Public Hearing -3 - November 9, 1987

Councillor MacKay questioned Mr Morgan regarding the Fire Marshall's
requirements. Councillor Rawding questioned Mr. Morgan with regard to
signage and the regulations that would apply in this case. Mr. Morgan
and Ms. Spencer responded to these and other specific questions from
Council regarding the requirements of the Sackville Land Use By-Law.
Councillor DeRoche asked what other uses are permitted in a P-2 zone.
Ms. Spencer advised that any community type building - i.e, church,
fire hall, day care facilities, government offices, etc., would be
permitted.

Concern was expressed that the rezoning could provide an avenue at a
later date for some other type of use other than the present doctor's
office that is proposed. It was also suggested that a large sign on a
stand could be placed on the property. The other item of concern was
the parking area. There is nothing preventing the use of the front
lawn as a parking area. Councillor MacKay also pointed out that while
there are certain side-yard requirements for adding stories to
buildings, a minor variance could be applied for and granted by the
Development Officer, thus permitting the building of additional
stories on this building.

Speaking in Favour:

Mr. Beaufort Mader, 15 Madeline Avenue, Sackville

Mr. Mader spoke on behalf of Dr. Rosemary Taylor. He advised that he
had acted as her agent in applying for the rezoning. He further
stated that it was Dr. Taylor's intention to use the building, with
minor renovations, as an office for her small medical practice. He
advised that Dr. Taylor has lived in Sackville for 10 years and that
her only intention was to use the building for her practice. He said
she intends to put up a small sign, identifying the fact that it is
her office, and to put up small directional signs in the driveway
(Entrance and Exit). He felt that the parking was adegquate as Dr.
Taylor's patients are by appointment only, at the rate of 3 or 4 per
hour. He further stated that he felt that the people who circulated
the petition were misinformed and that he had since spoken to several
of the people who had signed a petition against the rezoning and felt
that they were now satisfied with Dr. Taylor's intention. He further
stated that, if necessary, Dr. Taylor could move in to the house and
would then have the right to operate her clinic from her home.

Rosemary Taylor, 30 Memory Lane

Dr. Taylor said that she would like to emphasize the remarks made by
Mr. Mader and to express the truth of those remarks. She also said
she would like to emphasize on her own behalf, that her medical
practice is small, contained and dignified. She also said she would
like to move in with the blessings of the neighbourhood. To a
qguestion from Councillor DeRoche about the number of hours she works
in a week, from her office. she replied between 35 and 40 hours, and
advised that she has approximately 2,000 patients. She also advised
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that she always sees her patients by appointment.

In Opposition of the Re-Zoning:

Roy Weagle, 18 Beaverbank Road

Mr. Weagle spoke on behalf of the neighbourhood. He has lived in the
area for many years, and he and the local residents do not want to see
any more commercial development up the Beaverbank Road. He also
stated that he felt the facts had been garbled. He advised that
although Mr. Mader had spoken to him and others in the area with
regard to the rezoning application since the petition has been
circulated, he felt that contrary to what Mr. Mader says, if the
petition were recirculated, the reaction would be much the same. He
felt this would be because no matter what else, people do not want the
rezoning. Mr. Weagle further stated that he had been told by Mr.
Mader that Dr. Taylor had purchased part of the lot next door to 1l
Beaverbank, and that it was to be used as a parking lot. Councillor
Wiseman addressed this last statement and said that part of a lot
could not be sold without subdivision approval.

Councillor Deveaux said that he got the impression that the major
concern is what could possibly happen to this property in the future.
He further said that he wondered if the residents would feel safer if
some type of agreement was drawn up. He then asked Mr. Cragg if the
Municipal Planning Strategy could be changed and then a Development
Agreement be drawn up. Councillor Deveaux asked Mr. Cragg if a
Development Agreement would be possible in this situation. Mr. Cragg
said that if the roadway was clear to do this, we could put a clause
in, but they are hard to control, easier to break, and that there is
more protection in zoning than in a Development Agreement.

Mr. Weagle said that he did not feel that the current method of
advertising Public Hearings for rezoning was adequate. He thought
that the Planning Department should come up with a better way of
letting residents in the area know that a property is being considered
for rezoning.

Joyce MacLeod, 10 Dorothy Drive

Ms. MacLeod said that Mr. Weagle was truly speaking on behalf of all
the local area residents. She advised that they had only recently
found out about the application and had asked him to speak on their
behalf. She said that she had spoken to Mr. Mader and felt great
admiration for Dr. Taylor and would love to have her as a neighbour
and see her operate her clinic from her residence. She said that the
only objection anyone has is the question of re-zoning the lot.

