new and existing uses. This is accomplished, in part, by requiring all buildings over 35’ to be considered by development agreement.  



Policy Consideration

Enabling Policy 1.8 (Bedford Hwy Secondary Plan) — Schedule R
This policy requires buildings over 35 feet in height to be consider by development

agreement and seeks a mixed-use area while preventing conflict between new and
existing uses.

* Relationship of new development to adjacent properties
* Direct access to the Bedford Highway

» Safe vehicle and pedestrian access to the site

* Architectural design (materials, articulation & variation)
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Presenter Notes
Presentation Notes
Council must consider the following in rendering their decision on a development agreement - 


Policy Consideration - continued

Enabling Policy 1.8 (Bedford Hwy Secondary Plan) — Schedule R
This policy requires buildings over 35 feet in height to be consider by development

agreement and seeks a mixed-use area while preventing conflict between new and
existing uses.

« Scale of the building having regard for the retention of
views of the Bedford Basin

 Location of parking underground or at the rear
« Adequate amenity areas for residents ;
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Presenter Notes
Presentation Notes
Council must consider the following in rendering their decision on a development agreement

Parking – minimal at the front


Proposal Details
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Presenter Notes
Presentation Notes
Summary of the proposal:

An eight storey residential building, however due to the slope it appears as 7 storeys at the rear 
93 units: 20% of the units will be two bedroom units (18), and 5% will be three bedroom units (5)
108 underground parking spaces and 20 surface parking spaces (two entrances, one on the north elevation and one recessed on the East/front)
5,000 sq feet of amenity, with 50% being provided as landscaped roof areas (south side of building)

Setbacks – 6m on the north, 3m on the south, 33m at the ‘rear’
The” flag pole” portion of the lot will remain undeveloped




Key Aspects
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Presenter Notes
Presentation Notes
This L shaped building is set back 3m (20’) from the Bedford Hwy (to allow for improvements to the Bedford Hwy)

The L shaped portion of the building is recessed approximately 40m (100 feet) back and will not be highly visible from the Bedford Hwy. This portion of the building is 5 storeys in height.

Drive isle along the northern property line with the parkade entrance toward the rear of the building, and surface parking behind the building. There are two underground levels of parking

Due to the slope a retaining wall will be retained/re-created along the north property line

Pedestrian walkway around the rear, south and front of the building with access to the Bedford Hwy  


Public Engagement Feedback

7

Notifications Mailed ~ [XA] 750

\.
(

Individual Calls/Emails 'ﬁ' 11

\. J

405

Planning Apps Website

N\

Shape Your City Website 2

J

Level of engagement
completed was consultation
achieved through a mail out
notification, an HRM
Planning Application
website, and a Shape You
City website.
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Presenter Notes
Presentation Notes
A sign on the property
750 Mailouts (200 m/650 feet) boundary
An HRM Active Planning Applications website – 405 unique pageviews with an average of 36 seconds
SYC website with a narrated power point presentation – 2 visitors


Public Engagement Feedback

Feedback included:

. I(_Il_or;]cerns about construction damage to 606 and 608 Bedford

ighway;
Concerns about construction disruptions and noise, and that active
transportation routes will be protected,;
* Preference for a four or five storey building;
» Positive comments regarding the building design;
« Concerns about increase in traffic and the overall limited capacity

of the Bedford Highway;

« Blocking views from adjacent properties at Charlotte Lane; and
* No inclusion of affordable housing. 16
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Presenter Notes
Presentation Notes
No changes to the building design occurred after public engagement


Elements of Development Agreement

Policy 1.8.2 key considerations:

» Relationship to adjacent properties

 Architectural design

« Scale of buildings and retention of views to Bedford Basin
« Safe vehicular and pedestrian access

» Parking located at side or rear

« Adqueate amenity space

« Impact of shadowing

17
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Presenter Notes
Presentation Notes
Key aspects of DA to ensure policy 1.8.2 has been met:

Relationship to adjacent properties – this has been achieved through the building height (8 storeys) and setbacks to abutting properties. Additionally, the change in grade aids in the perception of its height relative to the nearby buildings.  
606 Bedford Hwy and proposal – 6m in DA + 4m (606 to property line) = building separation of 10m (30ft)

Architectural design – The L shaped building fits well on the irregular shaped lot. The design includes a variety of architectural treatments that visually divide the building into smaller pieces that reduce it’s overall appeared mass. 
Scale of buildings and retention of views to Bedford Basin – The building is located where views of Bedford Basin from public places are not anticipated to be significantly affected. Views from public trails within the Bedros Lane development and along Starboard Drive are primarily screened by existing vegetation and existing buildings.
Safe vehicular and pedestrian access – The TIS confirmed safe access to the site, and the use of walkway through the site creates safe pedestrian movement
Parking located at side or rear – There is no parking at the side or rear 
Adqueate amenity space - 465 square meters (5,000 sq ft) of amenity space, and 50% will be provided as landscaped roof areas accessible to the residents; 
Impact of shadowing – a shadow study was provided and indicated that minimal change to the existing conditions will occur.  The study captures June, Sept and Dec – showing how the shadow move around the site at 7am, noon and 7pm.


Non-Substantive Amendments

A ‘Non-Substantive Amendment’ is a change to the agreement
which can be made without a Public Hearing. The
Development Officer or Community Council could authorize
this change by resolution. These include:

« changes to the parking requirements
« changes to the architectural requirements
« changes to the unit mix requirements, and

« granting of extension to the commencement and completion of
development dates. "
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Staff Recommendation

The staff recommendation contained in the staff report was
arrived at after a detailed analysis of all relevant policies in
the Regional and local Municipal Planning Strategies.

Staff recommend approval of the proposed development
agreement contained in Attachment A of the staff report dated
March 25, 2025.

19
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Date

Thank You

Maggie Holm
D4 holmm@halifax.ca

W 902-293-9496

HALIFAX


mailto:holmm@halifax.ca
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