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

Item No. 15.1.6 
Halifax Regional Council 

May 9,2023 

TO: Mayor Savage and Members of Halifax Regional Council 

SUBMITTED BY: 
Cathie O’Toole, Chief Administrative Officer 

DATE: April 27, 2023 

SUBJECT: Case 2023-00455 (previously referenced as Case 24559): Municipal 
Planning Strategy and Land Use By-law amendments for 205 Bedford 
Highway, Halifax 

ORIGIN 

Application by KWR Approvals, on behalf of Rockingham Station Limited. 

LEGISLATIVE AUTHORITY 

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

RECOMMENDATION 

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

1. Initiate a process to consider site-specific amendments to the Halifax Municipal Planning Strategy
and Halifax Mainland Land Use By-law to change the incentive or bonus zoning requirements for an
approved development at 205 Bedford Highway, Halifax.

2. Follow the public participation program outlined in the Community Engagement section of this report.
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BACKGROUND 
 
KWR Approvals, on behalf of Rockingham Station Limited, is applying to change the incentive or bonus 
zoning requirements for 205 Bedford Highway, Halifax to align with the recently approved Interim Incentive 
or Bonus Zoning (IBZ) Program.  This Program cannot be applied to the property under existing MPS 
policies and, therefore, the applicant is seeking amendments to the Halifax Municipal Planning Strategy 
(MPS) and Halifax Mainland Land Use By-law (LUB) to enable this change. 
 
Subject Site 205 Bedford Highway, Halifax 
Location Directly opposite the intersection of Flamingo Dr. and the Bedford 

Highway 
Regional Plan Designation 
(Map 3) 

Halifax Harbour (HARB) 

Community Plan Designation 
(Map 1) 

Minor Commercial (MNC) 

Zoning (Map 2) C-2A (Minor Commercial) Zone 
Size of Site 1431 square metres (15402 square feet, or 0.32 acres) 
Street Frontage 38 metres (125 feet) 
Current Land Use(s) Under construction (mixed-use building) 
Surrounding Use(s) Primarily one or two storey commercial buildings with some three and 

four storey residential buildings. 
 
Proposal Details  
The property owner is currently constructing an 8-storey mixed use building.  Permit #181717 was issued 
on January 25, 2021 in accordance with the approved development agreement for the lands. The 
development agreement was approved by Halifax and West Community Council on August 11, 2020 
following corresponding MPS and LUB amendments, which were approved by Regional Council on January 
14, 2020 (Case 21730).  
 
Part of the amendments approved by Regional Council in January 2020 included incentive or density 
bonusing provisions which require 18 affordable housing units in exchange for an additional 11.25 metres 
in height (equal to approximately 3 storeys).  The applicant wishes to change the existing site-specific 
incentive or bonus zoning requirements to align with the recently approved Interim Incentive or Bonus 
Zoning Program.   
 
Existing Development Agreement 
In August 2020, Halifax and West Community Council approved a development agreement for the subject 
site. The development agreement permits: 
 

• a building with 55 dwelling units, up to 26.5 metres tall (excluding elevator shafts);  
• building setbacks between 1.5 metres and 3.5 metres from property lines;  
• a driveway at the signalized intersection of Bedford Highway and Flamingo Drive, or, if necessary, 

a different driveway location approved by a non-substantive amendment; and 
• ground floor institutional uses and commercial uses, such as retail, personal service, office, 

restaurants and banks, as permitted in the existing C-2A Zone Minor Commercial Zone. 
 
MPS and LUB Context 
The subject property is designated Minor Commercial, under the Bedford Highway Secondary Planning 
Strategy (SPS), which is part of the MPS for Halifax. This designation’s purpose is to provide appropriate 
areas for commercial uses serving adjacent neighbourhoods. Policy states that Minor Commercial areas 
“shall be regarded as medium-scale commercial areas within walking or easy vehicular distance of several 
neighbourhoods, offering a variety of retail goods, services, and activities to the surrounding communities.” 
SPS policy permits a range of commercial uses, as well as institutional, community and residential uses. 
 

https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/200114rc122.pdf
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The subject property is zoned C-2A (Minor Commercial), under the Halifax Mainland LUB. This zone is 
applied throughout the Halifax Mainland area. The C-2A Zone permits a range of commercial, institutional 
and residential uses. Multi-unit residential buildings are permitted, subject to the requirements of the R-3 
(General Residential and Low-Rise Apartment) Zone. In the C-2A Zone, building height is limited to 35-feet 
(11 metres). An exception is for C-2A properties in the Bedford Highway SPS, where buildings with 
commercial use on the entire ground floor can be built to a height of 50 feet (15 metres). This additional 
height is an incentive for multi-unit buildings to provide commercial space, in keeping with the policy intent 
of the Minor Commercial designation. 
 
