
  

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

 
          Item No. 9.1.1 

Heritage Advisory Committee 
April 22, 2026 

 
 
 
TO:   Chair and Members of the Heritage Advisory Committee 
 
 
FROM:   Erin MacIntyre, Acting Executive Director of Planning & Development  

 
 
DATE:   April 7, 2026 
 
 
SUBJECT: PLANAPP-2023-00942: Heritage Development Agreement for 1262 Bedford 

Highway, Bedford (Honeycote) 
 
 
ORIGIN 
 
Application by Fathom Studio (Fathom) on behalf of the property owner, for a development agreement on 
the registered heritage property located at 1262 Bedford Highway, Bedford, known as Honeycote, to allow 
for an eight-storey (plus habitable penthouse), multi-unit residential addition to the heritage building. 
 
 
EXECUTIVE SUMMARY  
 

• Proposed heritage development agreement to enable the construction of an eight storey (plus 
penthouse), multi-unit residential addition to the registered heritage building (Honeycote) located 
at 1262 Bedford Highway, Bedford.  

• Staff recommend that the Heritage Advisory Committee recommend that the North West 
Community Council give notice of motion to consider the proposed development agreement, 
approve the proposed development agreement, and require the agreement be signed by the 
property owner within 120 days. 

• The on-site relocation of the registered heritage building during the development is a risk. The 
developer will follow Section 3.2.2 of the development agreement to mitigate the risk associated 
with the relocation. 

• There are no budget implications associated with the recommendations contained within this report. 
 
 
RECOMMENDATION 
 
It is recommended that the Heritage Advisory Committee recommend that the North West Community 
Council:  

       
 

RECOMMENDATION CONTINUES ON PAGE 2 
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1. Give notice of motion to consider the proposed development agreement, as set out in Attachment 
A, to enable the construction of the thirty (30) unit, eight (8) storey plus penthouse multi-unit 
dwelling on the registered heritage property (Honeycote) located at 1262 Bedford Highway, 
Bedford, and schedule a public hearing; 
 

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

3. Require the 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.  

 
 
BACKGROUND 
 
Fathom Studio, on behalf of the property owner, has applied to enter a development agreement to permit 
an eight-storey (plus habitable penthouse) multi-unit residential addition to the registered heritage property 
at 1262 Bedford Highway, Bedford. The heritage building is a circa 1855-1858 Classical Vernacular style 
residence known as “Honeycote”. 
 
This application is being considered under Policy CH-7A of the Regional Municipal Planning Strategy 
(Regional Plan) which allows Council to consider a development agreement for any development or change 
in use not otherwise permitted by the Land Use By-law. The purpose of this policy is to support the 
conservation and adaptive re-use of heritage properties and buildings. 
 
Subject Site 1262 Bedford Highway, Bedford (registered heritage property) 
Location 
(Map 1) 

The subject property is located at the intersection of Bedford Highway 
and Meadowbrook Drive, with frontage on both streets 

Regional Plan Designation US - Urban Settlement 
Community Plan Designation 
(Map 2)  

MC - Mainstreet Commercial Designation 

Zoning 
(Map 3) 

CMC - Mainstreet Commercial Zone 

Size of Site 1,147.35 square metres (12,350 square feet) 
Street Frontage 25.18 metres (82.6 feet) 
Current Land Use(s) Office (currently vacant) 
Surrounding Use(s) Mixed-use (residential, commercial, institutional) 

 
Proposal Details  
As proposed, the heritage building at 1262 Bedford Highway (Honeycote) will be relocated on-site, retained, 
and rehabilitated. The heritage building will continue to serve a commercial use, and a new eight-storey 
(plus habitable penthouse) rear addition will be built for multi-unit residential use. The addition will connect 
to the rear of the heritage building by way of an enclosed glass breezeway. 
 
Underground parking will be accessed from Meadowbrook Drive. The eight-storey (plus penthouse) 
addition will physically connect with the rear of the heritage building by a one-storey glass breezeway. The 
addition will employ neutral colours, stepbacks, compatible and local materials, and cohesive design to 
complement the heritage building and preserve the heritage building’s visual prominence on the site.  
 
Conservation of the heritage building will include retention and rehabilitation of the original circa 1855-1858 
building and its adaptive re-use for commercial use. This proposed work includes:  
 

• rehabilitation of the existing masonry chimneys;  
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• replacement in-kind of existing windows with six-over-six wood windows;  
• replacement in-kind of existing wood shingle siding with wood shingle siding; 
• removal of the skylight on the southeast elevation; and 
• other substantial and non-substantial alterations as outlined in the HRM Substantial Alterations 

Report (PLANAPP-2023-01467), which was approved by Regional Council on November 12th, 
2024. 

 
Enabling Policy and Land Use By-law Context 
This proposal is being considered under Policy CH-7A of the Regional Municipal Planning Strategy 
(Regional Plan). The Regional Plan recognizes the important role that heritage buildings and sites have in 
defining HRM’s character and identity. To support the retention, preservation, and rehabilitation of heritage 
buildings in the Halifax Regional Municipality, this policy allows owners of registered heritage properties to 
apply for a development agreement to permit a development or use not otherwise permitted by the 
underlying zone to encourage the preservation and adaptive re-use of registered heritage properties.  
 
The subject property is designated and zoned Mainstreet Commercial Zone (CMC), which is a zone 
designed to permit a variety of commercial uses or mixed residential-commercial uses within a two-storey 
built form and subject to special architectural design requirements, parking requirements, and signage 
requirements. This proposal is seeking relief from several of the requirements of the CMC zone, which are 
summarized in the table below. Please see Attachment A, Section 3.4 for more details. 
 

