
PO Box 1749 
Halifax, Nova Scotia 
B3J 3A5    Canada 

M E M O R A N D U M 

TO: Chair and Members of North West Planning Advisory Committee 

FROM:  Nathan Hall, Planning Intern 
Jillian MacLellan, Planner 
Stephanie Norman, Planner 

DATE: October 27, 2015 

SUBJECT: Case 20054: Application by United Gulf Developments Limited to amend 
the existing development agreement on the lands at 771 to 819 Bedford 
Highway, Bedford. 

As noted in the subject description, this case will consider amendments to the existing 
development agreement for the lands at 771 and 819 Bedford Highway.  The proposed 
amendments relate to the percentage of general commercial floor area, types of commercial 
usage, permitted signage and clarification to the existing schedules.  The applicant’s submission 
materials are attached to this memo (Attachments A and B).  

BACKGROUND 

Location: The subject property is located at 771-819 Bedford Highway (PID 
00428623) (Maps 1 and 2).  It totals 6 acres in land area and has 
approximately 475 meters of frontage on the Bedford Highway. 

Existing Uses: The subject property was most recently developed as the Travelers Motel 
and Motel Esquire.  

The collection of buildings on the site includes two large buildings on the 
northwest end (formerly the Travelers Motel), the existing Motel Esquire at 
the southeast end, and a number of smaller “cabins” at the center (Map 2). 
The site also features several accessory buildings and an office. 

Several permits have been issued for general commercial conversion of 
the former Travelers Motel in accordance with the existing development 
agreement. 

Item 7.1.2
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Exiting 
Development 
Agreement: 

A development agreement (Case 19206) was approved by North West 
Community Council on February 23, 2015 to introduce new commercial 
land uses to the subject property (see Attachment C).  
 
The development agreement allows for the full conversion of the Travelers 
Motel buildings and partial conversion (up to 57%) of the Motel Esquire 
building for general retail and service commercial uses. 
 
The existing development agreement further requires the retention of an 
existing treed area located at the rear of the property and the retention of 
existing landscaping located in front of the Motel Esquire site. 
 

Designation: Commercial Comprehensive Development District (CCDD) under the 
Bedford Municipal Planning Strategy (MPS) (see Attachment D). 
 

Zoning: Commercial Comprehensive Development District (CCDD) Zone under the 
Bedford Land Use By-Law (LUB) (see Attachment E). 
 

Applicable 
Policy: 

Policies C-7 to C-9 of the Bedford MPS, allow for the consideration of 
developments on properties zoned and designated CCDD through a 
development agreement.  Policy C-13 specifically provides consideration 
for the development of the subject property. 
 
Further, Policy C-3 of the Bedford MPS outlines the types of commercial 
uses to be permitted in the CCDD Zone (see Attachment D). 
 

 
A public information meeting to allow for community input on the proposed amendments was 
held on September 24, 2015.  Minutes of this meeting are included as Attachment F. 
 
 
PROPOSAL 
 
Since the development agreement was approved, the applicant noted an increase in 
commercial interest on the subject property and has expressed the need to expand the total 
amount of general commercial floor area permitted, along with other amendments to the 
development (see Attachment A). Specifically the applicant is requesting the Development 
Agreement be amended to allow for: 

 full conversion of the Motel Esquire building to general retail and service commercial uses; 

 rooftop signage; and 

 new schedules to provide more clarity to the development agreement. 
 
To accommodate additional parking the applicant is also proposing to remove some of the 
landscaped area in front of the Motel Esquire site. 
 
Since the public information meeting was held, the applicant is also proposing an expansion to 
the types of commercial uses to include funeral services and doggy daycares (involving retail 
sales, grooming, self-serve dog wash, and daytime boarding) 
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INPUT SOUGHT FROM THE COMMITTEE 
 
Feedback is sought from North West Planning Advisory Committee relative to this proposed 
application. The committee’s recommendation will be included in the staff report to Community 
Council.  Specific items that the Committee may wish to address include the following: 

 the proposed design of the Motel Esquire site; 

 the allowance of roof top signage, including any suggestions for design or size 
requirements; 

 the scale of each commercial occupancy; 

 the proposed changes to the existing landscaping in front of the Motel Esquire; and 

 the proposed addition of funeral service uses and doggy daycare uses to the types of 
commercial uses permitted.  

