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

Item No. 15.1.2 
Halifax Regional Council 

June 20, 2023 

TO: Mayor Savage and Members of Halifax Regional Council 

SUBMITTED BY: 
Cathie O’Toole, Chief Administrative Officer 

DATE: June 8, 2023 

SUBJECT: Case MPSA-2023-00349:  Municipal Planning Strategy amendments for 
Bedford South Shannex, Starboard Drive, Halifax 

ORIGIN 

Application by Clayton Developments on behalf of SHX Developments Limited (Shannex). 

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 amendments to the Halifax Municipal Planning Strategy and Land Use
By-law, the Bedford Municipal Planning Strategy and Land Use By-law, and to the applicable existing
development agreements to increase the permitted population density, increase the maximum
building height, and enable the development of additional office and lifestyle community land uses;
and

2. Follow the public participation program for municipal planning strategy amendments as approved by
Regional Council on February 27, 1997.
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BACKGROUND 
 
Clayton Developments, on behalf of SHX Developments Limited (Shannex), is applying to amend the 
Bedford Municipal Planning Strategy (BMPS), Halifax Municipal Planning Strategy (HMPS) and existing 
development agreements for a site on Starboard Drive, Halifax. The proposed amendments are to increase 
the maximum permitted population density, increase the maximum building height, allow for another 
commercial office building, and expand the area of the proposed lifestyle community.  
 
While some components of the request are currently enabled, the request to increase the maximum 
permitted population density cannot be considered under the existing MPS policies. The subject site 
crosses two plan areas, as shown on Map 1 and outlined in the table below. Therefore, the applicant is 
seeking amendments to both the Bedford and Halifax MPSs to enable their proposal.  
 
Subject Site PIDs: 41318049, and 41316522 
Location Between Larry Uteck Boulevard, Starboard Dr., and Fleetview Dr. 
Regional Plan Designation Urban Settlement (US)  
Community Plan Designation 
(Map 1) 

Bedford South Secondary Planning Strategy (BSSPS) within the 
Bedford Municipal Planning Strategy (BMPS) and Wentworth 
Secondary Planning Strategy (WSPS) within the Halifax Municipal 
Planning Strategy (HMPS) 

Zoning (Map 2) Bedford South Comprehensive Development District (BSCDD) under 
the Bedford Land Use By-law (BLUB), Wentworth Comprehensive 
Development District (WCDD) under the Halifax Mainland Land Use 
By-law (HMLUB) 

Size of Site 33.43 acres 
Street Frontage 510.5m along Starboard Drive and 182.1m along Larry Uteck Blvd. 
Current Land Use(s) Vacant under existing Development Agreements 
Surrounding Use(s) Multi-unit dwellings, office, retail and restaurants, low-density 

residential, parkland.  
 
Proposal Details  
The applicant proposes to increase the permitted population density within the subject site as well as adjust 
certain portions of the community concept plan designations to allow for commercial office and lifestyle 
community uses.  
 
A lifestyle community includes a mixture of housing forms as well as assisted living, residential care, and 
nursing home facilities that are all managed by a single entity. Within a lifestyle community, a range of 
personal care and supportive services may be provided to residents including security, health and medical 
services, meals, housekeeping and laundry, fitness, recreational activities, transportation, and retail and 
social services.  
 
The major aspects of the proposal are to allow the following: 
 

• an increase in population from 1,010 to 2,059 persons spread across townhouse, multi-unit, 
assisted living, and nursing home dwelling units in a “lifestyle community designed for seniors”; 

• an increase in the maximum permitted building height from 6 to 10 storeys;  
• a second office building fronting on Larry Uteck Boulevard;  
• the development of a lifestyle community use on a portion of the subject site fronting on Starboard 

Drive; and, 
• flexibility to allocate population density across a portion of the subject site (PID 41318049).  
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MPS and LUB Context 
In 2002, Regional Council approved the Wentworth Secondary Planning Strategy (WSPS) within the Halifax 
MPS and the Bedford South Secondary Planning Strategy (BSSPS) within the Bedford MPS to enable a 
new mixed-use development between Bedford Highway and Highway 102 north of the Royale Hemlocks 
Subdivision and south of the Crestview Subdivision. Objectives and principles of the BSSPS and WSPS 
include direction to support community needs while mitigating impacts on established neighbourhoods, the 
natural environment, and the Municipality’s fiscal resources. 
 
With few exceptions, both the WSPS and BSSPS are identical and share a common community concept 
plan. The subject site is designated as a mix of Community Commercial / Institutional, Park / Open space, 
and Residential Neighbourhoods under the community concept plan. Policies MS-1 and MS-2 within both 
secondary plans set a maximum population density to ensure that the municipal wastewater, water, and 
transportation infrastructure is sufficient to accommodate new development. Amendments to these policies 
are needed to support the applicant’s request. 
 
The community concept divides the secondary plans into six sub areas – Neighbourhoods A, D and E are 
under the BSSPS, Neighbourhood F is under the WSPS, and Neighbourhoods B and C are split between 
both the BSSPS and the WSPS. Lands subject to the current application are within Neighbourhoods E and 
F and are therefore split between the two secondary plans.  
 