Requirement Mainstreet Commercial (CMC) Zone Proposed Development 
Permitted uses Various commercial uses, and dwelling 

units permitted to a maximum 50% of 
the total floor area and not fronting a 
street on the first floor 

30-unit multi-residential (apartment) building 
proposed, with local commercial uses 
located in the heritage building fronting 
Bedford Highway 

Max. height 2 storeys above Bedford Highway 8 storeys plus penthouse (29.1 metres (95.5 
feet)) 

Max. lot coverage 50% 62% (59% as drawn) 
Min. front yard 0.0 metres (0.0 feet) 3.5 metres (11.5 feet) 
Min. flanking yard n/a 2.0 metres (6.6 feet) 
Min. side yard 0.0 metres (0.0 feet) (25 feet corner 

vision triangle for corner lots) 
1.3 metres (4.3 feet) (corner vision triangle 
is preserved) 

Min. rear yard 12.19 metres (40 feet) 0.9 metres (3.0 feet) 
 
In addition to the siting and built form requirements summarized above, the architectural guidelines of the 
CMC Zone would be replaced by the architectural requirements of Section 3.5 of the development 
agreement. 
 
 
DISCUSSION 
 
Proposed Development Agreement 
Attachment A and its associated schedules contain the proposed development agreement for the subject 
site and the terms under which the development may occur. The proposed development agreement 
addresses the following matters:  
 

• the use and form of the eight-storey (plus penthouse) multi-unit residential addition and the heritage 
building;  

• requirements for design and materials of the proposed new addition and its location on the site;  
• requirements for the relocation, rehabilitation, and adaptive re-use of the heritage building; and 
• requirements for landscaping, lighting, parking, signage, environmental protections, solid waste, 

and maintenance of the site, including the heritage building. 
 



PLANAPP-2023-00942: Development Agreement  
1262 Bedford Highway, Bedford 
Heritage Advisory Committee - 4 -                           April 22, 2026 
 
The proposed development agreement also identifies amendments that would be considered non-
substantive and may be amended by the Development Officer (Attachment A, Part 6.1). In this case, non-
substantive amendments can be summarized as follows:  
 

• changes to increase the maximum number of residential units permitted up to thirty-eight (38) units, 
provided that the massing and scale of the Development does not increase, and conditional on the 
review and approval of an amended traffic impact statement by HRM traffic services; 

• changes to Schedules B, C, and D that do not conflict with the text of this agreement; 
• changes to cladding materials that in the opinion of the Development Officer and HRM heritage 

planner do not substantively change the appearance of the Development of contradict the findings 
of the approved HRM substantial alteration report; 

• the granting of an extension to the date of commencement of construction; and 
• the granting of an extension to the length of time for the completion of the development. 

 
Enabling Policy (Regional Plan Policy CH-7A) and Standards and Guidelines 
Policy CH-7A of the Regional Plan encourages the conservation and adaptive re-use of heritage properties, 
by allowing for the consideration of land uses, densities, and flexibility of built form requirements not 
otherwise permitted by the land use by-law, to offset the costs of conservation, subject to certain criteria. 
An analysis of the proposed development against these criteria has been provided in staff’s policy review 
(see Attachment B). 
 
The proposal consists of the construction of an eight-storey (plus penthouse) multi-unit rear addition to the 
heritage building, connected by a one-storey glass breezeway. The heritage building itself is proposed to 
be rehabilitated and adaptively re-used for small-scale commercial use. The character-defining elements 
of the heritage building are proposed to be retained and rehabilitated as necessary. The heritage building 
is proposed to be relocated on-site; however, terms have been added to the proposed agreement to require 
structural analysis and stabilization prior to relocation, as well as requiring the relocation work itself to be 
overseen by an engineer. The proposed scope of rehabilitation work for the heritage building has been 
reviewed by staff and found to be commensurate with the additional development rights being provided. 
This rehabilitation work can be summarized as follows: 
 

• removal of a circa 1918 rear addition and associated reconstruction of the rear wall and roof; 
• repair of existing windows, doors, cladding, and mouldings where possible; 
• replacement in-kind of existing windows, doors, cladding, and mouldings where necessary; 
• removal of a skylight and repair of the roof; 
• replacement of the front deck/stairs with complementary materials and design; and 
• replacement of the front door with a new door of complementary materials and design. 

 
The requested increase in maximum height and relaxation of certain built-form requirements which enable 
the proposed rear addition are being justified through the retention and rehabilitation of the heritage 
building, pursuant to Policy CH-7A.  
 
The substantial alterations to the heritage property were reviewed through the associated HRM Substantial 
Alterations Report (PLANAPP-2023-01467), approved by Regional Council on November 12th, 2024. These 
changes, in combination with proposed non-substantial alterations required per Section 3.6.6 of the 
proposed agreement, improve the overall heritage integrity of the heritage building and enhance its 
prominence on the property. A review of the proposal against the Standards and Guidelines for the 
Conservation of Historic Places in Canada (2nd Edition) is provided in Attachment B. Work to be carried 
out on the heritage building generally conforms with best practices set by the Standards, such as repair 
over replacement and replacement in-kind (i.e. same forms, materials, detailing). The new addition 
generally achieves subordination, compatibility, and distinguishability through design and material 
references, siting, and stepbacks. The physical connection with the rear of the heritage building is also 
designed for reversibility so as not to impair the integrity of the heritage building. 
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Other Relevant Regional Plan Policies 
The Regional Plan policy for discretionary approvals, G-15, is also applicable to this proposed development. 
Staff find the proposal satisfies Policy G-15, and a review of this and other applicable Regional Plan Policies 
is provided in Attachment B. The proposal has due consideration for environmental features such as 
municipal street trees and permeable groundcover. HRM’s review agencies have not identified any 
anticipated concerns with respect to costs of development; provision of water and wastewater services; 
provision of emergency services; or the capacity of schools, parks, and community facilities. HRM 
Development Engineering and Traffic Services have reviewed the traffic impact statement (TIS) and do not 
anticipate concerns or conflicts resulting from traffic generation, access and egress, or parking. 
 
