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TO:   Mayor Savage and Members of Halifax Regional Council 
 
    
SUBMITTED BY:    

Richard Butts, Chief Administrative Officer 
 
___________________________________________________ 
Mike Labrecque, Deputy Chief Administrative Officer 

  
    
DATE:   November 20, 2014 
 
 
SUBJECT: Case 19353: Amendments to the Halifax MPS and Halifax Peninsula LUB - 

2480 Maynard Street, Halifax 

 
ORIGIN 
 
Application by W. M. Fares Group  
 
 
LEGISLATIVE AUTHORITY 
 
Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development 
 
 
RECOMMENDATION 
 
It is recommended that Halifax Regional Council direct staff: 
 
1. To initiate a process to consider site-specific amendments to the Halifax Municipal Planning Strategy 

and the Halifax Peninsula Land Use By-law for 2480 Maynard Street, Halifax, to enable the 
development of an 8-storey mixed use residential and commercial building by development 
agreement; and 
 

2. To follow the Public Participation Program for the MPS amendment process as approved by Council 
in February 1997. 
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BACKGROUND 

 

The W. M. Fares Group, on behalf of Maynard Holdings Limited, has submitted an application for site-
specific amendments to the Halifax Municipal Planning Strategy (MPS) and Halifax Peninsula Land Use 
By-law (LUB) to allow the development of an 8-storey mixed-use building consisting of residential units 
and a commercial ground floor at 2480 Maynard Street, Halifax, by development agreement (Maps 1 and 
2). The proposal cannot be considered under existing policies and zoning regulations established in the 
MPS and LUB, as MPS policies do not contemplate the overall scale and height of the proposed 
development (Map 3). As such, the applicant is seeking amendments to planning documents to enable 
the consideration of a higher building on the property through the development agreement process. 
 

Site Description and Surrounding Uses: 

The subject property is: 

 located on the west side of Maynard Street and north side of Roberts Street, Halifax, and 
surrounds a small property on the corner of the two streets within a growing and transitioning 
area of Peninsula North (Maps 1 and 2); 

 1,618.3 square metres (17,419 square feet) in area and has 41.5 metres (136.2 feet) of frontage 
on Roberts Street and 18 metres (59 feet) of frontage on Maynard Street; and  

 comprised of a single property containing a 2-storey warehouse building with a main entrance 

from Roberts Street. The building was used previously to create and store kitchen cabinets. 

 

The surrounding area is comprised of residential, commercial, institutional and light industrial uses. 
Surrounding land uses include: 

 Joseph Howe School to the north; 

 Canadian Forces Base Stadacona to the northeast; 

 low and medium density residential uses; 

 light industrial uses such as auto repair shops; and 

 the Local Source Market, bakeries, shops and restaurants. 
 

Council should note that the small property located on the north-west corner of Maynard Street and 
Roberts Street, and identified as 2470 Maynard Street, is not included as part of this application. 
 
Designation and Zoning:  
The subject property is: 

 within Area 6 of the Peninsula North Secondary Planning Strategy (PNSPS) [Section XI of the 
Halifax Municipal Planning Strategy (MPS)]; 

 designated Major Commercial by the PNSPS, which envisions an environment with a mixture of 
land uses that include commercial and residential uses, and mixed residential-commercial 
buildings (Map 1); 

 zoned C-2 (General Business) under the Halifax Peninsula Land Use By-law, which allows for a 
wide range of residential and commercial uses (Map 2); 

 controlled by a height limitation of 15.24 metres (50 feet) along Maynard Street (Map 3); and  

 located within the Agricola Street Corridor Study Area, under the Regional Centre Plan Project 
(Map 4). 

 
Proposal: 
The applicant wishes to demolish existing buildings on the property and develop an 8-storey mixed-use 
building. Attachments A through D outline the applicant’s proposal in greater detail. Features of the 
development include the following: 

 maximum height of the building is 24.4 metres (80 feet) measured from ground level to the top of 
the penthouse level; 
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 70 residential units are proposed which will contain a mix of bachelor, 1 bedroom and 2 bedroom 
units (page 2 of Attachment B); 

 285.2 square metres (3,070 square feet) of commercial space at ground level with frontage on 
Roberts Street; 

 interior amenity space, landscaped terrace, and rooftop and podium-level amenity space; 