The Deputy Warden ended the Public Hearing and turned to Council for a
decision.

Councillor MacKay then addressed Council saying that after listening
to the presentations this evening, he was prepared to make a motion.
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It was moved by Councillor MacKay seconded by Councillor Eisenhauer:

"THAT the application by Beaufort Mader to rezone the lands of
Noel Feetham, 11 Beaver Bank Road, District 19, from R-1 (Single
Unit Dwelling) Zone to P-2 (Community Facility) zone be denied by
Municipal Council."

Councillor Deveaux said that earlier he would have had reservations
with regard to denying the application, but he knows that Dr. Taylor
can move in to the property and operate her business from there.

MOTION CARRIED (VOTE. FOR - 10; AGAINST - 3)

3. Application Number RA-SA-17-87-16 - Application by Wayne Ivany to
rezone lands at 30 Skyridge Avenue, Lower Sackville, District 16,
from R-1 (Single Unit Dwelling) Zone to R-2 (Two Unit Dwelling)
Zone. The stated purpose of the request is to permit the
construction of a duplex residential unit on the lot.

Mr. Morgan read the application and background, as contained in his
report of September 21, 1987.

No one wished to speak either in favour or against this application.
It was moved by Councillor MacKay, seconded by Councillor Wiseman:
"THAT this application be denied."

Both Councillors MacKay and Wiseman spoke in favour of denying
rezoning. There was discussion concerning the residents of Sackville
and their feelings about R-2. Councillor Lichter said that he would
like to know if Councillor MacKay had been contacted specifically on
this piece of property. He said that there have been Appeals made to
the Municipal Board and that we should be able to substantiate that we
have good reason to reject this application. Councillor MacKay said
that he had received several calls on this specific matter, and that
he would, if necesary, appear before the Municipal Board and make a
presentation.

Councillor DeRoche said that from his recollection when this came up
before PAC he could not recall it being opposed by the residents in .
the area. He said he was prepared to support the staff report.

MOTION CARRIED (VOTE COUNT: FOR - 7: AGAINST - 6)

It was moved by Councillor DeRoche, seconded by Councillor Eisenhauer:

"THAT this meeting adjourn."

The meeting adjourned at 9:20 p.m.
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TO:

MEMORANDUM

Warden MacKenzie and Councillors

FROM: Paul Morgan, Planner, Policy Division

RE:

PUBLIC HEARING, NOVEMBER 9, 1987

DATE: November 9, 1987

Three rezoning applications will be presented at tonight's hearing in the
following order. Approval of each rezoning application requires a majority
vote of Councillors present.

APPLICATION NUMBER RA-SA-23-87-20 - Application by the Municipality of

the County of Halifax to rezonme Lots 224 to 248 inclusive, at Crimson
Drive, Sackville, District 20, from R-3 (Mobile Dwelling) Zome to R-l
(Single Unit Dwelling) Zone. The purpose of this application is to
rezone these lots to reflect existing land use in the neighbourhood.

APPLICATION NUMBER RA-SA-18-87-19 - Application by Beaufort Mader to

rezone lands formerly of Noel Feetham, 11 Beaver Bank Road, District 19,
Lower Sackville, from R-1 (Single Unit Dwelling) Zonme to P-2 (Community
Facility) Zome. The stated purpose of the request is to permit the
conversion of an existing single unit dwelling on the lot for use as a
medical clinic.

APPLICATION NUMBER RA-SA-17-87-16 - Application by Wayne Ivany to rezone
lands at 30 Skyridge Avenue, Lower Sackville, District 16, from R-1l
(Single Unit Dwelling) Zome to R-2 (Two Unit Dwelling) Zone. The stated
purpose of the request is to permit the construction of a duplex
residential unit on the iot. ;




TO: Planning Advisory Committee
FROM: Dept. of Planning and Development

DATE: September 21, 1987

RECOMMENDATION;

BACKGROUND :

STAFF_REPORT

THAT COUNCIL CONSIDER REZONING LOTS 224 TO 248 INCLUSIVE, AT
CRIMSON DRIVE, SACKVILLE FROM R-3 (MOBILE DWELLING) ZONE TO
R-1 (SINGLE UNIT DWELLING) ZONE

In 1983, a portion of Phase 12, Sackville Lakes Land
Assembly was rezoned to R-3 (Mobile Dwelling) Zome in order
to permit the Department of Housing to pursue a model mobile
home subdivision. The need for this housing option was
longstanding and the Sackville planning strategy
specifically discussed and supported the concept.