Other impacts or potential conflicts have been mitigated through the development’s siting, 2-4 storey 
stepped streetwall, stepbacks, complementary design and materials, and the property’s location at the 
bottom of a hill. The proposed uses are aligned with surrounding multi-unit residential and commercial uses. 
Maintenance, signage, and lighting impacts are regulated by the terms of the proposed agreement. If this 
application is approved, other impacts such as noise, emissions, and construction site impacts will be 
regulated by their respective by-laws, administrative orders, and ordinances through the permitting process 
and over the course of development.  
 
The proposed development is located along the Bedford Highway, which is a strategic corridor identified in 
Map 6 of the Regional Plan and transit priority corridor as identified in HRM‘s Open Data transit mapping, 
respectively. The siting of additional density in the Urban Settlement designation and along existing transit 
corridors is also reasonably consistent with the intent of Regional Plan’s strategic growth policies. 
 
Relevant Bedford (Secondary) Municipal Planning Strategy Policies 
Regional Plan Policies CH-7A(d) requires the municipality to consider whether the proposal is generally 
consistent with applicable heritage policies of the secondary plan. A review of all applicable Bedford 
secondary plan policies is provided in Attachment B. Staff find the proposal to be generally consistent with 
applicable secondary plan polices, including heritage policies. The proposal maintains the small scale, 
pedestrian-oriented character of the commercial main street (Bedford Highway) by retaining and 
rehabilitating the heritage building. Consistent with other policies of the secondary plan, the front yard is 
proposed to be landscaped, the mixed-use development will have small-scale commercial use located at 
the street-front level facing Bedford Highway, and parking will be located underground and to the rear.  
 
Conclusion 
Staff have reviewed the proposal and advise that it is reasonably consistent with the intent of applicable 
policy in the Regional Municipal Planning Strategy and Priorities Plans. The main intent of Policy CH-7A is 
to encourage the retention and restoration of heritage properties through additional land use flexibility 
beyond the permitted uses and densities in the underlying zone. In this case, the proposed development 
represents multi-unit residential development that will be supportive of and compatible with the heritage 
character of the subject site and the context of the surrounding neighbourhood. HRM staff have also 
evaluated the level of conservation effort proposed for Honeycote and have found it to be proportionate to 
the increased density being proposed. Therefore, staff recommend that the Heritage Advisory Committee 
recommend that North West Community Council approve the proposed development agreement as 
contained in Attachment A. 
 
 
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 administration of the 
proposed development agreement can be carried out within the approved 2026-2027 operating budget for 
Planning and Development. 
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RISK CONSIDERATION 
 
There is risk of potential damage to the registered heritage property during its relocation, which will be 
mitigated through procedures outlined in the development agreement (Attachment A). The developer will 
follow Section 3.2.1 of the development agreement for the relocation, requiring that the heritage building 
and its structural integrity be assessed by a professional engineer prior to any raising or relocation efforts. 
All such relocation efforts are also to be overseen by a professional engineer. 
 
 
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 a public information meeting (PIM) advertised via 
post-card mail-out. Attachment C contains a summary of the feedback. A total of 90 post-cards were mailed 
to residents within the notification area (Map 2). Staff received eight responses from the public between the 
PIM and other correspondence. The public comments received primarily addressed the following topics: 
 

• support for the building design and additional housing units; 
• concern regarding the height of the development; 
• general opposition to the development; 
• concern regarding the alteration and on-site relocation of the heritage building; and 
• concern regarding the provision of sufficient vehicle parking. 

 
Under the HRM Charter, the municipality cannot impose a parking minimum via Development Agreement 
for residential uses within the urban service boundary. However, a minimum of two vehicular parking spaces 
has been imposed for the commercial uses. The applicant is proposing to provide eight total vehicular 
parking spaces of their own volition. Development Engineering and Traffic Services did not identify any 
major issues with accommodating additional vehicle or pedestrian traffic or parking demand resulting from 
the proposed development. The height of the proposed development has been mitigated through design 
and material choices to lessen its visual prominence, and the additional height sought through this 
agreement is commensurate with the level of investment to be made in the rehabilitation of the heritage 
building. Requirements addressing the relocation of the heritage building have been included in Section 3.2 
of the proposed development agreement to mitigate risks associated with such an alteration. Attachment C 
provides a summary of engagement related to the proposal. 
 
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 3 will be notified of the hearing by regular mail.  
 
 
ENVIRONMENTAL IMPLICATIONS 
 
Incentivizing the rehabilitation and adaptive re-use of heritage buildings through heritage development 
agreements supports environmental goals by encouraging building retention and reuse over demolition, 
which reduces construction waste, conserves embodied energy, and promotes sustainable development. 
 
 
LEGISLATIVE AUTHORITY  
 
Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development. 
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ALTERNATIVES 
 

1.    The Heritage Advisory Committee may recommend that the North West Community Council choose 
to approve the proposed development agreement subject to modifications. Such modifications may 
require further negotiation with the applicant and a supplementary report.  

        
2.   The Heritage Advisory Committee may recommend that the North West Community Council refuse 

the proposed development agreement. 
 

 
ATTACHMENTS 
 
Map 1:  Location Map  
Map 2: Generalized Future Land Use 
Map 3: Zoning and Notification Area 
 
Attachment A: Proposed Development Agreement 
Attachment B: Planning Policy Review 
Attachment C: Public Engagement Summary 
 
____________________________________________________________________________________ 
 
Report Prepared by: Carter Beaupre-McPhee, Planner III – Heritage Property Program, 902.719.9604 
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SCHEDULE E 
HERITAGE BUILDING SUMMARY 

Honeycote, 1262 Bedford Highway, Bedford (c.1855-1858) 

 
 
 

 
Character-Defining Elements:  

• Original 1.5-storey Classical 
Vernacular building; 

• Two single-stack brick chimneys 
located just inside the end walls; 

• Decorative clay chimney pot on left 
(southwest) chimney; 

• Wood shingle siding; 
• Gable roof with classical returns at 

eaves; 
• Window fenestration with double 

hung six-over-six windows; 
• Two hipped dormers with coupled 

windows in sets of three; and, 
• Enclosed porch with hipped roof, 

original side doors, and pilasters 
with inverted fluting. 