 2 levels of underground parking area consisting of 67 parking spaces accessed off Maynard 
Street; and  

 upper-storey stepbacks creating a 3 to 4-storey streetwall along Roberts Street and Maynard 
Street 

 
Existing Planning Policies and Zoning Context: 
The subject property is governed by the Halifax MPS and, more specifically, by the Peninsula North 
Secondary Planning Strategy (PNSPS). The PNSPS recognizes the Maynard Street area as a 
commercial corridor and designates the subject property for Major Commercial development (Map 2). The 
Plan also expresses the intent to encourage the continued development of Area 6 of Peninsula North as a 
commercial centre that includes a mix of commercial and residential developments in a compatible and 
appropriate manner with the surrounding neighbourhoods.  
 
Furthermore, the PNSPS provides growth opportunities for properties within the Major Commercial 
designation, including the subject property, by creating development options under existing LUB 
provisions of the C-2 Zone and through development agreement policies referred to as ‘Schedule Q’. 
While these options are available, the Plan also aims to protect existing uses by creating a height limit for 
all properties within Area 6 of Peninsula North. As mentioned previously, the applicant has proposed a 
9.14-metre (30-foot) increase in height, which requires an amendment to the PNSPS in order to address 
the height restriction.  
 
Staff has reviewed the proposal and provide the following evaluation for Council’s consideration: 
 
Height & Zoning Provisions: 
MPS Policy 2.5 provides a context for the current height requirement for the area surrounding Maynard 
Street, indicating that heights should maintain the existing low rise form in an effort to ensure compatibility 
with the surrounding residential neighbourhood (Attachment B). 
 
This policy has led to the adoption of a 15.24-metre (50-foot) height limit requirement under the LUB for 
Area 6 of Peninsula North, to preserve the scale of existing uses and mitigate against any potential 
impacts on surrounding neighbourhoods (Map 3). Although this policy places limitations on building 
heights on all properties in Area 6, the C-2 Zone, unlike surrounding zones, allows for a range of 
commercial and residential developments with flexible provisions that include increased massing and 
reduced setbacks. As such, the current zoning provisions of the C-2 Zone enable a streamlined 
development approval process that does not require a decision by Council. 
 
Schedule ‘Q’: 
While the policies and standards mentioned previously provide a framework for as-of-right development in 
the area, the MPS also includes a policy context for situations where it may be appropriate for Community 
Council to consider areas for comprehensive site planning. This process is achieved through the 
application of Schedule ‘Q’ of the LUB, which was established to address the challenge of introducing 
new residential uses into existing commercial and industrial areas by negotiating, on a site-by-site basis, 
the conditions of a development agreement. 
 
Policies 2.3.1 and 2.3.2 are referred to as Schedule ‘Q’ and are intended to address conflict between new 
and existing uses through the process of comprehensive site planning (Attachment B). Projects of this 
nature must also be consistent with policy 2.3.3, which includes criteria that pertain to land use and 
neighbourhood compatibility, building design and urban design treatments, traffic and site access, 
density, landscaping and others (Attachment C).  
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This development option is not being applied in this case as the proposal does not meet the intent of 
policy 2.5, which restricts the overall height and scale of any development within the Major Commercial 
designation to 15.24 metres (50 feet). As Schedule ‘Q’ policies, which include design guidelines, have 
been implemented through various proposals within Peninsula North, these policies may provide an 
appropriate guide in formulating the required policy amendments should Council choose to initiate the 
MPS amendment process. 
 
Regional Centre Plan Project 
 
In October 2011, Regional Council initiated a project to establish a Regional Centre Plan intended to 
develop a single municipal planning strategy and land use by-law for the Regional Centre, an area that 
includes Halifax Peninsula and the area of Dartmouth within the Circumferential Highway. Initially, this 
project was to occur at the same time as the five-year review of the HRM’s Regional Plan (RP+5 project), 
however, this did not occur as focus was placed on completing the RP+5 project. Accordingly, the 
Regional Centre Plan project was placed on hold. 
 
Earlier this year, with the RP+5 project drawing to a close, a series of recommendations was provided 
from the Community Design Advisory Committee (CDAC) and the Community Planning and Enocnomic 
Development Standing Committee (CP&ED) with the intent of restarting the Regional Centre Plan Project. 
In April 2014, Regional Council re-initiated the development of the Regional Centre Plan through a series 
of initiatives as follows:   
 

1. developing new planning policies and regulations within established low-density established 
residential areas; 

2. developing a set of overall development agreement policies to improve the manner in which 
individual proposals for residential multiple unit dwellings and large-scale mixed use 
developments are assessed; and 

3. progressing on other Regional Centre-based projects that have been initiated by Council or that 
are necessary to support the complete Regional Centre Plan project. 