In January of 2020, Regional Council approved site-specific MPS policy to permit an eight-storey building 
at 205 Bedford Highway by development agreement. The policy allows Council to enter into a development 
agreement for a building that is taller and denser than allowed by the C-2A Zone, through a density bonus 
provision. Under the MPS policy, 18 affordable housing units are required in exchange for the density 
bonus. 
 
 
DISCUSSION 
 
The MPS is a strategic policy document that sets out the goals, objectives and direction for long term growth 
and development in Municipality. While the MPS provides broad direction, Regional Council may consider 
MPS amendment requests to enable proposed development that is inconsistent with its policies. 
Amendments to an MPS are significant undertakings and Council is under no obligation to consider such 
requests.  Amendments should be only considered within the broader planning context and when there is 
reason to believe that there has been a change to the circumstances since the MPS was adopted, or last 
reviewed. 
 
Applicant Rationale  
The applicant has provided the following rationale in support of the proposed amendments: 
 

• The concept, design, and financial modelling of the proposed multiple use residential building was 
created prior to the COVID-19 pandemic and current economic downturn. It is currently 
economically unfeasible and financially unviable to build and operate 18 affordable dwelling units 
offering an approximate 30% monthly rent discount for 15 years at 205 Bedford Highway; 

• Providing the extra 24 apartment units over the ~31 units permitted as-of-right is critically important 
to the local neighbourhood and community rental housing inventory; 

• Exchanging the 18 affordable units to a cash-in-lieu contribution towards the Halifax Regional 
Municipality (HRM) Affordable Housing Fund ensures there are an additional 24 apartment units 
within the neighbourhood and a cash-in-lieu contribution that HRM can utilize for affordable housing 
initiatives and projects through its Affordable Housing Grant Program (AHGP); 

• Offering an incentive or bonus zoning contribution in lieu of 18 affordable housing units is consistent 
with the overall intent of the Regional Plan.  
 

Attachment A contains the applicant’s application letter.   
 
Review 
Staff have reviewed the submitted rationale in the context of site circumstances and surrounding land uses.  
Staff advise that there is merit to the request to ensure some aspect of affordability is provided for the 
additional density and development rights afforded to the site.  As the applicant has stated, due to economic 
conditions there is a possibility that the development could proceed as a five storey 31-unit building, as of 
right under the current zoning, with no affordable housing contribution being provided.   
 
At the time of the decision on Case 21730 HRM lacked a comprehensive policy framework for the provision 
of affordable housing outside the Regional Centre.  Since that time Regional Council has established an 
Interim Incentive or Bonus Zoning (IBZ) program outside of the Regional Centre. This program is modeled 
on the Centre Plan approach and is intended to be refined through the Community Planning / Plan and By-
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law Simplification program.  Staff advise that if incentive or bonus density is to be applied then it should 
follow the recently approved Interim Incentive or Bonusing Zoning (IBZ) program.  However, feedback 
through the community engagement program proposed in this report would also be incorporated into the 
amendment process. 
 
Under the IBZ program, the subject property would be subject to the following calculation and the developer 
required to pay the following estimated public benefit: 
 
Halifax Mainland Area: $213 per square metre of floor area   
55 units/ground floor commercial (6,099.08 sq m total floor area)  
 
(6,099.08-2,000) X 0.2 X 213 = $174,620.81 or approximately $3,175 per unit   
 
Conclusion 
Staff have reviewed the proposed MPS amendment application and advise that there is merit to the request 
to employ the recently approved IBZ Program. Accordingly, staff recommend that Regional Council initiate 
the MPS amendment application process. 
 
 
COMMUNITY ENGAGEMENT  
 
Should Regional Council choose to initiate the MPS amendment process, the HRM Charter requires that 
Regional Council approve a public participation program. Rather than follow the February 1997 Public 
Participation Program resolution, given the localized nature and minimal impact of the proposed 
amendment, staff propose that the level of community engagement be achieved through the HRM website, 
signage on the subject lot, and letters mailed out to property owners within the notification area.  
 
