
Planning & Development – Current Planning 

Tel:  902.490.3689      Fax: 902.490.3976 
Email: ouellel@halifax.ca      halifax.ca 

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: Luc Ouellet, Planner III 

DATE: July 14, 2016 

SUBJECT: Case 20384: Application by West Bedford Holdings to enter into a development  
agreement to enable three, 12-storey, and one, 6-storey multiple unit residential 
building on Innovation Drive near Hammonds Plains Road and Angus Morton  
Drive, Bedford. 

Proposal: There are four lots involved in the application, although only two of them are  
proposed to be developed (identified as Lot 1 and Lot 2 on Map 1). The other two 
lots (identified as Lot 3 and Lot 4 on Map 1) will be classified as unbuildable in  
the development agreement and will be used to convey density to the two  
buildable lots. The applicant is proposing to develop three multiple unit residential 
building on the bigger of the two buildable lots (identified as Lot 1 on Map 1), with 
heights of buildings in the range of eight to twelve storeys. The smaller of the two 
buildable lots (identified as Lot 2 on Map 1) is proposed to house a 6-storey  
multiple unit residential building. The four buildings will contain a total of 306  
multiple residential units.  

The applicant is not proposing to be the builder, but will instead sell the   
properties to one or two private builders. Therefore, the plans contained in  
Attachment B are only conceptual in nature. It is proposed that the language of  
the development agreement will need to be flexible enough to deal with a future  
sale of the lands, all the while containing appropriate controls to ensure a quality 
development and to minimize any potential negative impacts on surrounding  
properties. 

Location: The subject lands are located on Innovation Drive, Bedford, in close proximity to 
the Hammonds Plains Road and Angus Morton Drive intersections (see Map 1). 

Existing Use: All properties making up the subject lands are currently vacant. 

Designation: The subject lands are designated Bedford West Secondary Planning Strategy  
(BWSPS) under the Bedford Municipal Planning Strategy (see Map 2). They are 
also included in Sub-area 3, which has a Mixed Use Business Campus (MUBC)  
Sub-designation. 

Zoning: The subject lands are zoned BWBC (Bedford West Business Campus) under the 
Bedford Land Use By-law (see Map 3).  
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MPS Policy:  The current zoning permits multiple uses on the subject lands, however, a  
   development agreement is required for any residential developments within the  
   Mixed Use Business Campus Designation (Policy BW-37). Attachment E  
   contains relevant policies. 
 
Public Engagement: The community engagement process is consistent with the intent of the HRM  
   Community Engagement Strategy. The level of community engagement was  
   intended to be consultation, achieved through a Public Information Meeting  
   (PIM). A PIM was scheduled for June 2, 2016. Notices of the PIM were posted on 
   the HRM website, in the newspaper and mailed to nearby property owners.  
   However, the PIM was cancelled by the assigned Planner at 7:10 pm, due to the  
   lack of attendance from members of the public. This memorandum therefore  
   does not include minutes for a PIM. Nonetheless, two individuals did show up as  
   staff were packing up and questions were informally answered and the two  
   individuals were invited to make a submission via e-mail. One of the two   
   individuals did submit questions and comments via e-mail, which is included as  
   part of the package of public submission received (Attachment F). 
 
Input Sought from North West Planning Advisory Committee: 
 
   Pursuant to the NWPAC’s Terms of Reference, feedback is sought from the  
   Committee relative to the development agreement application. NWPAC’s  
   recommendation will be included in the staff report to North West Community  
   Council. 
 
Attachments: 
 
Map 1  Location 
Map 2  Generalized Future Land Use 
Map 3  Zoning and Notification 
 
Attachment A Application Letter 
Attachment B Concept Plans 
Attachment C Traffic Impact Assessment 
Attachment D Hollyhock Way Sight Lines Plan and Profile 
Attachment E Excerpt from the Bedford Municipal Planning Strategy 
Attachment F Public Submission 
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This map is an unofficial reproduction of
a portion of the Generalized Future Land
Use Map for the plan area indicated.

The accuracy of any representation on
this plan is not guaranteed.
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Area of Notification

Map 3 - Zoning and Notification
Innovation Drive,
Bedford

±

This map is an unofficial reproduction of
a portion of the Zoning Map for the plan
area indicated.

The accuracy of any representation on
this plan is not guaranteed.
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Ref. No.  121-13751 (2015)

November 18, 2015

Mr. Kevin Neatt   
 

 

RE: Trip Generation Comparisons, Blocks WB02, WB04, and WB 9R, Innovation Drive,
Bedford West

Dear Mr. Neatt:

Bedford West Holdings Ltd. is proposing to change the proposed land use from commercial to
multi-unit residential for development of Blocks  WB02, WB04, and WB 9R, Innovation Drive,
Bedford West (Figure 1).  This is the trip generation comparison letter that you requested for
making applications to Halifax Regional Municipality (HRM).