 
As stated previously, the subject property is located within the Agricola Street Corridor Study Area, which 
was identified in 2011 as a corridor consisting of opportunity sites (Map 4). The area is bounded by 
Agricola Street, North Street, Harris Street and Creighton Street, and also includes Maynard Street. In 
2011, the Agricola Street Corridor Study Area, along with other corridors, was subject to site analysis, 
public consultation sessions and workshops. The study identified height allowances along Agricola Street, 
Maynard Street and others, while providing a transition to lower heights towards adjacent lower density 
streets, including Creighton Street. Upon review of appropriate building heights in the area, it was 
determined that 7 to 8 storeys would be suitable on the west side of Maynard Street, with 6 storeys on the 
east side. It was also determined through this study that a streetwall height of 3 to 4 storeys would be 
appropriate along with clearly articulated façades. Council should note that while maps showing up to 29 
metres (8 storeys) were distributed as part of the public consultation process, a revised building height 
regime was not adopted. 
 
 
DISCUSSION 
 
MPS Amendment Process: 
Generally, amendments to an MPS are not considered unless it can be shown that circumstances have 
changed since the document was adopted to the extent that the original land use policy is no longer 
appropriate. As part of the Planning Process for site-specific MPS amendment requests, in particular, a 
significant justification is required as part of the application. As such, to support the request to amend the 
MPS and LUB in this case, the applicant has prepared a written submission which is included as 
Attachment A to this report. Following is a brief summary of the applicant’s rationale for the proposed 
amendments: 
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 The area is under rapid redevelopment and revitalization with an emphasis on re-stitching the 
fragmented residential fabric and accommodating new restaurants, cafes, professional offices, 
and retail boutiques; an exciting sign of urban growth and increased pedestrian activity. 

 The location of the site is in close proximity to Agricola Street; a vibrant up-and-coming 
commercial thoroughfare that is labelled as Halifax’s hip-spot for local art, food, and business. 

 A healthy demographic mix is evident in the neighbourhood including young families, seniors and 
a large percentage of young professionals and artists. 

 The intent of the project is to increase neighbourhood vibrancy and active pedestrian traffic 
through local business programing coupled with a rhythmic low-rise fabric. 

 The neighbourhood’s context and urban form is currently underutilized due to auto-motive and 
service lots scattered along Maynard Street. 

 
Evaluation of Development Proposal: 
Over the last 5 years, various areas in Peninsula North have been in a state of transition, where a number 
of properties have been or are in the process of being re-developed for residential and commercial uses. 
The re-development of the subject property is being spurred on by this transition. While current policies 
and regulations place restrictions on height and scale of the project, staff recognizes the growth and 
development potential of the property as it is surrounded by a wide range of land uses that vary in levels 
of intensity.  
 
Since the Regional Centre Plan project was placed on hold, many of the development proposals that 
were identified as being within the Centre Plan corridors (Phase I) have proceeded as independent site-
specific planning applications. Those proposals have been considered either under existing development 
agreement provisions of the Halifax MPS, or through plan amendment processes which resulted in the 
creation of distinct new policies and development agreement guidelines. Under these types of planning 
processes, there have been a significant number of development approvals approved within the Regional 
Centre for new mixed-use developments. While the existing development agreement policies provide 
developers, the public, and Council with a mix of evaluative criteria, they are often outdated or out of 
context with new developments, including this particular development proposal.  
 
As noted earlier, the subject property is currently comprised of a 2-storey warehouse building that was 
utilized in the past for building and showcasing kitchen cabinets. This type of business is classified as a 
light industrial use. The property is surrounded by a variety of uses that consist of a mixture of commercial 
and light industrial businesses such as co-op and local source shops, auto-body shops and mechanical 
workshops, and mid-rise multi-unit residential buildings. Furthermore, a residential building consisting of 5 
storeys, 72 residential units and one level of underground parking is currently under construction on the 
facing property at the south-west corner of Maynard Street and Roberts Street. It should be noted that the 
building was enabled as-of-right in keeping with the existing LUB provisions of the R-3 Zone and the 50-
foot height precinct.  
 