The proposed level of community engagement is consultation and will be achieved though comment on the 
HRM website and direct discussions between planning staff and involved members of the community. 
During the comment period on the website which submissions and input from the public can be made, and 
the comment period shall be for at least fourteen (14) calendar days in duration, including both the day of 
posting and the day the comment period ends. The community will have further opportunity to engage with 
Regional Council at the public hearing required before Council can consider approval of any amendments.  
 
 
FINANCIAL IMPLICATIONS 
 
There are no financial implications. The HRM costs associated with processing this planning application 
can be accommodated within the 2023-2024 operating budget for Planning and Development.  
 
 
RISK CONSIDERATION 
 
There are no significant risks associated with the recommendations contained within this report.  This 
application involves proposed MPS amendments. Such amendments are at the discretion of Regional 
Council and are not subject to appeal to the N.S. Utility and Review Board.  Information concerning risks 
and other implications of adopting the proposed amendments are contained within the Discussion section 
of this report.  
 
 
ENVIRONMENTAL IMPLICATIONS 
 
No environmental implications are identified at this time. 
 
 

https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230221rc1512.pdf
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ALTERNATIVES 
 

1. Regional Council may choose to initiate the consideration of potential policy that would differ 
from those outlined in this report.  This may require a supplementary report from staff. 
 

2. Regional Council may choose not to initiate the MPS amendment process.  A decision of 
Council not to initiate a process to consider amending the Halifax Municipal Planning Strategy 
and the Halifax Mainland Land Use By-law is not appealable to the NS Utility and Review Board 
as per Section 262 of the HRM Charter. 

 
 
ATTACHMENTS 
 
Map 1: Generalized Future Land Use 
Map 2: Zoning and Notification Area 
Map 3: Regional Plan Generalized Future Land Use 
 
Attachment A: Application Letter 
 
_________________________________________________________________________________ 
 
A copy of this report can be obtained online at halifax.ca or by contacting the Office of the Municipal Clerk at 
902.490.4210. 
 
Report Prepared by: Dean MacDougall, Planner III, 902.240.7085 
 
 
 

http://www.halifax.ca/
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March 31, 2023 
 

Dean MacDougall, Planner III 
Planning & Development,  
Halifax Regional Municipality  macdoude@halifax.ca  

 

 
Re: CASE No. 24559 Site Specific Plan Amendment (SSPA) and Substantive Amendment to Existing Development Agreement for 

205 Bedford Highway (PID No. 00291641) HRM, Nova Scotia, Appendix A – SUPPLEMENTAL Submission. 
 

Dear Dean:  
 

On behalf of our client Rockingham Station Limited regarding their property known as 205 Bedford Highway, please find enclosed the 
Supplemental Planning Application Submission to follow up our original February 21st, 2023 planning application that involves site 
specific plan amendments to the MPS, LUB along with substantive amendments to the existing/approved 2020 development 
agreement (Case No. 21730). KWR Approvals Inc. is representing the client and acting as the applicant. The purpose of this 
Supplemental Submission is to address recent Regional Council approved amendments (March 2023) to the Regional Plan, as well as 
11 LUB’s that include the Urban Service Area to provide for interim bonus requirements for plan amendment applications in the Urban 
Service Area. Based on Regional Plan Policy G-16A of Regional Plan, this Supplemental Submission is consistent with the new policies.  
 
The approved (2020) signed and registered Development Agreement (Appendix B) for this 15,402 sq. ft property is for an eight storey 
(97,600 gross floor area including three levels of underground parking) fifty-five unit multiple-residential apartment building with small 
ground floor commercial. The as-of-right C2A  zoning prior to the development agreement and MPS/LUB amendments being approved 
by Council allowed five stories (50 ft) maximum in height and thirty-one (31) dwelling units. The approvals permitted an increase to 
eight stories and fifty five units (+24) subject to eighteen of the units being rented as affordable for a minimum of fifteen (15 years). 
Regional Council and Halifax & West Community Council collectively approved at public hearing amendments to the MPS/LUB and 
development agreement to create at the time a groundbreaking suburban affordable housing model considering the property is 
outside the Regional Centres/Urban Downtown cores of HRM. The business model for 205 Bedford Highway Development and its 18 
affordable housing units known as Rockingham Station currently under construction was created in 2016-2019 prior to COVID 19 
Pandemic (March 2020 – 2022) and a significant economic downturn (2022- present). It is these unforeseen historic events that have 
resulted in building and operating eighteen affordable housing units for fifteen years economically unfeasible/financial unviable.  
 