Description of Previous and Proposed Development Concepts - The previously considered
commercial land uses and current proposed residential land uses are summarized in Table 1. 

Table 1 - Previous and Proposed Development Concepts 

Block Previous Commercial Use
(Sq. Ft.)

Current Proposed Residential Use
(Apartment Units)

Mid-Rise Units High Rise Units

WB02 31,600 66 -

WB04 72,000 - 240

WB 9R 16,500 No Development No Development

TOTALS 120,100 66 240

Trip Generation Estimates - Trip generation estimates (Table 2) have been prepared using
published rates from Trip Generation, 9  Edition (Institute of Transportation Engineers, 2012).  Itth

is assumed that the previous development proposal with 120,100 square feet of commercial space
would include 90% General Office (Land Use 710) and 10% Specialty Retail (Land Use 826).  Trips
generated by the proposed residential development have been calculated for 240 High-Rise
Apartment units (Land Use 222) and 66 Mid-Rise Apartment units (Land Use 223).

Trip generation estimates (Table 2) for the previous proposed development include 185 two-way
vehicle trips (157 entering and 28 exiting) during the AM peak hour and 193 two-way vehicle trips
(41 entering and 152 exiting) during the PM peak hour. 

Trip generation estimates (Table 2) for the current proposed development include 92 two-way
vehicle trips (24 entering and 68 exiting) during the AM peak hour and 110 two-way vehicle trips
(66 entering and 44 exiting) during the PM peak hour.  
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Trip Generation Comparisons, Blocks W802, WB04, and WB 9R, Innovation Drive, Bedford West Page 3

Conclusion - While the directional split for residential tr ips results in some additional tr ips exit ing
the development during the AM peak hour and entering during the PM peak hour, the change from
commercial to residential land use is expected to reduce the estimated number of two-way trips by
approximately 50o/o dur ing bothAM and PM peak hours.  The change in land usefrom commercial
to multi-unit residential is not expected to have any signif icant effect to traff ic impacts of the
development.

l f  you have quest ions, or
ken. obrien @wspq roup. com

Sincerely:

--
f

O'Brien, P. Eng.
Senior Traffic Engineer
WSP Canada lnc.

require additional information, please contact me by Email to
or telephone 902 -443-77 47 .

Table 1 - Trip Generation Estimates for Previous Commercial and Proposed Residential Developments

Land
Use 1

Number
Units 2

Trip Generation Rates 1 Trips Generated 3

AM Peak PM Peak AM Peak PM Peak

ln Out l n Out l n Out l n Out

Trip Generation Estimate for Previous Proposed Commercial Development

General Office
(Land  Use  710)

108 '1

KGFA
1 3 7 0 1 9 0.25 1 . 2 4 148 21 27 134

Specia l ty  Reta i la
(Land Use 826)

I  t . v

KGLA
u . / o 0 6 0 1  . 1 9 1 . 5 2 I

-7

1 4 1 8

Trip Generation Estimates for Previous Proposed Development 157 28 4 1 152

Trip Generation Estimate for Current Proposed Mult i-Unit and Commercial Development

High-Rise Apartment
(Land Use 222\

240
Units

0.075 0 225 0.214 0  1 3 6 1 8 54 5'1 ? ?

Mid-Rise Apartment
(Land Use 223)

66
Units

0.093 0 207 0 226 0  164 o 1 4 1 5 1 1

Trip Generation Estimates for Current Proposed Development 24 68 oo 44

Comparison Trip Generation Estimates Previous Commercial Development and Current Residential Development

Commercial Trip Estimates less Residential Trip Estimates 1 3 3 (40) (2s) 1 0 8

NOTES: 1. Trip generation rates are for indicated Land Uses and Land Use Codes, Trip Generation, 9" Edition, Institute of
Transportat ion Enginee rs, 201 2.

2. KGLA is'Gross Leasable Area x 1000 square feet ' .  KGFA is'Gross FloorArea x 1000 square feet ' .
3. Rates are 'vehicles per hour per unit ' ;  tr ips generated are 'vehicles per hour for peak hours'.
4. The Special i ty Retai l  (Land Use 826) rate for 'Peak Hour of Adjacent Street Traff ic, One Hour Between 4 and 6 PM'

has been used. Since there is no published rate for the AM peak hour of adjacent street for this Land Use, and since
AM peak hour tr ips to Special i ty Retai l  are general ly low, AM tr ip rates have been assumed to be 50% of the PM rate
with reversal of the direct ional spl i t .