Due to the location of the subject property within a transitioning neighbourhood and in relation to two local 
streets with moderate traffic volumes, the proposed development has merit for consideration as it 
provides an appropriate response to surrounding land uses. Council should note that while the MPS 
policies contemplated the land use for this general area of Peninsula North and established provisions to 
determine the conditions for land development in Area 6, these policies do not contemplate deviating from 
certain requirements including height, massing and scale. As such, the subject property presents an 
opportunity for greater density development through determining appropriate controls on the building’s 
height, land use compatibility, scale and massing, architectural design, scale, site design and 
appearance. While the acceptability of the building’s design, scale and height will be determined through 
further analysis and public consultation as part of the Planning Process, the mixed-use nature of the 
property’s surroundings make it a suitable  site for re-development. It should be noted that environmental 
assessments of the subject property will be required due to the industrial nature of past operations. 
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Furthermore, due to the context of the subject property and the intent of the Major Commercial 
designation, it is reasonable for Council to consider site-specific planning policy amendments that permit 
increasing the height, scale and the allowable density to enable the construction of a larger mixed-use 
building. Moreover, should Council choose to initiate the plan amendment process, this development 
proposal could be considered as a pilot project used to evaluate updated development agreement 
policies and provisions which are currently under development through the Regional Centre Plan Project. 
This will also provide an opportunity for public engagement and feedback on the proposed plan 
amendments for the development. 
 
Proposed and Alternative Approaches: 
This site-specific MPS amendment has the benefit of being a process that is well-known to Council and 
applicants. Further, the development agreement process would be an effective mechanism to enable 
Council to consider new criteria that address design, height, scale, massing and other matters related to 
the development to ensure that any impacts on the surrounding properties are appropriately mitigated.  
 
Alternatively, there are always benefits in examining area planning policies through a comprehensive 
approach. With the transitioning nature of this Peninsula North neighbourhood, there are advantages in 
identifying areas that will benefit from comprehensive site planning. Thus, it may be reasonable to 
consider, as part of this application or through the Regional Centre Plan Project, other appropriate 
amendments for properties along Maynard Street and bounded by Harris Street and North Street which 
are designated ‘Major Commercial’ and zoned C-2 (General Commercial) to allow for similar proposals in 
the near future. This will create an opportunity for staff to investigate and discuss various types of 
development options and planning mechanisms that could include: 

 addressing the height precincts along Maynard Street; 

 establishing new development agreement guidelines and provisions; or 

 creating a new zone in the LUB designed to acknowledge the area identified previously as a 
transition area. 

 
It should be noted that the applicant was previously advised to delay submitting this application in 
anticipation of area-wide policy amendments that could result from the Regional Centre Plan Project 
process. It is now anticipated that the area-wide amendment process is likely to have a longer timeframe 
to completion than would a site-specific MPS amendment, thus the applicant is pursuing this request 
independently. 
 
Conclusion: 
Recent changes in the area surrounding the subject property have shifted the traditional composition of 
the Maynard Street and Agricola Street area. As such, the project has been evaluated in relation to the 
overall intent envisioned by the MPS and applicable policies of the Major Commercial designation.  Staff 
advise that there is sufficient justification to warrant a separate process of site-specific amendments to 
the MPS and LUB for the subject property. Therefore, staff recommends that Council initiate the 
requested MPS amendment process.  
 
FINANCIAL IMPLICATIONS 
 
The HRM costs associated with processing this planning application can be accommodated within the 
approved 2014/2015 operating budget for C310 Planning & Applications. 
 
COMMUNITY ENGAGEMENT 
 
Should Regional Council choose to initiate the MPS amendment process as outlined in the 
Recommendation section of this report, the HRM Charter requires that Regional Council approve a public 
participation program when considering any amendment to an MPS. In February of 1997, Regional 
Council approved a public participation resolution which outlines the process to be undertaken for 
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proposed MPS amendments, which are considered to be local in nature. This requires a public meeting 
be held, at a minimum, and any other measures deemed necessary to obtain public opinion.  
 
The proposed level of community engagement would be consultation, achieved through at least a public 
meeting early in the review process, as well as a public hearing before Regional Council could consider 
approval of any amendments. 
 
Amendments to the MPS and LUB would potentially impact the following stakeholders: local residents, 
property owners, community or neighbourhood organizations, business owners, other HRM business 
units, and other levels of government. 
 