Therefore the planning application is to amend the applicable MPS, LUB, Development Agreement to exchange the eighteen (18) 
affordable units to a cash-in-lieu donation towards the HRM Affordable Housing Fund. The proposed approach of cash in lieu is 
consistent with the new Regional Council approved amendments to the Regional Plan to provide interim bonus requirements for plan 
amendment applications within the Service Area. By approving the proposed amendments to 205 Bedford Highway, this would ensure 
there are an additional 24 apartment units at Rockingham Station and a significant cash-in-lieu donation in lieu of the eighteen 
affordable housing apartments that HRM can utilize towards other affordable housing Council/staff deem appropriate and best 
interest of the Community/Municipality. Considering the historically low 1% apartment vacancy rate in HRM, every additional 
apartment unit is needed. Rockingham Station and our clients Nick Stappas, Jim Kanellakos & Johnny Kanellakos of Rockingham 
Station Limited by adding 55 apartment units to the local community and municipal inventory and a cash-in-lieu affordable housing 
donation, ensure there is a dual public amenity of maximum apartment units on site and $174,620.81 cash for HRM’s Affordable 
Housing Fund.  
 
KWRA, our TEAM, Clients and I look forward to the opportunity to work with you and your Team. If you have any questions, please do 
not hesitate to contact me. Thank you again. 
 

Warmest Regards,         

Kevin W. Riles, President & CEO 

Original Signed
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1. Executive Summary 

The current development agreement for 205 Bedford Highway (PID No. 00291641) was approved by HRM 
in August 2020 and corresponding MPS/LUB amendments by Regional Council January 2020, Case No. 
21730. The development agreement was registered at Deed Office on January 4, 2021. KWR Approvals 
Inc. (KWRA) managed the previous development agreement/MPS/LUB application for the 
Developer/Owner.  

A building permit to construct an eight storey building (26.5 metres) with fifty-five (55) apartment units 
of which eighteen (18) are classified as affordable was approved by HRM on January 26th, 2021 (File No. 
181717). The total building size is 97,600 sq. ft in gross floor area with three levels of underground parking. 
There are two affordable housing units on all floors 1-7 with the exception of floors two/three which have 
four affordable housing units. There are eight apartment units per floor with the exception of the 
penthouse. The average square footage of all units with the exception of the penthouse is 857 sq. ft. The 
average sq. footage of the affordable housing units is 694 sq. ft. Commercial ground floor consists of 
1,750.00 sq. ft. with a total of 40 underground parking spaces. The dwelling units consist of 12 one 
bedroom, 39 two bedrooms, 1 two bedroom penthouse unit and 3 three bedroom penthouses units for 
a total of 55 apartment units.  

The concept, design, financial modelling of the proposed multiple use residential building was created 
from 2016-2019 and prior to the COVID 19 pandemic and 2022-2023 economic downturn. From the time 
the development agreement was approved in 2020 to a building permit issued on January 4, 2021 to the 
present; inflation has risen from 2.2 to 6.3 - 8.3% over the past two; interest rates increased from less 
than 2% to nearly 5%, construction costs up by 30%, significant labour/supply chain shortages and the 2% 
Provincial rent cap. It is currently economically unfeasible and financially unviable to build and operate 18 
affordable dwelling units offering an approximate 30% monthly rent discount for 15 years at 205 Bedford 
Highway. However, as proposed in this planning application, providing the extra 24 apartment units over 
what is as-of-right to a total of 55 units, is critically important to the local neighbourhood and community 
rental housing inventory.  

Our client Rockingham Station Limited is proposing a cash in lieu donation of $174,620.81 towards the 
HRM affordable housing fund in exchange for not having the 18 affordable housing units at Rockingham 
Station proposed development. If the amendment to the development agreement was discharged and 
the current C2A zoning applied, then only a five storey 31 unit apartment building could be constructed 
as of right. The proposed amendments for suburban incentive bonus zoning for Halifax Mainland (205 
Bedford Highway Rockingham) is $174,620.81. 
 