 
 
ATTACHMENTS 
 
Map 1   Generalized Future Land Use Map 
Map 2   Zoning Map 
 
Attachment A  Proposed Site Plan 
Attachment B  Proposed Elevations for Motel Esquire 
Attachment C  Existing Development Agreement 
Attachment D  Excerpt from MPS for Bedford 
Attachment E  Excerpt from LUB for Bedford 
Attachment F  Minutes from September 24, 2015 Public Information Meeting 
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Attachment D: Excerpt from MPS for Bedford 
 
Policy C-3:  
It shall be the intention of Town Council to encourage a range of commercial uses sufficient to 
serve community needs within the Town and surrounding areas through provisions in the Land 
Use By-law to create the following zones: 
… 
• Commercial Comprehensive Development District Zone (CCDD) which permits mixed use 

projects including, but not limited to, single and two unit dwellings, townhouses, multiple-unit 
buildings, office buildings, neighbourhood commercial uses, CGB Zone uses, convention 
facilities, and recycling depots. 

 
Policy C-7:  
It shall be the intention of Town Council to designate the lands shown on Map 3 as Commercial 
Comprehensive Development Districts, and in the Land Use By-Law the lands shall be zoned 
Commercial Comprehensive Development District (CCDD). The CCDD Zone will permit mixed 
use, residential/commercial projects, including single unit dwellings, two unit dwellings, multiple-
unit buildings, senior residential complexes, neighbourhood commercial, office buildings, CGB 
Zone uses, convention facilities, recycling depots, park uses, and institutional uses. Existing 
uses within the CCDD Zones shall be considered as permitted uses and be allowed to continue 
operation.  
 
It shall be the intention of Town Council to require development of commercial uses on 50% of 
each CCDD site and further, that multiple unit buildings not be permitted to occupy more than 
25% of a CCDD site. Multiple unit buildings shall be constructed in accordance with the RMU 
zone requirements. Maximum building height may be increased to four stories in the case of 
sloped lots where the building is designed to fit the natural topography of the site. Lot area 
requirements shall be calculated on the basis of 2000 square feet per unit, regardless the unit 
size. Lot area associated with each building may be reduced in size to increase the common 
open space. The architectural, landscaping, and streetscape considerations for multiple unit 
buildings within the RCDD zone, as articulated in Policies R-12A, R-12B and R-12C, shall apply 
to multiple unit developments within the CCDD zone. 
 
Policy C-8:  
It shall be the intention of Town Council to enter into Development Agreements pursuant to the 
Planning Act with the owners of the lands zoned Commercial Comprehensive Development 
District to carry out the proposed commercial and mixed use commercial/residential 
development(s) provided that all applicable policies of this document are met. In considering 
applications Council shall have regard to whether the proposed land use emphasizes the unique 
features of the site in terms of its location within the Town, its unique physical characteristics, its 
overall size and the relationship developed with adjoining existing or proposed uses. A special 
emphasis on the conservation of the natural environment including features such as 
watercourses, lakes, trees, and the natural topography shall be highlighted in the development 
proposal. 
 
Policy C-9: 
It shall be the intention of Town Council to consider discharging the agreements made pursuant 
to Policy C-8 upon the completion of the development. Council may thereafter zone the CCDD 
in such a manner as to be consistent with the development, by creating a specific zone for the 
site which incorporates the uses provided for in the development agreement as well as 
provisions consistent with Sections 53 and 54 of the Planning Act. 



Policy C-13:  
It shall be the intention of Town Council to enter into a Development Agreement with the owners 
of the Travellers' Motel, Esquire Motel and Clearwater Lobster Limited properties to permit 
CCDD development when municipal services become available. In recognition of the site's 
unique position at the entrance to the Town overlooking the Bedford Basin, an agreement if 
entered into shall specify that two thirty foot wide separations are to be provided between the 
buildings on either side of the entrance road to the waterfront project to provide views from the 
highway and from the existing homes above the site. Buildings are to be set back 60 feet on 
either side of the entrance road to the waterfront project to provide a view. As well, the 
maximum building height is to be 75 feet. 
 