 
Heritage Value:  
Honeycote (1262 Bedford Highway) was added to the Registry of Heritage Properties for Halifax 
Regional Municipality in 2021. Honeycote was most likely built under Judah Borden's ownership, 
sometime between 1855 and 1858 (Tony Edwards, 2007). The lot was first subdivided from the 
very large acreage of the Mitchell family farmlands when purchased by Judah Borden in 1855, and 
the following deed transfer in 1858 from Borden to Benjamin Wier explicitly mentions the “dwelling 
house” in which Borden resided, suggesting it was built or commissioned by Borden in that three-
year timeframe. Honeycote also has historical associations with merchant Harry G. DeWolf [Sr.] 
and Kate A. DeWolf, the parents of one of Canada’s most highly decorated WWII Naval Officers, 
Vice Admiral Harry George DeWolf (Mail Star, 1992). Honeycote was constructed in the Classical 
Vernacular style [1830-1880] (Archibald & Stevenson, 2003; Dept. of Culture, Recreation & 
Fitness Heritage Unit, n.d.). The single-detached, one-and-one-half storey dwelling originally had a 
simple rectangular plan. The classical influence of this house can be seen in its rigid symmetry, its 
visually emphasised central doorway, its gable returns, and its pilaster detailing. The dwelling is an 
excellent example of its style with a high level of heritage integrity according to photos c.1912.  

 





Standard 5 
Find a use for an historic place that requires minimal or 
no change to its character-defining elements. 

The heritage building will be rehabilitated for an active 
small-scale commercial use, with all character-defining 
elements retained.  

Standard 6 
Protect and, if necessary, stabilize an historic place 
until any subsequent intervention is undertaken. Protect 
and preserve archaeological resources in place. Where 
there is potential for disturbing archaeological 
resources, take mitigation measures to limit damage 
and loss of information. 
 

The terms of the proposed development agreement 
require the developer to employ a professional engineer 
in structural analysis and stabilization/reinforcement 
measures for relocation and/or blasting activities. A 
professional engineer is further required to oversee all 
relocation efforts. Archaeological resources will be 
addressed at the point of site intervention. The 
provincial government will be notified of the site 
intervention and process any necessary applications in 
accordance with the Special Places Protection Act. 

Standard 7 
Evaluate the existing condition of character-defining 
elements to determine the appropriate intervention 
needed. Use the gentlest means possible for any 
intervention. Respect heritage value when undertaking 
an intervention. 
 

All character defining elements will be rehabilitated and 
repaired if necessary. When a character defining 
element is sufficiently deteriorated, it will be replaced 
in-kind, in a manner consistent with the historic place 
and based on physical and/or documentary evidence.  
The relocation of the registered heritage property is 
necessary to create a viable site for the construction of 
a multi-unit residential rear addition, which in turn 
enables the rehabilitation and compatible new use for 
the property and heritage building, respecting and 
enhancing its heritage value. 

Standard 8 
Maintain character-defining elements on an ongoing 
basis. Repair character-defining elements by reinforcing 
their materials using recognized conservation methods. 
Replace in kind any extensively deteriorated or missing 
parts of character-defining elements, where there are 
surviving prototypes. 

The building will be retained and maintained on a 
regular basis as required by the terms of the proposed 
development agreement. Maintenance will be carried 
out in accordance with the Standards and Guidelines. 

Standard 9 
Make any intervention needed to preserve character-
defining elements physically and visually compatible 
with the historic place and identifiable on close 
inspection. Document any intervention for future 
reference. 
 

All character-defining elements will be preserved and 
rehabilitated as necessary (or in the case of the original 
building footprint, restored) in a physically and visually 
compatible manner. Date stamping will be employed as 
necessary for replacement elements to keep these 
elements identifiable. All interventions will be 
documented in the municipality’s heritage file for this 
property. 

Standard 10 
Repair rather than replace character-defining elements. 
Where character-defining elements are too severely 
deteriorated to repair, and where sufficient physical 
evidence exists, replace them with 
new elements that match the forms, materials and 
detailing of sound versions of the same elements. 
Where there is insufficient physical evidence, make the 
form, material and detailing of the new elements 
compatible with the character of the historic place. 

Character-defining elements will be repaired, if 
necessary. Where a character-defining element is 
sufficiently deteriorated, it will be replaced in-kind, 
matching the form, material and detailing of the original 
element. This will be informed by photographic and 
physical evidence.  

Standard 11 
Conserve the heritage value and character-defining 
elements when creating any new additions to an 
historic place or any related new construction. Make the 
new work physically and visually compatible with, 

New construction will not displace character-defining 
elements. The new work is visually and physically 
compatible through its street wall height, materials, 
design, detailing, setbacks, and stepbacks. The height 
of the podium aligns with the cornice of the heritage 



subordinate to and distinguishable from the historic 
place. 

building which serves as a transition between the two 
structures. Non-combustible wood siding will clad the 
addition’s podium to achieve visual compatibility with 
the heritage building, while modern materials will be 
used in the upper storeys of the addition to provide 
distinguishability. 

Standard 12 
Create any new additions or related new construction 
so that the essential form and integrity of an historic 
place will not be impaired if the new work is removed in 
the future.  

The new construction could be removed in the future as 
it is minimally attached to the heritage building by a 
single-storey glass breezeway, and thus the heritage 
building can still function as a standalone building with 
its heritage integrity intact. Furthermore, the terms of 
the proposed development agreement allow the 
heritage building to contain a variety of small-scale 
commercial uses permitted within the underlying zone, 
enabling further adaptive re-use options in future, 
should the need arise. 

Standard 13 
Repair rather than replace character-defining elements 
from the restoration period. Where character-defining 
elements are too severely deteriorated to repair and 
where sufficient physical evidence exists, replace them 
with new elements that match the forms, materials and 
detailing of sound versions of the same elements. 