The proposed approach to this Site Specific Plan Amendment (SSPA) and amendments to the existing 
development agreement consider specific MPS Policies/LUB requirements that were created with the 
original August 2020 approvals of Regional Council. Further, this application addresses the current  
Regional Council approved Interim Incentive or Bonus  Zoning Program outside of the Regional Centre 
(Case No. 24063). The February 10, 2023  HRM Planning & Development Staff report to Regional Council 
on this interim incentive/bonus zoning program outside Regional Centre can be found at 
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230221rc1512.pdf. The 
new amendments were approved by Regional Council on March 21, 2023. Based on the new policies of 
the Regional Plan and specifically Policy G-16A, our application is now subject to the aforementioned 
program. This application submission reflects and addresses Policy 16-A.  
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4. Planning Rationale for Proposed Amendments  

A Detailed Analysis of the Changes in the Circumstances Demonstrating why the Existing MPS Policies, 
LUB Amendments and Current Development Agreement are no Longer Appropriate 
 
The concept, design, financial modelling of the proposed multiple use residential building was created 
from 2016-2019 and prior to the COVID 19 pandemic and 2022-2023 economic downturn. From the time 
the development agreement was approved in 2019; to a building permit being issued on January 4, 2021 
to the present, inflation has risen from 2.2 to 6.3-8.3%;  interest rates increased from less than 2% to 
nearly 5%, construction costs up by 30%, significant labour/supply chain shortages and the 2% Provincial 
rent cap.  

It is currently economically unfeasible and financially unviable to build/operate 18 affordable dwelling 
units offering an approximate 30% monthly rent discount for 15 years at 205 Bedford Highway. However, 
as proposed in this planning application, providing the extra 24 apartment units over what is as-of-right 
to 55 units, is critically important to the local neighbourhood/community rental housing inventory.  

The Developers equity requirement from the time the original development agreement was approved in 
2020 to the present has increased by $5,055,000 due to high interest rates and the impact that has on 
debt servicing. This increase of just over $5,000,000 to provide these 18 affordable housing units for 15 
years is a 500% increase. It is simply not economically feasible or financially viable.  
 
Factoring the above economic constraints, below is a table showing the impact on the developer’s 
equity requirement and on the value of the building. 

 
 
The Developer weighed the option of requesting to discharge the development agreement and convert 
back to the 5 storey 31 unit multiple-family apartment building. This would result in a loss of 24 apartment 
dwellings at a time HRM is going through an historic housing crisis and unprecedented national leading 
1% vacancy rate.  
 
We are of the opinion that offering a cash in lieu exchange to replace the 18 affordable housing units 
aligns with the newly created Interim Bonus Zoning MPS Policy outside of the Regional Centre and its 
Housing/Affordable Housing policies (Case No. 24063). Aligned by ensuring the 55 apartment units can be 
added to the HRM apartment housing stock for the community of Rockingham while having $174,620.81  
to spend on affordable housing initiatives wherever Council believes the money can be best used. This 
approach allows for local and regional housing supply and affordable housing supply to be maintained 
and addressed.  
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Assessment of the Impact of the Requested Amendments on the Local Community and Broader Region 
The proposed amendments do not alter the height, design, density, unit breakdown or size of any of the 
proposed 55 apartment units. The original development agreement and MPS/LUB amendments allowed 
an extra three floors to eight stories and 24 apartment units from 31 to 55. To achieve the extra 24 
apartment units 18 were required to be affordable offering rents approximately 30% below market value 
for 15 years. The concern is any Developer/Builder cannot build a project, development or phase thereof 
that is not economically feasible and or financially viable. Therefore, it would be more financially 
sustainable for Rockingham Station Limited to build a five storey 31 unit building than 8 storey 55 unit, 
when considering the financial unsustainability of operating 18 affordable housing unit for 15 years.  
 
We contend the importance to the local community is to ensure these 24 additional apartment units 
remain at comparable market rents when considering there is only 1% vacancy rate. We appreciate the 
loss of affordability of 18 of the apartment units had an impact, therefore the reason for Rockingham 
Station Limited to offer bonus incentive zoning amount of $174,620.81 following the methodology of 
HRM’s new policies (Appendix D) as contained in proposed Regional MPS/LUB amendments and as 
approved by Regional Council on March 21st, 2023 public hearing. This cash in lieu of $174,620.81 
provides HRM and its Council the opportunity to allocate monies for affordable housing initiatives and 
projects through its Affordable Housing Grant Program (AHGP). For now these funds are allocated to 
projects located within the Regional Centre. 
 