ENVIRONMENTAL IMPLICATIONS 
 
There are no environmental implications associated with this report. 
 
ALTERNATIVES 
 

1. Regional Council may choose to initiate a process to explore re-development possibilities and 
consider general amendments to the MPS and LUB, as part of this application, for properties 
along Maynard Street and bounded by Harris Street and North Street which are designated 
‘Major Commercial’ and zoned C-2. Should Council choose to initiate this MPS amendment 
process, it should request that staff follow the public participation program for the MPS 
amendment process as approved by Council in February 1997. 

 
2. Regional Council may choose to refuse to initiate the consideration of a site-specific MPS and 

LUB amendments process for the proposal at 2480 Maynard Street, Halifax, and refer it for 
consideration through the area-wide amendment process underway (Regional Centre Plan 
Project). A decision of Council not to initiate the potential amendments is not appealable to the 
N.S. Utility & Review Board as per Section 262 of the HRM Charter. 

 
3. Regional Council may choose to refuse to initiate the consideration of a site-specific MPS and 

LUB amendments process for the proposal at 2480 Maynard Street, Halifax. A decision of 
Council not to initiate the potential amendments is not appealable to the N.S. Utility & Review 
Board as per Section 262 of the HRM Charter. 

 
 
ATTACHMENTS 
 
Map 1    Generalized Future Land Use 
Map 2    Zoning 
Map 3    Peninsula North Secondary Planning Strategy - Area 6 – Height Precincts 
Map 4    Agricola Street Corridor Study Area 
 
Attachment A   Project’s Rationale 
Attachment B  Existing Policies – Peninsula North Secondary Planning Strategy (PNSPS) 
Attachment C   Site Plan 
Attachment D   Conceptual Building 3D Rendering 
Attachment E   Elevation Plans 
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A copy of this report can be obtained online at http://www.halifax.ca/council/agendasc/cagenda.php then choose the 
appropriate meeting date, or by contacting the Office of the Municipal Clerk at 902-490-4210, or Fax 902-490-4208. 
 
Report Prepared by: Dali Salih, Planner, Development Approvals, 902-490-1948 
 

     
Report Approved by:  
   Kelly Denty, Manager, Development Approvals, 902-490-4800 
 
 
 
Report Approved by: Bob Bjerke, Chief Planner & Director, Planning & Development 902-490-1627 
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ATTACHMENT B: 

Existing Policies – Peninsula North Secondary Planning Strategy (PNSPS) 

 

 

Halifax Municipal Planning Strategy 

Section XI: Peninsula North Secondary Planning Strategy 
 
Commercial Facilities Designation – Major Commercial: 
 

Policy 2.3  In areas designated major commercial, uses consistent with Section II, Policy 3.1.3 shall 

be permitted.  

 

Policy 2.3.1  In order to promote investment in commercial and residential redevelopment and to 

prevent conflict between new and existing uses the city may, through the land use by-

law, identify areas that provide an opportunity for and will benefit from comprehensive 

site planning. 

 

Policy 2.3.2  In those areas identified in the land use by-law pursuant to Policy 2.3.1 all residential and 

mixed residential-commercial development over four units shall be by agreement.  

 

Policy 2.3.3  In considering agreements pursuant to Policy 2.3.2, Council shall consider the following: 

  

i. the relationship of new development to adjacent properties and uses; and, the 

mitigation of impacts on the amenity, convenience and development potential of 

adjacent properties through effective urban design and landscape treatment;  

ii. the appropriate integration of the development into the traditional grid street 

system of the Peninsula;  

iii. the design and layout of the development should encourage vehicular traffic to 

use Principal Streets and discourage traffic from infiltrating through existing 

neighbourhoods;  

iv. the creation of high quality design detail at street level through attention to such 

matters as landscaping, signs, building entrances, and vehicle layby areas;  

v. the provision of high quality open space and leisure areas of a size and type 

adequate for the resident population;  

vi. residential and commercial densities consistent with municipal services;  

vii. encouraging high quality exterior construction materials such as masonry; and  

viii. other relevant land use considerations which are based on the policy guidance 

of this Section. 

 

Policy 2.5  In Area 6 of this Section, the land use by-law shall include a height limit to maintain the 

existing low rise form and ensure compatibility with the character of surrounding 

residential neighbourhoods, for any property zoned as general business. 
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