Attachment E: Excerpt from LUB for Bedford 
 
PART 16  COMMERCIAL COMPREHENSIVE DEVELOPMENT DISTRICT (CCDD) ZONE  
 
1) No development permit shall be issued for a development in a CCDD Zone unless the 

proposed development is in conformance with a development agreement which has been 
approved by a resolution of Council.  

 
2) The following uses maybe permitted in a CCDD Zone:  
 

a) single unit dwellings  
b) two unit dwellings  
c) townhouse dwellings;  
d) multiple unit buildings;  
e) neighbourhood commercial uses;  
f) office buildings;  
g) Central Business District uses (CGB Zone uses);  
h) convention facilities;  
i) institutional facilities (SI Zone uses);  
j) parks and recreational uses;  
k) existing uses, as follows: Traveller's Motel, Esquire Motel, Clearwater Lobsters Ltd., and 

residential uses at Civic # 1763 to 1805 Bedford Highway;  
l) recycling depot  
m) billiard/snooker club  
n) any uses accessory to the foregoing uses.  

 
3) A CCDD Zone shall be applied only to sites identified CCDD on the Generalized Future 

Land Use Map.  
 
4) In the event Council approves the proposal, approval shall only be granted subject to the 

condition that the registered owner of the land upon which the development is to occur shall 
enter into an agreement with Council containing such terms and conditions as Council may 
direct. This agreement shall be registered with the land and be binding on any subsequent 
owners of the land. Council may discharge the agreement upon the completion of particular 
phases of the development pursuant to Policy C-9 of the Municipal Planning Strategy.  

 
5) Notwithstanding anything in this By-law, the lot size, front yard, side yard, rear yard and 

height restrictions shall be described in the Development Agreement made between Council 
and the developer pursuant to Sections 66 and 67 of the Planning Act and policies C-7 to C-
15 of the Municipal Planning Strategy. 



Attachment F:  Minutes from September 24, 2015 Public Information Meeting 
 
 
HALIFAX REGIONAL MUNICIPALITY 
Public Information Meeting 
Case 20054 
 

Thursday, September 24, 2015 
7:00 p.m. 

BMO Centre, Multi-Purpose Room 
 
STAFF IN 
ATTENDANCE: Stephanie Norman, Planner, HRM Development Approvals 
 Jillian MacLellan, Planner, HRM Development Approvals 

 Nathan Hall, Development Technician Intern, HRM Development 
Approvals 

 Alden Thurston, Planning Technician, HRM Development Approvals 
 Cara McFarlane, Planning Controller, HRM Development Approvals 
 
ALSO IN 
ATTENDANCE: Councillor Tim Outhit, District 16 
 Councillor Matt Whitman, District 13 
 Ian Watson, Planner, Upland Urban Planning and Design 
 
PUBLIC IN 
ATTENDANCE: Approximately 7  
 
The meeting commenced at approximately 7: p.m. 
 
 
1. Call to order, purpose of meeting – Stephanie Norman 
 
Ms. Norman introduced herself as the Planner facilitating this application through the planning 
process; Jillian MacLellan, Nathan Hall, Alden Thurston and Cara McFarlane (HRM 
Development Approvals); Councillor Tim Outhit (District 16); Councillor Matt Whitman (District 
13); and Ian Watson (Applicant), Upland Urban Planning & Design – representing the applicant. 
 
The purpose of the PIM is to identify to the community that HRM has received an application, 
give some background on the proposal and receive feedback from the public. This is purely for 
information exchange and no decisions are made at the PIM. 
 
The Public Information Meeting (PIM) Agenda was reviewed. 
 
 
2. Overview of planning process – Stephanie Norman 
 
The application was received by HRM and brought before the public in the form of a Public 
Information Meeting (PIM); staff we will take tonight’s feedback to the North West Planning 
Advisory Committee (NWPAC); a full staff review will be done (Halifax Water, engineering, 
building standards, etc.); staff will prepare a staff report which will include the draft development 
agreement to go before North West Community Council (NWCC); NWCC will have first reading 
on the proposal and set a public hearing (another opportunity for the public to comment); NWCC 
will make a decision on the proposal following the public hearing; NWCC’s decision is followed 
by a 14-day appeal period through the Nova Scotia Utility and Review Board (NSUARB); if not 



appealed, the development agreement can be signed and registered with the Land Registry; 
and the developer can then apply for permits and proceed with the project. 
 
