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January 22st, 2019 

HRM Planning Services 
PO Box 1749 
Halifax, NS B3J 3A5 

Attn: Jesse Morton 

Case 22050 - Application to amend the Halifax Municipal Planning Strategy and 
Halifax Mainland Land Use By-law to permit the proposed residential 
development at PID 00277228. 

Dear Jesse, 

Please accept this letter as supplementary to the original application provided 
earlier in the fall.  We are providing additional analysis and information to assist HRM 
in its evaluation of the proposal, and is a companion to the accompanying letter 
from RMP Consulting. 

This letter addresses the following: 

• Housing Affordability
• Policy Change: As-of right versus development agreement

1. Housing Affordability

The Halifax Charter establishes a Provincial Statement of Interest on Housing, which 
states, in part: 

Depending upon the community and the housing supply 
and need, the measures that should be considered in 
planning documents include: enabling higher densities, 
smaller lot sizes and reduced yard requirements that 
encourage a range of housing types. 



Phone: 902-790-0664 
www.brighterplanning.ca 

The need for affordable housing is supported by the study1 conducted in 2015 by 
HRM which stated: 

Average house prices in the Municipality have steadily increased from 
2007 to 2014 and this trend is expected to continue. House prices saw 
an average year-over-year increase of 3.7% compared to the 
consumer price index which shows an average increase of 1.7% from 
2007 to 2014. The average sale price of existing homes (more than 
half of which are single detached homes) in 2014 was $279,294 while 
the average for new homes was $375,847. 

The recent Census data further supports the need for affordable housing, both 
market and non-market, in Halifax. Core housing need in Halifax is above the 
national average according to the census data from 2016.2   Core housing need is 
defined by Stats Canada as, “…one whose dwelling is considered unsuitable, 
inadequate or unaffordable and whose income levels are such that they could not 
afford alternative suitable and adequate housing in their community”. 

By providing smaller houses on smaller lots costs will be reduced for the homeowner, 
both in terms of initial purchase price but also in maintenance costs and property 
taxes.   By allowing more flexibility in lot coverage and setbacks, developers can 
create more dense residential forms that allow additional entrants into the housing 
market.  

2. Policy Change – As of right development

In our original submission, we suggested that a policy to allow for a RCDD is in 
keeping with the existing policies and is well supported by other HRM studies.  
However, we understand that HRM is looking to reduce its administrative burden and 
move toward as-of-right development as much as possible.  If HRM wishes to do this, 
then the following approach may be useful. 

To accommodate the proposed development, HRM could create a new subzone in 
both the R-1 and R2T zones that include reduced  lot provisions.  In the R-1 zone, 
these provisions would allow for smaller lots and homes, thereby encouraging more 
housing affordability.  In the accompanying letter, RMP Consulting outlines the lot 
requirements for the proposed development.  The following chart compares these 
requirements with the existing lot provisions.  

1 Halifax Housing Needs Assessment Final Report 2015 
2 https://www12.statcan.gc.ca/census-recensement/2016/dp-pd/chn-biml/index-eng.cfm 
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Proposed alterations to R-1 provisions if as-of-right option is chosen 

R-1 Lot Provisions
Existing provisions in 
LUB 

Proposed to 
accommodate this 
development 

Minimum lot frontage 
50 feet 34 feet 

Minimum lot area 
5000 square feet 3400 square feet 

Maximum lot 
coverage 

35 % 40% 

The proposed development also includes an area of townhouses, which is generally 
consistent with the existing zoning R-2T provisions in the LUB.  The only requested 
change to this zone would be a reduction of 10% in the minimum lot area from 1800 
sq. feet per townhouse plus an additional 2000 feet to a lot area of 1615 square feet 
per unit.  

Other than the minimum lot area, the proposed lot configuration in the R2 zone will 
meet existing land use bylaw regulations. 

Summary: 

The proposed lot configuration does vary from existing lot provision standards.  
However, given the SPI on Housing, recent studies completed by HRM, the 2016 
census data and the general trend in municipal planning to provide increased 
flexibility to encourage innovative and affordable subdivision development, these 
changes are reasonable. 

The requested changes to the zoning provisions, if HRM chooses this option, are 
relatively minor in nature, requiring a 10-20% reduction to the existing lot provisions. 

If you have any questions, please feel free to contact me directly. 

Sincerely, 

Chrystal Fuller, LPP, MCIP 
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January 2, 2019 

HRM Planning Services 
PO Box 1749 
Halifax NS B3J 3A5 

Attention: Jesse Morton 

Dear Jesse, 

Re: Supplemental and Amending Information for Case 22050: Application to Amend the 
Halifax Mainland South Secondary Planning Strategy and Land Use By-Law and to Enter 
in to a Development Agreement to allow the Development of Single Family Dwellings, Two-
Family Dwellings and Townhouses. 