Urgency of the Request and why its Consideration cannot await the next HRM initiated comprehensive 
planning review for the Area. 
Building permit was obtained in 2021 with construction beginning with site work in September 2021. 
Building loans, construction crews and other financing were in place pre-COVID but subject to changing 
interest rates, trades price increase, supply chain challenges and inflation. As may be appreciated stopping 
a construction project halfway through provides significant risk and escalates cost. When it became 
apparent to Rockingham Station Limited that their multi-residential building at 205 Bedford Highway 
could not be financially sustain 18 affordable housing units, they approached HRM staff in late fall of 2022. 
KWR Approvals Inc. was retained near year end 2022 to prepare the planning application to exchange the 
18 units for cash in lieu following the Municipality’s incentive/bonus zoning model for new structures over 
2,000 square metres.  
 
The urgency of the planning application is prior to the 55 unit apartment building being completed and 
occupancy of tenants living in the residential building in Q1 2024 (one year from now) is to have Regional 
and Community Council approve the request. The alternative for the Developer/Owners is to only build a 
31 units apartment building and take 24 additional units off the market at a time of historic housing crisis 
with a nationwide leading low of 1% vacancy rate.  
 
How the Requested Amendments Aligns with the Regional Municipal Planning Strategy (MPS) 
Section 3.6 of the 2014 Regional MPS outlines HRM’s important role in supporting housing affordability 
and social inclusion through policies and regulations. Policy S-30 (f) outlines Council’s intention to 
introduce incentive or bonus zoning in the Regional Centre. The newly adopted framework and Rationale 
for Interim Incentive or Bonus Zoning Program is outlined in page 6 of 151 (Appendix D) of the HRM 
Planning & Development Department February 21, 2023 report to Regional Council (Case No. 24063). 
Table 4 Centre Plan and Suburban/Rural Proposed Bonus Zoning Rates formula and methodology is 
highlighted in Appendix D.  
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Policy G-16A (Appendix E) 
Council shall require incentive or bonus zoning public benefits or money-in-lieu of a contribution in those 
areas identified in the land use by-law when considering site specific amendments to this Plan or to a 
Secondary Plan after [Date of First Notice] outside the Regional Centre in the Urban Service Boundary or 
Future Serviced Communities to permit: 
 
a) new multi-unit residential, commercial, or mixed-use development; or 
b) to permit additional density. 
 
The proposed 205 Bedford Highway application and amendments to the MPS/LUB are consistent with the 
newly adopted Interim Bonus Zoning Outside of the Regional Centre (Case No. 24063) policies, Policy G-
16A and supports the Themes and Direction report of the 2021/2022 Regional Plan Review to balance the 
need of all housing in areas designated for density with the need to invest in affordable housing and other 
amenities that are necessary to support growth. The proposed plan and LUB amendments to the 205 
Bedford Highway development of offering an incentive bonus density payment in lieu of 18 affordable 
housing units is consistent with the overall intent of the HRM Regional Plan/MPS and LUB. 
 
Methodology for Cash-in-Lieu instead of Affordable Housing Units at 205 Bedford Highway 
The proposed 205 Bedford Highway affordable housing contribution follows Table 4 Centre Plan and 
Suburban/Rural Proposed Bonus Zoning Rates (Appendix D).  
 
205 Bedford Highway Formula for Incentive/Bonus Zoning using Reginal Centre Policy (Appendix G) 
55 unit Mixed Use Residential Apartment Building  
 
Halifax Mainland Plan Area:    $213.00 per square metre of floor area. 
Bonus/Incentive Zoning Payment Required.  $174,620.81 
 
6,099.08 sq. metres Total square metres footage of 205 Bedford Highway not including three 

levels of underground parking. 
4,099.08    (subtract) 2,000 sq. metres to achieve net applicable total square footage 
 
0.20 Multiple factor    
 
$213.00  Value per square metre (based on average or most likely values x 60%).  
 