3. Presentation of Proposal – Stephanie Norman 
 
The site (in red) was shown along with a few photos showing the Travelers Motel site, the 
Esquire Motel site and some commercial and residential properties nearby. 
 
The applicant, United Gulf, received a development agreement to introduce commercial land 
uses for the former Travelers Motel and existing Esquire Motel sites in February 2015. The 
development agreement allowed for the full conversion of the Travelers Motel site as well as 
partial conversion of the Esquire Motel site for general commercial uses while retaining part of 
Esquire Motel site as a motel use. Since then, there has been an increase in commercial 
interest in the site; therefore, the applicant would like to amend the existing development 
agreement to allow a full conversion of the Esquire Motel for general commercial uses, the 
allowance of rooftop signage and to replace the Schedules to provide clarity within the 
development agreement. 
 
The proposed elevations were shown. There will be a change in the façade, windows and doors 
but the building’s form and height will not change. 
 
The site plan and photos of the changes to the Travelers Motel site were shown. 
 
The property is zoned CCDD in the Bedford Plan Area which requires a development 
agreement for any type of development. Policy C-13 anticipates a larger scale, multi-unit 
development as well as commercial and allows consideration of such by HRM staff and Council. 

 
Presentation of Proposal – Ian Watson, Upland Urban Planning and Design 
 
The Esquire Motel was opened in 1955 with 28 rooms. Currently, there is a development 
agreement in place that permits a full conversion of the Travelers Motel and up to 57% of one of 
the two buildings at the Esquire Motel for commercial uses. 
 
A photo of today’s aging and outdated Esquire Motel was shown. A photo of renovations to the 
Travelers Motel was shown which allow for boutique/commercial uses. To date, United Gulf has 
had a lot of interest in those properties and has been leasing spaces faster than expected. The 
applicant is looking to continue this reinvestment and conversion of these motels into 
boutique/commercial stores. 
 
To date, some confirmed businesses that are in the process of occupying the spaces are a 
flower shop, handmade soaps, soup and sandwich café, a salon/spa, Chinese restaurant, Bath 
Fitter. These are the types of businesses the applicant expects to continue to move into the 
Esquire expansion as well. 
 
The elevations were shown. One would see changes in the windows, doors, façade, etc. to 
make the building more conducive to commercial activities. The Esquire Motel site may not be 
exact to the Travelers Motel site, but similar in terms of updating the buildings. The site plan 
shows a non-disturbance area which not be touched during renovations. 
 
The Bedford Land Use By-law allows for wall signage but not roof signs. The former motel 
building does not allow for front wall signage; therefore, United Gulf has requested to allow roof 
signs as part of the development agreement as opposed to sandwich boards. An example of the 
sign was shown. The sign would be metallic with down-lighting for each unit for consistency. 
 



4. Questions and Comments 
 
Fred Muise, Bedford Highway, lives directly across the street from the Travelers Motel 
development and is concerned about lighting. Currently, the light from the funeral home lights 
up his home during the night and welcomes criminal activity. Will the lights be facing down? Will 
there be another access to the property? Will there be more parking in the front? Mr. Watson – 
The signs would have down-lighting so there will be no glare to neighbouring properties. The 
entrance to the parking lot would remain the same but the lot would be reconfigured to allow for 
more parking depending on the types of uses. If needed, there is room behind the buildings 
outside of the non-disturbance area. The area between the road and the parking lot will remain 
a landscaped area. 
 
Manuel Escobar, Millview Avenue – How many tenants are expected when the renovations 
are complete? Mr. Watson – Six can be confirmed and there are others currently signing 
leases. The spaces are somewhat flexible allowing a tenant to take more spaces; therefore, it is 
hard to confirm a number. Mr. Escobar is concerned about traffic. He likes the idea of the 
proposal but presently, it takes 25 to 30 cars before he can enter onto the Bedford Highway 
from Millview Avenue. The increase in traffic from the development and the surrounding 
businesses will make it more difficult and accidents will increase. It is also difficult and 
dangerous making a left hand turn onto the Bedford Highway from Glenmont Avenue. Mr. 
Watson – Traffic is always a concern with any development. A lot of the uses are not 
necessarily business that have high traffic during rush hour. A Traffic Impact Statement (TIS) 
was done which resulted in a couple of extra cars in the afternoon and fewer cars in the morning 
compared to the current use of the motel as people are checking out in the morning. Mr. 
Escobar – It doesn’t matter what time of the day it is in that area of the Bedford Highway. 
 