All character defining elements will be rehabilitated and 
repaired, if necessary. Where character defining 
elements are deteriorated or were previously lost, 
sufficient physical and/or photographic evidence exists 
to create or replace in kind. 

Standard 14 
Replace missing features from the restoration period 
with new features whose forms, materials and detailing 
are based on sufficient physical, documentary and/or 
oral evidence. 

All rehabilitation efforts to replace elements from the 
restoration period will be based on physical or historical 
documentary evidence such as historical photos. 

 
 
  
  



Regional Municipal Planning Strategy (Regional Plan) 
CHAPTER 7: CULTURAL AND HERITAGE RESOURCES 

7.3 Protection of Heritage Resources 

Policy Comments 
CH-5  
HRM shall consider the retention, preservation, 
rehabilitation and restoration of thosebuildings, public 
building interiors, streetscapes, cultural landscapes, 
areas and districts ofhistoric, architectural or cultural 
value in both urban and rural areas and encourage 
their continued use. 

The proposed development includes the retention, 
preservation, and rehabilitation of the registered 
heritage property at 1262 Bedford Highway 
(Honeycote). The integration of a multi-unit residential 
addition supports the conservation and continued use 
of the heritage property.  

CH-15  
HRM shall consider the use of other mechanisms to 
encourage the use, preservation or protection, 
restoration or renovation of heritage resources, as 
enabled by the Heritage Property Act. 

The proposed development constitutes a land-use 
incentive to encourage the protection and renovation of 
the heritage resource. 

CH-7A 
On any registered heritage property, or on a lot 
containing a registered heritage building located 
outside of the Regional Centre Secondary Plan Area, 
Downtown Halifax Secondary Plan Area or any 
establish Heritage Conservation District, Council may 
consider a development agreement for any 
development or change in use not otherwise permitted 
by the Land Use By-law. The purpose of this policy is to 
support the conservation and adaptive re-use of 
heritage properties and buildings. In considering such 
development agreement proposals, Council shall 
consider that: 
a) the development proposal maintains the heritage 
value of any registered heritage property of which it is 
part, including a registered heritage streetscape, 
heritage conservation district, or Cultural Landscape, 
and does not propose to demolish any registered 
heritage buildings that exist on the property; 
b) the impact on adjacent uses, particularly residential 
uses, is minimized in terms of intensity of use, scale, 
height, traffic generation, noise, hours of operation, and 
such other land use impacts as may be required as part 
of the development; 
c) the level of proposed investment in conservation 
measures on the property is generally proportional with 
the additional development rights provided through the 
agreement, especially in cases of new construction; 
and 
d) whether the proposal is generally consistent with the 
heritage policies of the secondary plan area of which it 
is part. 
  

The proposed relates to a registered heritage property 
and the property is located outside of the Regional 
Centre Secondary Plan Area, Downtown Halifax 
Secondary Plan Area, and any established Heritage 
Conservation Districts. 
 
a) No registered heritage buildings are proposed to be 

demolished. The heritage value and character-
defining elements of the registered heritage 
property are proposed to be retained, maintained, 
and will not be removed. Please refer to the review 
of the Standards and Guidelines provided at the 
beginning of this attachment. The non-original (c. 
1918) rear addition does not contribute to the 
heritage value of the property. Its removal will 
return the heritage building to its original 
rectangular plan. 
 

b) Impacts on adjacent uses, particularly residential 
uses, are regulated and minimized through the 
proposed siting, design solutions, and terms of the 
proposed development agreement, described in 
detail in the analysis of Policy G-15 below. 

 
c) The applicant’s proposed level of investment as 

outlined in their Class C Cost estimate has been 
reviewed by staff using an internal calculator and 
was found to be proportional with the additional 
development rights provided through the proposed 
development agreement. 

 
d) Staff find that the proposal is generally consistent 

with the intent of applicable secondary plan 
heritage policies. Please refer to the review of 
applicable Bedford SMPS heritage policies 
provided toward the end of this policy review. 

 
 
 

 



CHAPTER 9: GOVERNANCE AND IMPLEMENTATION 

9.6A Priorities Plans 

Policy Comments 
G14-A 
In considering development agreements or 
amendments to development agreements, or any 
proposed amendments to the Regional Plan, 
secondary planning strategies, or land use by-laws, in 
addition to the policies of this Plan, HRM shall consider 
the objectives, policies and actions of the priorities 
plans approved by Regional Council since 2014, 
including:  

a) The Integrated Mobility Plan;  
b) Halifax Green Network Plan;  
c) HalifACT;  
d) Halifax’s Inclusive Economic Strategy 2022-

2027; and  
e) any other priority plan approved by Regional 

Council while this policy is in effect. 

G14-A 
a) Integrated Mobility Plan, Policy 3.2.5 (A) - Plan 

new and existing Transit Priority Corridors and 
terminals as focal points for higher density, 
compact development with a mix of residential, 
commercial and employment uses within walking 
distance of transit service. The proposed 
development site lies along the Bedford Highway 
transit priority corridor. Increasing housing stock 
along these corridors, including through the 
proposed development, will contribute towards 
the goal of compact development with a mix of 
uses (residential and commercial) within walking 
distance of transit service. 

b) Halifax Green Network Plan, retention of mature 
trees and permeable groundcover addresses 
objectives 4.1.3.4 Maintain and enhance the 
urban forest and 4.1.3.5 Coordinate efforts to 
manage water quality and quantity. This site is 
not part of an essential or important ecological 
corridor, nor is it part of a sensitive or regulated 
area. The proposal supports action #31 prioritize 
the redevelopment of brownfield urban infill sites 
ahead of undisturbed greenfield sites. The 
property is within the Old Post Road to Windsor 
Cultural Landscape (identified in the Cultural 
Landscapes Framework Study) and the proposal 
aligns with Objective 4.5.3.2 Identify, preserve 
and celebrate valued cultural landscapes in the 
design and management of open spaces and 
developments by retaining and rehabilitating a 
built heritage asset which contributes to this 
cultural landscape. There are no actions or 
objectives in the Working Landscapes and 
Outdoor Recreation themes that might inform this 
proposal. 