205 Bedford Highway:  4,099.08 x 0.2 x 213 = $174,620.81 or $3,174.92 per unit 
 
 
 
PROPOSED SUBSTANTIVE AMENDMENTS To Development Agreement 
The existing development agreement was approved by Halifax & West Community Council on August 11, 
2020. The signed development agreement is attached as Appendix C. The development agreement was 
registered at the Deed Office on January 4, 2021. The proposed amendments to the development 
agreement to provide a cash in lieu amount in exchange for the 18 affordable housing units approved 
under the existing development agreement (D.A) requires a Substantive Amendment as per Section 6.2.1 
of the D.A. 
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Three sets of agreements. The first is the overall Development Agreement. The second is a density bonus 
agreement which traded extra height for a public benefit. In the case of the 205 Bedford Highway the 
public benefit was 18 affordable housing units. The third agreement is a housing agreement between the 
Developer and an affordable not for profit organization. At the time this was the first such type of 
affordable housing agreement done outside of the Regional Centre.  
 
The following Sections of the Development Agreement will need to be amended as follows: 
 
Section 3.2.2. Amend to delete Section (b) 
Rationale: The cash-in-lieu in exchange for the 18 affordable housing units at 205 Bedford Highway 
eliminates the need for (b) and an affordable housing agreement between the Developer and an 
Affordable Housing Provider. A new incentive or bonus zoning agreement between HRM and Rockingham 
Station can be includes as schedule to the development agreement requiring developer to pay 
$174,620.81 towards the Municipality’s Affordable Housing Fund.  
 

Section 3.2.3 Delete (a) 
Rationale: Similar to 3.2.2. the cash in lieu versus constructing affordable housing units as per 
incentive/bonus zoning no longer requires an agreement between the Developer and an affordable 
housing provider.  
 
PROPOSED MPS & LUB AMENDMENTS  
The HRM Planning & Development Staff final report to Regional Council on January 14, 2020 (public 
hearing) outlined the amendments to the MPS/LUB necessary for Regional Council to consider permitting 
increased height and density at 205 Bedford Highway in exchange for affordable housing units. These 
MPS/LUB amendments are highlighted in Appendix E. 
 

We are of the opinion the most logical approach is to keep the amendments within the MPS/LUB that 
would provide for a revised incentive/bonus zoning and agreement at 205 Bedford Highway and eliminate 
references to 18 affordable housing units and having an Affordable Housing Agreement with a recognized 
affordable housing provider. The intention as per the proposed planning application is to have an 
Incentive/Bonus zoning agreement between HRM and Rockingham Station Limited but for a cash in lieu 
donation towards the Municipality’s affordable housing grant program and not 18 affordable housing 
units within the actual building.  
 

Therefore … 
 
 
Amendments to Municipal Planning Strategy of Halifax   
 

Section 2.3.6 © 
Revise to read: Require the property owner to enter into an incentive or bonus zoning agreement 
pursuant to Section 245A of the Halifax Regional Municipality Charter to provide a public benefit in the 
form of money in lieu towards affordable housing.  
Rationale: Replaces the requirement to have affordable housing units within the apartment building vs. 
providing a cash-in-lieu payment towards the Municipality Affordable Housing Grant Program.  
 
Section 2.3.6.1 (a) Delete 
Rationale: An affordable housing agreement is no longer required with cash in lieu payment.  
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Section 2.3.6.2  
Delete (a) to (f) 
Rationale: Eliminates the requirement to have affordable housing units within the apartment building vs. 
providing a cash in lieu payment towards the Municipality’s Affordable Housing Grant Program.  
 
Section 2.3.6.4.  
(f) (ii) Delete 
Rationale: Replaces the requirement to have affordable housing agreement with an appropriate 
affordable housing provider.  
 
 
Amendments to the Land Use By-law for Halifax Mainland   
 
Section 71 (11)  
Preamble … to provide affordable housing dwelling units money in lieu payment, provided the following 
are satisfied.  
 
Section 71 (11) ©, (d), [e], (f) (g), (h) (i). Delete  
Rationale. Affordable housing units no longer within 205 Bedford Highway apartment building. 
 
 

5. Conclusion  

The proposed amendments to the existing 205 Bedford Highway development agreement and Halifax 
MPS/LUB would be consistent with the current Interim Bonus Zoning Outside of the Regional Centre 
amendments recently adopted by Regional Council (March 2023).  
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