Kl. (rBrfr w
WSP Canada Inc. November 18.2015

Original Signed

O
r
i
g
i
n
a
l 
S
i
g
n
e
d

Original Signed

mailto:ken.obrien@wspgroup.com


Attachment D: Hollyhock Way Sight Lines Plans and Profile



Attachment E: Excerpts from the Bedford Municipal Planning Strategy 
 
Trigger Policy 
 
Policy BW-37: 
Residential developments may be considered by development agreement within the Mixed Use 
Business Campus Designation. Consideration will be given to policy BW-32. 
 
Supporting Policy 
 
Policy BW-32: 
The following matters shall be considered for all development agreement applications within a 
Residential Neighbourhood Designation shown on Schedule BW-7: 
a) the density of housing units shall not exceed 6 units per acre per Sub-Area except that if the 
 maximum density permitted in one development Sub-Area is not achieved, the Municipality 
 may consider transferring the difference between the maximum permitted and actual number 
 of housing units to another development Sub-Area provided all policy criterion can be satisfied 
 and the housing density does not exceed seven units per acre in any development Sub-Area; 
b) community facilities such as schools, churches and day care centres and businesses that provide 
 goods and services at a neighbourhood level, such as convenience stores, may be permitted 
 within a residential neighbourhood. Convenience stores shall be encouraged to locate at 
 intersections with a Community Collector Street and at transit stops; 
c) sidewalks and pathways facilitate comfortable and convenient pedestrian travel to transit stops 
 on the Community Collector Street System, the Community Trail System and to community 
 services; 
d) the design of neighbourhood streets facilitate shared use by cyclists and encourage safe 
 vehicular speeds and discourage short-cutting and excessive speeds by automobile while 
 enabling direct routes for pedestrians and cyclists; 
e) a variety of housing types is provided within each Sub-Area and distributed so as to avoid a 
 congested appearance of streetscapes. Consideration shall be given, but not limited, to the 
 design guidelines of policies R-12A, R-12B and R-12C of the Municipal Planning Strategy, 
 although the limitations placed on building height and units per building under policy R-12A 
 shall not be applied; 
f) the allocation of housing and the massing and placement of buildings contributes to a sense of 
 community vitality, energy conservation, surveillance of public spaces and provides an effective 
 integration with established neighbourhoods; 
g) building locations, height, scale, site and architectural design, landscaping, and streetscape 
 elements reinforce the themes of neighbourhood identity, pedestrian safety and compatibility 
 with the natural environment;  
h) single unit dwelling lots have a minimum street frontage of 40 feet, a minimum area of 4,000 
 square feet, a minimum side yard of 4 feet, and a minimum separation of 12 feet between 
 buildings; 
i) natural vegetation, landscaping or screening is employed around parking areas for institutional 
 and multiple unit buildings to provide screening from streets and, for buildings containing forty-
 eight or more housing units, provision of underground parking or a structure allowing for 
 stacked parking shall be a mandatory component of the on-site parking supply; 



j) Vegetation is maintained or landscaping measures, a fence or other physical barrier provided so
as to provide a buffer between new developments and commercial or industrial developments
which is effective in ensuring public safety and mitigating visual or noise impacts;

k) all open space dedications proposed conform with the objectives and policies adopted for open
space under this secondary planning strategy and any administrative guidelines adopted by the
Municipality; and

l) the proposal conforms with all applicable provisions and requirements adopted under this
Secondary Planning Strategy regarding environmental protection, the community transportation
system and municipal services.
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Ouellet, Luc

From:
Sent: June-17-16 2;43 PM
To: Ouellet, Luc
Subject: Case 20384, West Bedford Holdings

Hello Mr. Ouellel,

In regards to the development mentioned in Case #20384 we would like to object to the approval of the project.
Our property is Hammonds Plains Road. We have multiple objections but below is our main concerns

-The project is directly behind our lot and will negatively affect in a number of ways. There will be increased
noise, congestion. We will this development is going to negatively affect our property and our ability to sell our
property.

-Also we have privacy concerns as multiple story building will be essentially overlooking our back yard and
home.

-We feel that the quality of life in the community will be negatively affected by this development as this portion
on Innovation Drive/Hammonds Plains Road is all detached single dwellings, we feel the addition of a high rise
tower will be detrimental to the quality of life of the residents on this street, as there is already enough
congestion as is.

Thank you,

Mat Jarrar
I-




