
 
Item No. 11.1.6 

Halifax Regional Council 

December 10, 2013 

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

Richard Butts, Chief Administrative Officer 
   

__________________________________________________________ 

Mike Labrecque, Deputy Chief Administrative Officer 
 

DATE: November 4, 2013 
 
SUBJECT: Case 18322: Proposed Amendments to the Halifax Municipal Planning 

Strategy and Halifax Peninsula Land Use By-law - 6124 Coburg Road 

and 1460-1474 Seymour Street, Halifax 

 

ORIGIN 

 
Application from Geoff Keddy Architects and Associates 
 
LEGISLATIVE AUTHORITY 
 
HRM Charter, Part VIII, Planning & Development 
 
RECOMMENDATION 
 
It is recommended that Halifax Regional Council: 
 
1. Authorize staff to initiate a process to consider amending the Halifax Municipal Planning 

Strategy and the Halifax Peninsula Land Use By-law to permit a five storey mixed use 
building at 6124 Coburg Road and 1460-1474 Seymour Street, by development agreement; 
and 

 
2. Request that staff follow the public participation program as approved by Council in 

February 1997. 
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BACKGROUND 

 
The subject site, 6124 Coburg Road and 1460-1474 Seymour Street, is comprised of three 
properties located at the south-west side of the intersection of Coburg Road and Seymour Street 
(Map 1). The subject site includes a three storey mixed commercial and residential building, a 
two unit dwelling and a single unit dwelling.  The applicant has proposed to develop a 5 storey 
mixed use (commercial and residential) building on the site, which would include 35 residential 
units and approximately 1,500 square feet of commercial floor area.  This proposal cannot be 
considered under existing policy and zoning established in the Municipal Planning Strategy 
(MPS) for Halifax and the Land Use By-law (LUB) for Halifax Peninsula.  As such, the 
applicant is seeking an amendment to the MPS and LUB to enable consideration of their 
proposal through a development agreement. 
 
Site Description and Surrounding Land Uses  

The subject site consists of three properties which are: 
 

 approximately 8,504 square feet in total area and has a total street frontage of 
approximately 195 feet;  

 currently developed with 3 buildings which include a convenience store with residential 
units on the second level and a single and two unit dwelling (see Attachment A);  

 located adjacent to the Dalhousie University Studely campus.  The subject site abuts the 
Mona Campbell building, a 5 storey building on Colburg Road which was constructed in 
2008;  

 located across the street from a 10 storey multiple unit building and a 4 storey multiple 
unit building; and 

 further surrounded by a mix of uses including lower density residential uses located north 
of Coburg Road, small multiple unit residential buildings and institutional uses located to 
the south of Coburg Road. 

 
Designation and Zoning 

The subject site: 
 

 is designated Medium Density Residential (MDR) in the Peninsula Centre Secondary 
Plan of the Halifax Municipal Planning Strategy as shown on Map 1. The designation is 
intended to support a mixed residential environment with both family-oriented units and 
smaller housing units in buildings not exceeding four storeys. Family units are defined as 
those with more than 800 square feet of floor area, and 50% of the units in any building 
must be of this form. A key component of the Medium Density Residential designation is 
the retention of existing housing stock. 

 abuts the University (U) Designation on 3 sides.  The objective of the U Designation is to 
support the continued development of the university areas as a focal point for academic, 
social and the containment of university uses with set boundaries.  

 is zoned R-2 (General Residential Zone) and RC-1 (Neighborhood Commercial Zone) 
under the LUB as shown on Map 2. The R-2 Zone permits those uses permitted in the R-
1 (Single Family Dwelling) Zone and two unit dwellings.  The RC-1 Zone permits those 
uses permitted in the R-1 and R-2 Zone, and apartment houses for up to 4 units and a 
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grocery store or drug store.   
 is within the 35 foot height precinct as shown on Map 3. It is important to note that the 

height at 6124 Coburg Road is measured from the grade to the commencement of the top 
floor, while the building heights along 1460-1474 Seymour Street are measured from the 
grade to the highest point of the building, exclusive of any non-habitable roof (Map 3).   

 
Proposal 

The applicant wishes to demolish the existing buildings on the subject site and to develop a 5 
storey mixed use building containing residential and commercial space as shown on Attachment 
B.  Features of the development include the following: 
 

 35 residential units through a mix of one and two bedroom units;  
 1,500 square feet of commercial floor area; 
 33 parking spaces located underground and internally at grade; 
 the building will have a height of approximately 64 feet; and 
 6,650 square feet of amenity space will be provided through a combination of common 

outdoor space and private balconies. 
 
The size, density and height of the proposed building do not comply with the Halifax MPS and 
Halifax Peninsula LUB (the planning documents). The applicant believes that the proposed 
building is both suitable for the site and its surroundings despite the area originally being 
envisioned for low-rise development. Therefore, the applicant is requesting amendments to the 
planning documents to enable the proposed building subject to a development agreement. 
 