The subdivision along Crimson Drive was specifically
designed to allow proper siting of mobile dwellings. Lots
were deeper than average and the two corner lots at the
intersection of First Lake and Crimson Drives were allotted
extra frontage to provide some separation from the street
and allow an attractive entrance to the subdivisionm.

In spite of all attempts, the sale of lots to mobile home
owners was not successful and, as the R-3 Zone also permits
traditional units, the subdivision was developed with these
homes. Although some comsideration was given to reverting
the land's zoning to R-1, this was not pursued as the
development was apparently complete.

By early 1987, the owners of each of the large cormer lots
had subdivided their properties. A single unit dwelling was
constructed on the west side of Crimson Drive and
application was made for permits to locate a mobile home on
the east side.

Although the property in question may rightfully be used to
locate a mobile home, it is the opinion of the Department
that this is no longer the most desirable use of the land.
Consideration given to the original R-3 zoning was based
upon a comprehensive proposal of subdivision design and
mobile home siting as controlled by the Department of
Housing. In addition, the lot which has been created is
that part of the subdivision which was  specifically
represented as providing a separation distance for and from
mobile units, and as such would not be used as a mobile home
site. As the subdivision now stands, the mobile home would
be subject only to minimal standards.




BN, w2

Under the terms of the Planning Act, the rezoning of the
property in question would not preclude the landowner
placing a mobile dwelling on the property, as the out-
standing permit will be valid until August of 1983. Any
home sited prior to this will be a non-conforming use and
eligible to continue, to be sold or to be replaced. Fol-
lowing this date, the lot would be eligible only for a
traditional single unit dwelling.

As in the past, Council has the option of deleting this ome
property from any rezoning considerations, however, without
an actual home on the lot, it is suggested that there is no
immediate need to recognize a mobile dwelling for this
property. Should the lot actually be developed in this
manner, the zoning could be altered to R-3 and this can be
done, without cost, during plan review.
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TO: Planning Advisory Committee
FROM: Dept. of Planning & Development
DATE: September 21, 1987

APPLICATION NO.

RA-SA~-18-87~-19

STAFF REPORT

RECOMMENDATION

Information

Description

THAT THE APPLICATION BY BEAUFORT MADER TO REZONE THE LANDS OF
NOEL FEETHAM, 11 BEAVER BANK ROAD, DISTRICT 19, FROM R-1
(SINGLE UNIT DWELLING) ZONE TO P-2 (COMMUNITY FACILITY) ZONE
BE APPROVED BY MUNICIPAL COUNCIL.

The applicant, Beaufort Mader, has requested the rezoning
described above, to permit the property to be used for a
medical clinie. 1f approved, he intends to removate the
existing single ‘unit dwelling on the lot. Most of the
renovations would involve interior modifications to the
building. No enlargements to the structure are anticipated.
He does not intend to use any part of the building for
residential occupancy.

The applicant has stated that in the immediate future, the
clinic would contain only one comsulting room. However, he
has indicated a desire to introduce ome more consulting room
in the future, as he estimates that there is adequate internal
floor space to accommodate this growth.

Mr. Mader expects that external modifications would involve
the addition of small lighted signs for advertising and
traffic direction, and possibly a small spot light directed
into the parking area.

MPS: Sackville

Area: 10,973 sq. ft.

Dimensions: As illustrated by Map 3, p.5
Surrounding Uses

and Zoning: As illustrated by Map 3, p.5

The lot is located on an inclined portion of Beaver Bank Road,
adjacent to the Judy Avenue intersection and just north of
Sackville Drive.



A majority of lots in the immediate neighbourhood are occupied by single unit
dwellings. However, a number of community facilities including a church, a fire
hall, and a day care centre can be seen on the south side of Judy Avenue and on
the west side of Beaver Bank Road between Sackville Drive and Judy Avenue.

The dwelling unit on the lot is a single storey structure. Two driveways, one
on each side of the building, lead to a paved parking area in the back yard. A
contractor had previously occupied the property and had created the parking area
to store vehicles and construction materials. A garage is also located adjacent
to the open parking space (Figure 1, p.6).

ANALYSIS:
e

The municipal planning strategy for Sackville designates the property and
surrounding neighbourhood as urban residential in support of the existing single
unit residential environment. However, the designation recognizes that certain
community services and facilities conveniently serve the public from locations
in general residential areas. Provisions were, therefore,. included in the
strategy to allow for the review of development proposals of this nature on a
case-by-case basis, through rezomning procedures.