c) HalifAct, Action 23 - Integrate climate into land 
use planning policies and processes. The 
proposed development sufficiently integrates 
climate considerations by reducing sprawl and 
efficiently using transportation systems, including 
locating development along transit a transit 
corridor (Bedford Highway), requiring off-site 
improvements to the adjacent transit stop, and 
through retention of mature trees and permeable 
groundcover. 

d) Halifax’s Inclusive Economic Strategy 2022-
2027, Strategic Objective 1. 6 - Increase housing 
stock. The proposed development will increase 
the quantity and variety of housing stock in the 
municipality through the proposed multi-unit 
residential addition, helping to accommodate 
Halifax’s growing population. 

e) Culture and Heritage Priorities Plan, Action 4.6 
Enhance municipal support for privately-owned 
registered heritage properties and properties 



within heritage conservation districts and cultural 
landscapes. The proposed development 
agreement serves as an enhanced municipal 
support for the privately owned registered 
heritage property at 1262 Bedford Highway 
(Honeycote) 

 

9.7 Discretionary Approvals 

Policy Comments 
G-15 
In considering development agreement applications 
pursuant to the provisions of this Plan, 
in addition to all other criteria as set out in various 
policies of this Plan, HRM shall consider 
the following: 

a) that the proposal is not premature or 
inappropriate by reason of: 

(i) the financial capability of HRM to 
absorb any costs relating to the 
development; 

(ii) the adequacy of municipal 
wastewater facilities, stormwater 
systems or water distribution 
systems; 

(iii) the proximity of the proposed 
development to schools, recreation 
or other community facilities and the 
capability of these services to absorb 
any additional demands; 

(iv) the adequacy of road networks and 
transportation infrastructure for 
walking/rolling, cycling, transit and 
vehicles (RC-Dec 11/25;E-Feb 2/26) 
leading to or within the development; 
and 

(v) the potential for damage to or for 
destruction of designated historic 
buildings and sites; 

b) that controls are placed on the proposed 
development so as to reduce conflict with any 
adjacent or nearby land uses by reason of: 

(i) type of use; 
(ii) height, bulk and lot coverage of any 

proposed building; 
(iii) traffic generation, access to and 

egress from the site; 
(iv) open storage; and 
(v) signs; 

c) that the proposed development is suitable in 
terms of the steepness of grades, soil and 
geological conditions, locations of 
watercourses, marshes or bogs and 
susceptibility to flooding; and 

G-15 
a)  

(i) The applicant will be responsible for all costs, 
expenses, liabilities, and obligations imposed 
under or incurred to satisfy the terms of this 
proposed development agreement. 

(ii) HRM review agencies did not identify any 
anticipated concerns regarding the provision of 
water and wastewater infrastructure to the 
proposed development. 

(iii) HRM review agencies did not identify any 
anticipated concerns regarding schools, parks, 
and community facilities as applies to this 
development. 

(iv) HRM review agencies approved the provided 
traffic impact statement and do not anticipate 
significant impacts to the surrounding 
road/transportation network. 

(v) Section 3.2.1 of the proposed development 
agreement addresses blasting-related impacts to 
the designated historic building in accordance 
with the Blasting By-law, it is at the discretion of 
the Blasting Inspector to impose any additional 
terms based on proximity to or sensitivity of the 
designated historic building. Section 3.2.2 of the 
proposed development agreement requires 
structural analysis of the heritage building and 
implementation of any recommended 
stabilization measures prior to relocation and 
alteration of the designated historic building. 

b)   
(i) The proposed development consists of both 

commercial uses permitted within the heritage 
building and multi-residential use permitted within 
the new addition. This is generally aligned with 
the surrounding uses, which consist of 
predominantly commercial uses along the 
Bedford Highway and multi-residential uses 
along Meadowbrook Drive. 

(ii) Conflicts of built form are mitigated through siting 
and setbacks, a 2-4 storey streetwall, stepbacks, 
complementary design and materials, roof-edge 
setbacks, and the property’s location at the 
bottom of a hill. 

(iii) HRM review agencies approved the provided 
traffic impact statement and do not anticipate 
conflicts arising from traffic generation, access, 
or egress. 

(iv) The proposed development agreement does not 
exempt the developer from compliance with the 



d) if applicable, the requirements of policies E-
10, T-3, T-9, EC-14, CH-14, and CH-16. 

 
G-15A  
Notwithstanding any policy of the applicable secondary 
municipal planning strategy or this Plan, for multi-unit 
residential buildings that begin construction before April 
1, 2028, there shall be no requirement:  

a) related to the unit mix of the proposed 
buildings; and  

b) for more than 20% ground floor commercial 
space. (RC-Dec 11/25;E-Feb 2/26) 

 

Bedford Land Use By-law’s restrictions on open 
storage and display. 

(v) The proposed development agreement does not 
exempt the developer from compliance with 
signage requirements of the Bedford Land Use 
By-law. 

c) HRM review agencies did not identify any 
anticipated concerns with the slope of this 
property or geological conditions. The street 
trees have been considered through the terms of 
the proposed development agreement requiring 
compliance with the Street Tree By-law (T-600) 
and its protection measures and compensation 
requirements. Regarding flood risks, HRM review 
agencies identified an area of potential flood risk 
at the front of this property. They advised 
mitigation of this risk through the retention of 
mature trees and permeable groundcover at the 
front of the property. Permeable groundcover has 
been implemented through the preliminary 
landscape plan and tree retention is regulated by 
the aforesaid By-law T-600. 

d) E-10, n/a; T-3, n/a; T-9, this development aligns 
with policy direction for transit-oriented 
development by locating significant new 
development and density along a transit priority 
corridor (Bedford Highway) and in immediate 
proximity to a transit stop which will receive off-
site improvements per the terms of the proposed 
development agreement; EC-14, n/a; CH-14, 
substantial alterations were previously approved 
by Regional Council through the associated 
Substantial Alteration application, this proposal 
generally conforms with the Standards and 
Guidelines as noted at the beginning of this 
Policy Review; CH-16, n/a, the proposed 
development is on the registered heritage 
property, rather than abutting the registered 
heritage property, and is therefore subject to CH-
7A. 
 