On behalf of our client FH Development Group Inc, we have requested an amendment to the 
Halifax Mainland South Secondary Planning Strategy (MSSPS) for a portion of the lands 
identified by PID 00277228 at Parkmoor Avenue, Hayes Street and Charlton Avenue Halifax. 
The requested amendment is to enable residential development on a portion of the lands by 
development agreement. 

The subject property, PID 00277228, is a vacant parcel which has a total area of 27 hectares and 
50.5 meters of street frontage. It is designated Urban Settlement in the Regional Plan and 
portions are designated Residential Development District (RDD) and Low Density Residential 
(LDR) in the Mainland South Secondary Planning Strategy. The Halifax Mainland Land Use By-
Law applies three zones on portions of the property which are noted as R-1 (Single Family 
Dwelling), R-2 (Two-Family Dwelling) and H (Holding). 

To meet market demand and address affordability the application proposes to amend the MSSPS 
to designate the potion of the lands designated LDR to RDD, amend the Land Use By-Law to 
rezone from R-1 and R-2 to CDD and enter a development agreement to allow single family lots 
with minimum frontages/areas of 34ft/3,400sqft, 40ft/40,000sqft and 50ft/50,000sqft, and two 
family lots with minimum frontages/areas of 50ft/50,000sqft  as well as townhouses and 
parkland as illustrated on the enclosed revised concept plan, issue 2 dated November 14, 2018, 
and explained in the enclosed planning rationale letter. 

The lots illustrated on the concept plan as 50 foot frontage single family and 50 foot frontage 
semi detached are conforming uses with the current respective zones of R1 and R2 in Land Use 
By-law for the subject property. The proposal for the remaining portion of the land illustrated on 
the concept plan as 34 foot frontage single family, 40 foot frontage single family and townhouse 
would meet the following requirements. 
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For lots designated on the concept plan as 34 foot frontage: 

For lots designated on the concept plan as 40 foot frontage: 

For lots designated on the concept plan as townhouse: 

(a) Minimum lot frontage 10.36 metres (34 feet) 

On cul-de-sac bulbs or streets with radius less 
than 100 metres (328 feet), the frontage 
requirement may be reduced no more than 20% 

(b) Minimum lot area 315.9 square metres (3,400 square feet) 

(c) Maximum Height 10.67 meters (35 feet)

(d) Minimum front yard 6.1 metres (20 feet)

(e) Minimum rear yard 6.1 metres (20 feet).

(f) Minimum side yard 1.22 metres (4 feet) and no less than 3.65 meters 
(12 feet) between buildings 

(g) Maximum lot coverage 40%

(a) Minimum lot frontage 12.19 metres (40 feet) 

On cul-de-sac bulbs or streets with radius less 
than 100 metres (328 feet), the frontage 
requirement may be reduced no more than 20% 

(b) Minimum lot area 371.61 square metres (4,000 square feet) 

(c) Maximum Height 10.67 meters (35 feet)

(d) Minimum front yard 6.1 metres (20 feet)

(e) Minimum rear yard 6.1 metres (20 feet).

(f) Minimum side yard 1.22 metres (4 feet) and no less than 3.65 meters 
(12 feet) between buildings 

(g) Maximum lot coverage 40%

(a) Minimum lot frontage 6.1 metres (20 feet) per unit

(b) Minimum lot area 150.04 square metres (1,615 square feet) per unit

(c) Maximum height 10.67 metres (35 feet) per unit
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As an alternative to the above proposal it would also be acceptable to our Client for an 
amendment to the Halifax Mainland South Secondary Planning Strategy to create a residential 
zone for the property that would allow the requested uses. This option may be more desirable for 
the Municipality as it would reduce the administrative burden of administering a development 
agreement. 

We trust the information provided is sufficient to move forward with the application. Please 
contact me should you require any additional information or clarification. 

Sincerely 
RMP Development Consulting Limited 

Robert MacPherson, P.Eng. 
President 

cc Client

(d) Minimum front yard 6.1 metres (20 feet) where parking is provided, in the 
front yard. This may be reduced to no less than 3.05 
metres (10 feet) if parking is located in the building or 
the rear yard. 

(e) Minimum rear yard 7.62 metres (25 feet). Where parking is located in the 
rear yard, the minimum rear yard setback shall be 
9.14 metres (30 feet). 

(f) Minimum side yard 3.05 metres (10 feet) per block, 
0 on common boundary between units 

(g) Maximum number of units 
per building

5 units

(h) Minimum Unit Width 5.5 metres (18 feet)

(g) Maximum lot coverage 40%
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