The main criteria in evaluating their acceptability are as follows:

(1) that they are situated to serve the needs of the local population and
are easily accessible via local and collector streets;

(11) that the provision of municipal services is feasible; and

(111) that the use and location of such facilities would not generate
unwarranted conflicts with adjacent or nearby land uses.

Staff believe that the proposal will meet these criteria. The lot is easily
accessed from the surrounding residential areas via Beaver Bank Road and
Sackville Drive, and yet the scale of the proposal is small emnough that the
additional traffic generated on Beaver Bank Road should be insignificant. The
Engineering Department and Department of Transportation have stated that the
proposal would not present any difficulties from their perspectives.

Its locatiom, adjacent to existing community facilities is also viewed as a
positive attribute. If the exterior of the building were not significantly
altered, the property would maintain the visual appearance of the surrounding
residential units but extend community facility uses across the street.



The existing parking lot in the rear yard is well suited to accommodate parked
vehicles with minimal disturbance to surrounding properties. A wooden face is
located along the rear property line and the nearest houses on Dorothy Drive are
at a lower elevation and have relatively large setbacks from the parking lot.
Abutting properties om either side along Beaver Bank Road are buffered by the
combination of existing foliage, the garage, and the natural change in grade.
The two access lanes also facilitate efficient movement of vehicles to and off

from site.

The existing parking lot has adequate space to meet the by-law requirements for
a single consulting room. The land use by-law for Sackville requires that
medical clinics maintain five parking spaces for each comsulting room, plus one
additional space for the mobility disabled.

Should future expansion to the facility occur, staff have some concern that any
additional parking would be located in the fromt yard. This would significantly
alter the visual appearance of the property and would diminish the relatively
unobtrusive manner with which the use could be integrated within the
neighbourhood. Mr. Mader has, however, written to indicate that he has no
intention of using the front yard for use as a parking lot.

Conclusion

The proposal meets the criteria to permit rezoming to the required community
facility zone within the urban residential designation. The property is well
situated to serve the local community and would not require any modification to
existing municipal services and infrastructure.
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PETITION TO THE COUNTY OF HALIFAX

SUBJECT: Re-zoning of 11 Beaverbank Road from R1 to P2.

Public Hearing Scheduled for November 9, 1987, at the Council Chambers of
the County Building on Dutch Village Road, in Halifax.

STATEMENT:

It is the view of the attached signatories that the re-zoning of this
property will be the commencement of a major disruptive force in our
neighborhood. It contains serious potential for future events which could
change the character of our community for the following reasons:

1. The staff report clearly indicated that the Doctor who intends to use
the house wishes to eventually expand.

2.  There is nothing to prevent such expansion from leading to the paving
of the front yard for parking, as it is required that five parking spaces
per consulting office be supplied. This paving would immediately
alter the visual aspect of the neighborhood.

3. Alternatively the adjacent property could be acquired and re-zoned.

4. The adjacent property is already owned by the same prospective
seller.

> Informal enquiries have already been made of the county for re-
zoning this adjacent property.

6.  Property at *1¥, up the same side of the street, is already owned by
the brother of the proposed purchaser of #11.

7. It seems obvious that the long term goal of these individuals is to alter
substantially the current use of this string of properties.

8. Most importantly the neighborhood residents wish to keep the
character of this area as it is.
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18 Beaverbank Road

Lower Sackville, Nova Scotia
B4E 1G5

November 6, 1987

The County of Halifax

To Whom This May Concern:

A few days ago we became aware of this request for rezoning. Our family
has lived in this location for sixteen years and are concerned to see changes taking
place that could alter the nature of this residential neighborhood.

I can understand the positive motivation of the council and staff in feeling
that the addition of a Medical Clinic to the area might be a useful service, however,
given that within a few hundred yards we have a doctor's office in Downsview
Mall, along with a Walk-in Medical Clinic recently opened in the Superstore, and a
few other such operations, within a reasonable distance, it seems this proposed
Clinic is unnecessary.

I would also like to point out the fact that in the new Post Office Commercial
Complex, there is plenty of space available and as yet unrented. This is only
several hundred feet away on the main street.

Our experience of living on Beaverbank Road is with the knowledge that it is
well travelled with hitchhikers; the RCMP once called this particular stretch of
street "a hitchhikers crime of opportunity” for house break-ins. This evokes in
myself a fear that break-ins might occur in search of drugs or other such medical
supplies at the Centre. This activity or related actions could then spread to the
homes in the neighborhood.

[ recall an incident some time back involving a Medical Clinic located in the
- Lower Sackville Shopping Centre known as the SackVille Medical Clinic--some