G15-A 
a) The proposed development agreement contains 

no requirements related to unit mix. 
b) The proposed development agreement contains 

a requirement for commercial use within the 
heritage building, in accordance with applicable 
Bedford MPS policy. This required commercial 
space constitutes approximately 13% of the total 
ground floor area of the development. 
 

 
  



Municipal Planning Strategy Bedford (Secondary Plan) 
Commercial Policies 

Policy Comments 
Policy C-19: 
It shall be the intention of Town Council to work towards 
the development of a viable and pleasant pedestrian-
oriented small town commercial core (see Appendix D) 
along the south side of the Bedford Highway between 
the Sackville River and the Waterfront Development 
project and along the north side of the Bedford Highway 
between the Sackville River and 1140 Bedford Highway 
as shown on Map 2. A Mainstreet Commercial 
designation shall be applied to this area and shall be 
shown on the Generalized Future Land Use Map. No 
rezonings or development agreements for uses other 
than those in the Mainstreet Commercial Zone shall be 
considered within the Mainstreet Commercial 
designation. 

The terms of the proposed development agreement will 
continue to permit small-scale commercial uses within 
the heritage building. These uses are permitted as-of-
right within the Mainstreet Commercial Zone. 
Residential units are also permitted within the 
Mainstreet Commercial Zone. The additional density of 
dwelling units enabled through the proposed 
development agreement, contribute to the viability of 
the heritage property and enable its conservation and 
rehabilitation in alignment with Policy C-20(a) of this 
secondary plan. 

Policy C-20:  
Town Council shall establish a Mainstreet Commercial 
Zone within the Land Use By-Law and apply it to the 
portion of the mainstreet commercial core area 
extending from the Sackville River south to Locke 
Street on the north side of the street and between the 
Sackville River and Shore Avenue on the south side of 
the street as shown on Map 2. Permitted uses within 
the Mainstreet Commercial Zone shall be small scale, 
pedestrian oriented uses including but not limited to 
general retail stores, business and professional offices, 
personal and household service shops, financial 
institutions, full service restaurants, pubs, lounges, 
recycling depots, dwelling units within a commercial 
building not to exceed 50 percent of the gross floor area 
and not located on the street front of the first floor, and 
existing residential uses. In addition, shared housing 
with special care (RC-Aug 9/22;E Sep 15/22) will be 
permitted by development agreement pursuant to 
Policy R-19A. All commercial developments shall be 
subject to specific signage, landscaping, parking, and 
architectural design controls as specified in the Land 
Use By-Law. Town Council shall prohibit front yard 
parking and deep front and side yard setbacks for new 
development. Town Council shall consider modification 
of the requirements for such items as front and side 
yard setbacks as well as front yard parking through a 
development agreement in situations involving the 
redevelopment of existing buildings. Those properties 
designated Mainstreet Commercial, but not zoned 
Mainstreet Commercial, shall continue to have an RSU 
Zone consistent with current land uses. 
 

The terms of the proposed development agreement 
permit small scale, pedestrian-oriented use maintained 
within the heritage building which fronts on the Bedford 
Highway, including the streetfront of the first floor. The 
commercial component of this proposal will comply with 
applicable signage, landscaping, parking, and 
architectural design controls specified in the land use 
by-law. Front-yard parking is not proposed for this 
property. The relocation on-site of the heritage building 
will reduce the large front yard setback, bringing it more 
inline with the intent of this policy and the new addition 
features a minimal side yard setback more in-line with 
this policy. This proposal seeks relief from some built 
form requirements of the Mainstreet Commercial (CMC) 
zone including height, lot coverage, rear yard setback, 
and percentage of gross floor area dedicated to 
residential use. Relief from these requirements is 
enabled under Policy CH-7A of the Regional Plan and 
Policy C-20(a) of this secondary plan. The overall 
proposal is intended to achieve a greater density on this 
site to support the rehabilitation and adaptive re-use of 
the heritage building, and to provide additional housing 
in a strategic location along a transit corridor. The 
proposal is generally aligned with the intent of other 
applicable Secondary Plan policies as outlined below. 
 
 



Policy C-20(a): 
To encourage the conservation and adaptive re-use of 
heritage properties in the Mainstreet Commercial 
Designation, renovations and expansions to existing 
heritage buildings shall be considered by a 
development agreement in accordance with the 
Heritage Development Agreement Policies of the 
Regional Municipal Planning Strategy, and may 
consider modification of the requirements for height, lot 
coverage, setbacks, and maximum percentage of gross 
floor area occupied by residential dwelling units. 

This proposal seeks relief from some built form 
requirements of the Mainstreet Commercial (CMC) 
zone including height, lot coverage, rear yard setback, 
and percentage of gross floor area occupied by 
residential units, as enabled under Policy CH-20 of the 
Regional Plan and in accordance with Policy C-20(a) of 
this Secondary Plan. 

Policy C-22:  
It shall be the intention of Town Council to encourage 
the rehabilitation and adaptive re-use of buildings 
designated through the provisions of the Town's 
Heritage Property By-Law within the commercial core 
for uses consistent with the Mainstreet Commercial 
Zone. 

The proposed development agreement would see the 
registered heritage building retained, rehabilitated, and 
adaptively re-used for new uses consistent with the 
Mainstreet Commercial Zone. 