In 2009, North West Community Council approved a development agreement for Neighbourhood E under 
Case 00159 and Chebucto Community Council approved a development agreement for neighbourhood F 
under Case 00194. These development agreements have since been amended as follows: 
 
Case 00159  

• on November 26th, 2010, amendments under Case 01344 were registered to permit the 
commencement of development prior to the construction of the Highway 102 interchange at Larry 
Uteck Boulevard; 

• on August 31st, 2011, amendments under Case 16877 were registered to permit a single ownership 
townhouse cluster / townhouse condominium development with no increase to the overall 
development density; and 

• on June 20th, 2012, amendments under Case 17532 were registered to allow facial wall signs.  
 
Case 00194  

• on February 5th, 2016, amendments under Case 18514 were registered to allow the transfer of 118 
dwelling units from Bedford West Sub Area 9, permit smaller lot area and frontage requirements 
for single unit dwellings, reconfigure multiple unit dwellings, parkland and roads, and establish a 
community commercial land use. 
 

Additional amendments to both development agreements are needed to support the applicant’s request. 
  
The subject site is split between the Wentworth Comprehensive Development District Zone and the Bedford 
South Comprehensive District Zone. Both zones require a development agreement prior to any 
development.   
 
 
DISCUSSION 
 
The MPS is a strategic policy document that sets out the goals, objectives and direction for long term growth 
and development in the 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 only be 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. 
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Applicant Rationale  
The applicant has provided the following rationale in support of the proposed amendment(s): 

• the subject lands are the last significant undeveloped portion of Bedford South;  
• Shannex has redesigned the site to include the following components: 

o a range of housing forms; 
o onsite dining facilities; 
o underground parking; 
o outdoor walking trails, green spaces, and lounge areas;  
o modern building design with a high level of accessibility; and 
o height transition of buildings with taller buildings located away from existing low density 

neighbourhoods.  
• the site is located adjacent to transit routes and close to restaurant, pharmacy, grocery and retail 

services; 
• the impact on the transportation network is suggested to be lower due to the lifestyle community 

population typically being non-working with trips distributed during off-peak times;  
• traffic impact assessment and sewer and water capacity analysis suggests that existing and 

planned infrastructure will have the capacity to accommodate the proposed population increase;  
• planning rationale has changed since the existing secondary planning strategies were adopted with 

new thinking now favouring higher density development to respond to climate change and preserve 
other undeveloped land; 

• densification of the site will provide the municipality with additional taxes with limited need for 
additional services;  

• the request will help to address market demand and housing needs of an aging population; and 
• the proposal will help to address the current housing supply shortage by providing approximately 

1,046 specialized dwelling units.  
 
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 
and advise that there is merit to the request given that it generally conforms with the intent of the applicable 
secondary plans and other municipal priorities. Additionally, the amount of time that has passed since the 
original adoption of the WSPS and BSSPS suggests that a re-evaluation of policy may be appropriate if the 
circumstances have significantly changed. The proposal to provide diverse housing within an area located 
near transit, shops, services, and parks is aligned with Municipal priority plans and Regional Plan direction. 
As one of the last remaining sites to be developed within Neighbourhoods E and F, it is anticipated that 
there will be minimal impact on HRM and Halifax Water capital cost contributions (CCC’s).    
 
A full review of the application would consider the following:  

• the feedback received though community engagement initiatives; 
• the effect of additional density on transportation, water and sewer infrastructure and associated 

capital cost contributions;  
• measures to limit impact on existing residential neighbourhoods adjacent to the subject site; 
• built form requirements including maximum permitted height; and 
• site layout and pedestrian connectivity. 

 
Conclusion 
Staff have reviewed the proposed development agreement and MPS amendments and advise that there is 
merit to the request. The requested amendments will help to provide additional housing supply to meet the 
needs of a diverse community in an area with a variety of transportation options including multiple bus 
routes, active transportation infrastructure, and a highway interchange.  Therefore, staff recommend that 
Regional Council initiate the MPS amendment application process. 
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COMMUNITY ENGAGEMENT 
 
Should Regional Council choose to initiate the MPS amendment process, the HRM Charter requires that 
Regional Council approve a public participation program.  In February of 1997, Regional Council approved 
a public participation resolution which outlines the process to be undertaken for proposed MPS 
amendments which are considered to be local in nature. This requires a public meeting to be held, at a 
minimum, and any other measures deemed necessary to obtain public opinion. 
 
The proposed level of community engagement is consultation, achieved through a public meeting early in 
the review process, as well as a public hearing, before Regional Council can consider approval of any 
amendments. 
 
Amendments to the Halifax MPS and the Bedford MPS will potentially impact the following stakeholders: 
local residents, landowners, and businesses. 
 
 
FINANCIAL IMPLICATIONS 
 
The HRM costs associated with processing this planning application can be accommodated within the 
approved 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. 
 
 
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 Bedford Municipal Planning Strategy is not appealable to the N.S. Utility and 
Review Board as per Section 262 of the HRM Charter. 

 
 
ATTACHMENTS 
 
Map 1:  Generalized Future Land Use 
Map 2:  Zoning  
 
Attachment A: Application Letter 
Attachment B: Site plan 
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_________________________________________________________________________________ 
 
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: James Coons, Planner II, 782.640.7651 
     
 
 
 
 
 
 

http://www.halifax.ca/
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Bedford South Comprehensive Development District
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