DISCUSSION 

 
MPS Amendment Process 
Amendments to an MPS are generally 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. Site specific MPS amendment requests, in particular, require significant 
justification to be considered. To support the request to amend the MPS in this case, the 
applicant submits that conditions have changed considerably in the 30 years since the existing 
Medium Density Residential designation and 35 foot height limit were applied to the subject site. 
The following reasons are given by the applicant: 
 
 Requirements in the LUB, especially those surrounding the angle controls and setbacks from 

the street, limit flexibility when designing a building.  The MPS does not include any policies 
that provide the ability to consider changes to the angle control and setback requirements 
through discretionary approval.   

 The allowable density should be increased to invigorate the downtown. 
 The allowable heights on two of the subject properties, 1460-1474 Seymour Street, do not 

allow a building height consistent with what is permitted on 6124 Coburg Road or the 
adjacent property 1459 LeMarchant Street.  All properties are located in the 35 foot height 
precinct, however, height is measured differently on 6124 Coburg Road and 1459 
LeMarchant Street which allows for an additional storey over the 35 feet (Map 3). 

 The subject properties are no longer used as single family dwellings and are primarily 
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occupied by students. 
 Allowing an amendment to the MPS will result in assurances through the development 

agreement process of a better quality of development than can be achieved otherwise. 
 

Evaluation of Development Proposal 
The subject properties are located in a unique area as they are adjacent to a university 
designation, and in close proximity to high density residential.  Further, the subject properties are 
no longer used for family type housing and the majority of the housing on the block does not 
appear to be family type housing.  Staff is of the opinion that there is merit in considering such 
an amendment due to the unique location of the property and because land use has changed since 
the secondary plan and land use designation were adopted.  Factors of the development that 
require further consideration include, but are not limited to: 
 
 the building design and whether the design should be more contemporary or traditional in 

appearance;  
 whether the proposed height increase should be permitted over the three subject properties; 

and 
 whether parking should be permitted at grade, or alternatively if additional commercial space 

or residential space would be more appropriate uses. 
 
It is important to note that staff has received objections to the proposal from the immediate 
neighbours of the subject site.  Comments have included concerns regarding potential impact to 
neighbouring properties caused by blasting, increase demand for on street parking, and the 
collection and storage of refuse.  Additional concerns have been expressed about the unit mix, 
the inappropriateness of a commercial use in this location and that the proposal may amount to 
overdevelopment of the site.  Attachment C contains correspondence from the immediate 
neighbours to the proposed development. 
 
Should Regional Council authorize staff to initiate a process to consider MPS and LUB 
amendments for the subject site, an opportunity will be provided to further investigate and 
discuss potential development options related to future land use with the public in a more formal 
setting.   
 

Conclusion: 

Due to the land use changes that have occurred since adoption of the original MPS and LUB, and 
the unique location of the subject property, staff is of the opinion there is merit in considering an 
amendment to the planning documents to allow for more height, and density and a wider range in 
commercial uses.  Although feedback has already been received from the immediate neighbours, 
further public consultation should be undertaken to enable staff to gather a broader collection of 
the public sentiment. 
 
FINANCIAL IMPLICATIONS 

 

The HRM costs associated with processing this planning application can be accommodated 
within the approved 2013/2014 operating budget for C310 Planning & Applications. 
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COMMUNITY ENGAGEMENT 

 
Should Council choose to initiate the MPS amendment process for this proposal or to enable an 
alternate proposal, the HRM Charter requires that 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 
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 a public 
meeting and an online forum 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, developers, community or neighbourhood organizations, other HRM 
business units, and other levels of government. 
 
ENVIRONMENTAL IMPLICATIONS 

 

The proposal meets all relevant environmental policies contained in the MPS. 
 
ALTERNATIVES 

 
1. Council may choose to initiate the MPS amendment process for the proposal. A decision of 

Council to initiate the potential amendments is not appealable to the N.S. Utility & Review 
Board as per Section 262 of the HRM Charter. This is the staff recommendation. 

 
2. Council may choose to refuse to initiate the MPS amendment process for this proposal. A 

decision of Council to not 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 Height Precincts 
Attachment A Photographs of Existing Buildings 
Attachment B Site Plan and Elevations 
Attachment C Correspondence from Neighbouring Property Owners 
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______________________________________________________________________________ 
 
A copy of this report can be obtained online at http://www.halifax.ca/commcoun/cc.html then choose the appropriate 
Community Council and meeting date, or by contacting the Office of the Municipal Clerk at 490-4210, or Fax 490-
4208. 
 
Report Prepared by: Jillian MacLellan, Planner 1, Development Approvals, 490-4423    
 
    
   _________________________________________________ 
Report Approved by:              for: Kelly Denty, Manager of Development Approvals, 490-4800 
 
 
Report Approved by: __________________________________________________ 
   Austin French, Manager of Planning, 490-6717 
 
    
Report Approved by: __________________________________________________ 
   Brad Anguish, Director of Community & Recreation Services, 490-4933 
 
_______________________________________________________________________________________________________ 
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Attachment A – Photographs of Existing Site 
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View from Vernon Street 
 



 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
View from Seymour Street 
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