Policy C-23:  
It shall be the intention of Town Council to require 
landscaping of front yards of commercial properties 
within the Mainstreet Commercial Zone to create a 
pleasant and attractive environment conducive to 
pedestrian activity. 

The proposed development agreement would see 
significant landscaping improvements to the property’s 
front yard as depicted in the preliminary landscape 
plan, including seating, gardens, new pathways, bicycle 
parking, and new trees and vegetation. 

Policy C-24: 
It shall be the intention of Town Council to require 
buildings within the Mainstreet Commercial Zone to 
support the human scale of the street, create a sense of 
streetscape, and promote a pedestrian-oriented 
environment through architectural regulations within the 
Land Use By-law (see Appendix D). 

The proposed development agreement would see the 
retention and rehabilitation of the registered heritage 
building, thus maintaining the human scale, sense of 
streetscape, and pedestrian-oriented environment that 
this heritage building strongly contributes towards. The 
rehabilitation and adaptive reuse of an existing heritage 
building aligns with the intent of Appendix D and 
associated architectural regulations in the Bedford Land 
Use By-law.  

Policy C-29: 
Town Council shall permit mixed-use 
(residential/commercial) buildings within the Mainstreet 
Commercial Zone provided that commercial uses only 
are located at street front level. 

The proposed mixed-use development would include 
commercial uses in the heritage building at street front 
level. 

Policy C-33:  
It shall be the intention of Town Council, in areas 
designated Commercial, to improve the aesthetics of 
such commercial areas by encouraging rear yard 
parking, discouraging large front yard setbacks and 
parking in front and side yards, regulating commercial 
signage, requiring landscaping, and regulating the 
architectural design of new and redeveloped 
commercial buildings through requirements in the Land 
Use By-law. 

The on-site relocation of the heritage building positions 
it closer to Bedford Highway, reducing the large front 
yard setback and better integrating the heritage building 
into the streetscape. Underground parking is located at 
the rear of the property, with parking accessed from the 
flanking Meadowbrook Drive. 
 

Heritage and Community Development Policies 
Policy HC-5:  
It shall be the intention of Town Council to encourage 
the development of a mainstreet commercial core along 
that section of the Bedford Highway designated 

See Policy C-19, C-20, and C-20(a) above. 



Mainstreet Commercial on the Generalized Future Land 
Use Map, consistent with Policies C-19 and C-20. 
Within the mainstreet commercial core, Council shall 
attempt to develop a pedestrian oriented streetscape 
through provisions in the Land Use By-Law which relate 
to the type and size of commercial uses in the area, 
signage and landscaping, and architectural design (see 
Appendix D). 
Policy HC-6:  
It shall be the intention of Town Council to encourage 
the restoration and adaptive re-use of heritage 
properties designated under the Town's Heritage 
Property By-law within the mainstreet commercial core 
for local or small scale commercial uses ensuring the 
continuance of the architectural integrity and the 
character of the structure. 

The proposed development agreement would see the 
retention, rehabilitation, and adaptive re-use of the 
registered heritage building for small scale commercial 
uses, ensuring continuance of the architectural integrity 
and character of the structure. 

Residential Policies 
Policy R-24:  
It shall be the intention of Town Council to encourage 
owners and builders to construct residential buildings 
with varying setbacks from the street boundary such 
that no two adjacent buildings will have the same 
setback distance. This variation is desired to create a 
varied, more interesting streetscape. 
 

The relocation of the registered heritage property and 
the addition of the new residential development will 
create varying setback from the existing street 
boundary along Meadowbrook Drive. The existing 
buildings along Meadowbrook Drive have setbacks 
varying from 1.2m to 98m from the property line, 
whereas the proposed new development has a setback 
of approximately 2.3m. Although variation is desired to 
create more interesting streetscapes and this is 
accommodated with the varied flanking setback from 
Meadowbrook Drive, the setback along Bedford 
Highway will be consistent with the existing streetscape 
to follow the intent of Regional Plan Policy CH-16(D)(ii).  

Environmental Policies 
Policy E-28: 
It shall be the intention of Town Council through the 
Tree Committee to identify unique stands of trees and 
through such means as the adoption of a Tree 
Protection By-Law and/or acquisition through the 
parkland dedication process, to seek to protect these 
trees to conserve them as an environmental resource. 

The developer has provided an independent arborist’s 
report assessing the municipally owned street trees 
abutting the front property line of the subject site. This 
report includes recommendations for protection 
methods to minimize impacts to the health of the trees 
over the course of development. The terms of the 
proposed development agreement hold the developer 
to implement these recommendations and to 
compensate the municipality for any trees lost due to 
construction impacts. 

 
 



ATTACHMENT C: 
PUBLIC ENGAGEMENT SUMMARY 

Overview 

Staff requested input on PLANAPP 2023-00942 via a page on the 
municipal website, signage posted on the subject site, and a public 
information meeting (PIM) held April 25, 2024. The PIM sought to 
inform the public of the proposal and solicit their feedback. The PIM 
was advertised via postcard mailout distributed in March 2024 to the 
residents within an 80-metre radius (90 postcards distributed). 
Between the PIM and other correspondence, staff received a total of 
8 submissions regarding the applicant’s proposed development: 

• 2 people expressed general support for the proposal. 
• 1 expressed qualified support for the proposal (support 

with concerns over certain aspects of the proposal). 
• 5 expressed predominantly concerns regarding the proposal.  

Response Summary 

The 8 respondents provided comments on a variety of topics, which are summarized below: 

• 2 respondents expressed support for the building design and the increase in housing units; 
• 2 respondents expressed concern regarding the height of the proposal; 
• 2 respondents expressed general opposition to the development;  
• 1 respondent expressed concern regarding the alteration and on-site relocation of the heritage 

building; and 
• 1 respondent expressed concerns regarding the provision of sufficient parking. 

 
(4 additional responses were received seeking additional information on the proposal without providing 
feedback) 
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General Support

Qualified Support

Predominantly concerns
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