Brian Murray, Hammonds Plains Road – Do you anticipate every business having a sign on 
top of the building? Mr. Watson understands that each business would have a sign so it is a 
consistent look. Assuming that each door is a separate business, with both sites, there would be 
roughly 20+ signs in total. Mr. Murray believes that many signs in that area would look “Florida-
ish”. 
 
Mr. Murray - What percentage of the Travelers Motel site is occupied? Mr. Watson – At the 
moment, renovations are being done. There was a holdup with water connections but that has 
taken place this week; therefore, businesses should be in there very soon. Mr. Murray – 
Because businesses are not established in the already approved portion (six to eight months 
ago), assumptions regarding traffic generation are being made. It would have been nice to have 
had numbers from businesses operating in the Travelers Motel site before assuming traffic 
results for this proposal.  Bedford Highway is over capacity now; therefore, making less is better 
but not necessarily the answer. Ms. MacLellan – The TIS for this proposal compared what a 
general motel use would contribute to traffic versus retail uses. It is not 100% definitive. 
 
Doug Kolmer, Southgate Drive, has been involved with the development of the Bedford 
waterfront. The Waterfront Development Corporation owns the land behind this proposal and 
any planning processes before Council relate because a change is required in the traffic pattern. 
Traffic is a recurring theme. Other forms of transportation such as more buses or the possibility 
of a ferry or commuter rail could impact the traffic on the Bedford Highway. Ms. MacLellan – 
The TIS is completed by a traffic engineer and reviewed by HRM’s traffic engineers to make 
sure it is acceptable. Mr. Kolmer – Residents that live in the area can anticipate issues that 
don’t show up in the numbers from a study. 
 
Mr. Kolmer made another point regarding the nature of the permitted businesses. What would 
be the possibility of allowing a change from the CCDD permitted uses? Ms. MacLellan – The 
uses need to comply with policy. The existing development agreement speaks to specific 



commercial uses such as motels, general retail, personal and household services, full service 
restaurants, commercial photography and office uses. If there is a further change requested, the 
development agreement would have to be amended again and involve public consultation and a 
public hearing at Council. 
 
Mr. Muise was told at the previous meeting that there wouldn’t be another access for the 
Travelers Motel site. Currently, at the end of the parking lot there is a gravel driveway. He thinks 
this is a great idea and hopes it remains there. Mr. Watson thought there may be an opportunity 
through this development agreement to make that a possibility. Ms. MacLellan will talk to the 
applicant and traffic services. 
 
Mr. Escobar believed there was to be no cutting on the property. There used to be an old, 
beautiful pine tree there. He has also complained many times to HRM about all the gravel at the 
bottom of Millview Avenue that becomes very dangerous for motorcycles and cars. He would 
like to see this cleaned up. Mr. Watson – In this case, the parking lots are paved; therefore, 
won’t create any gravel. 
 
Councillor Outhit, District 16, will look into the funeral home being lit up during the night. 
Many residents are concerned that this property could look more like a strip mall or have a more 
“Florida-ish” look as Mr. Murray pointed out. The roof signs are going to be difficult to do and will 
be a big change for Bedford. While there are certain uses permitted in that designation, there is 
nothing that forces them to be boutiques. The spirit of the development agreement for the 
Travelers Motel site when it came to NWPAC, and then to NWCC, was that there would be a 
trial period of about a year to see what kind of tenants would move in and what impact they 
would have on traffic before deciding if there would be any expansion. There are definitely pros 
and cons to everything but he has received concerns about traffic and the types of tenants that 
will move in. 
 
 
5. Closing Comments 
 
Ms. Norman thanked everyone for coming and expressing their comments. 
 
 
6. Adjournment 
 
The meeting adjourned at approximately 7:41 p.m. 




