& PO Box 1749
~ i “M&HFM Halifax, Nova Scotia
A — LA
REGIONAL MUNICIPALITY B3J 3A5, Canada.

Item No. 10.2.1 (i)
Halifax Regional Council
December 15, 2009 .

TO: Maydy Kelly and Members of Ha]ifax Regional Council -

SUBMITTED BY: Vory | |
\ CoWavid}Hendsb‘ , Chair, Marine Drive, Valley and Canal Community
Ie »«**\Hi o mes (/Xf /

1o Councﬂlor Bob Harvey, Ch*élt North West Commumty Council

Lo D (M

Councillor Eftephen D. Adams, Chair, Western Region Community Council

DATE: December 10, 2009

SUBJECT: Case 01186: Amendments to the Beaver Bank Hammonds Plains and
Upper Sackville MPS and LUB ‘ :

ORIGIN

Western Region Community Council meeting of November 23, 2009. North West Community -
Council meeting of November 25, 2009. Marine Drive, Valley and Canal Community Council
meeting of December 10, 2009.

RECOMMENDATION
It is recommended that Halifax Regiohal Council:

1. Give First Reading to the proposed amendments to the Beaver Bank, Hammonds Plains -
and Upper Sackville Municipal Planning Strategy (MPS) and Land Use By-law (LUB) as
provided in Attachment A and B of the staff report dated October 14, 2009 and schedule
a public hearing; and

2. Approve the proposed amendments to the Beaver Bank, Hafnmonds Plains and Upper
~ Sackville MPS and LUB as provided in Attachment A and B of the staff report dated
October 14, 2009. ,




‘Halifax Regional Council -2~ December 15, 2009
Case 01186: Amendments to the Beaver Bank, Hammonds Plains and Upper Sackville MPS and LUB

BACKGROUND

Western Regional Council discussed the matter at their November 23, 2009 meeting, North
West Community Council discussed the matter at their November 25, 2009 meeting and Marine
Drive, Valley and Canal Community Council discussed the matter at thetr December 10, 2009
meeting as outlined in the October 14, 2009 staff report.

DISCUSSION

~ As outlined in the October 14, 2009 staff report.

BUDGET IMPLICATIONS

As outlined in the October 14, 2009 staff report.

FINANCIAL MANAGEMENT POLICIES/BUSINESS PLAN

This report complies with the Municipality’s Multi-Year Financial Strategy, the approved
Operating, Capital and Reserve budgets, policies and procedures regarding withdrawals from the
utilization of Capital and Operating reserves, as well as any relevant leglslatmn '

ALTERNATIVES

As outlined in the October 14, 2009 staff report.

ATTACHMENTS

1. Staffreport dated October 14, 2009.

A copy of this report can be obtained online at http://www.halifax.ca/council/agendasc/cagenda.htm]
then choose the appropriate meeting date, or by contacting the Office of the Mumcxpal Clerk at 490-
4210, or Fax 490-4208. :

Report Prepéred by: Krista Tidgwell, Legislative’Ags_{étant
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North West Planning Advisory Commitiee - November 4, 2009
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Chair and Members of North West Planning Advisory Committee
Chair and Members of Western Region Community Council
Chalr and Members of Marine Drive, Valley and Canal Community Councﬂ
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Paul Dunphy, Director/of Community Development |

October 14,2009

Case 01186: Amendments to the Beaver Bank, Hammands Plams and
Upper Sackville MPS ansi LUB :

ORIGIN

= August 28, 2008 - An application by 3227459 Nova Scotia Limited was subniitted for the
- re-designation and rezoning of their lands near the mtersectwn of Hammonds Plains and .

Kingswood Drive.

. ‘November 18,2008 - Regional Council directed staffto consider amending the Beaver Bank,
Hammonds Plains and Upper Sackville Municipal Planning Strategy (MPS) and Land Use
- By-law (LUB) to consider commercial development near the mtersec’mon of Hammonds ~
Plains Road and ngswood Drwe/Gatehouse Run '

RECGMMENDATI ON

It is recommended that Western Region Community Counml Marme Drive, Valley and Canal 7
Community Council and North West Commumty Council: ' : :

1, Recommend that Reglonai Council give First Reading to the proposed amendments to the . -
Beaver Bank, Hammonds Plains and Upper Sackville Municipal Planning Strategy (MPS)
and Land Use By-law (LUB) as prov1ded in Attachments A and B, and schedule a public

hearing; and

2. Réwmmeﬁd that Regional Council approve the prdposed amendments to the Beaver Bank; ;

- Hammonds Plains and Upper Sackville MPS.and LUB as provided in Attachments A and B.

rreports\MPS Amendmn ents\15-18-19\01186
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EXECUTIVE SUMMARY

The four-way ihtersection at Hammonds Plains Road and Kingswood Drive/Gatehouse Run has
become an important intersection in Hammonds Plains, providing principal access to large
residential subdivisions. While there is some commercial and institutional development around the
intersection, other lands have remained undev reloped. The applicant owns undeveloped land at the
southwest corner of the intersection and has requested amendments to the MPS and LUB to enable

‘ commermal deveIOpment

The MPS and LUB regulates land very differently on the northemn side of the intersection, compared
to the southern half (Maps 1 and 2). In recent years, Halifax Regional Municipality has fielded
questions and applications regarding the expansion of commercial land use rights in Hammonds
Plains, including land near intersections. Given extensive residential development, the demand for
commercial land uses, and the absence of a commercial node in Hammonds Plains, staff recommend
Regional Council approve a new land use designation and zone as.set out in Attachments A and B.

These amendments aim to encourage commercially focussed development thatis eomprehenswe and

comphmentaﬁf to the community.

: BACKGROUND

- The Apphcatma :
The application by 3227459 Nova Scotia Limited requested the redesignation and rezoning of two

properties (subject properties) at the intersection of Hammonds Plains Road and Kingswood Drive
(Maps 1 and 2), including changing the designation and rezoning these lands from MU- 1 (Mlxed Use -
1) and R-1 (Residential Single Dwelhng) to C-4 (nghway Commerczal)

General Study Area:
- Staff prepared a report to Regzonal Councﬂ which 1eeommended initiating the process requn ed to

consider amending the MPS and L.UB for the subject properties owned by 3227459 NS Limited.

This report also recommended that the Scepe of the amendments be expanded to include those lands -

near the intersection of Hammonds P lams Road and ngswood Drlvef Gatehouse Run (gen eral study

area). -

Existing Designation: ' -
The general study area is divided into two land use demgnaﬂons (Map 1). Each des:tgnatlon prowdes

different planning options and does not confemplate the four-way intersection (Hammonds Plains
- Road and Kingswood Dr: 1ve/Gatehouse Run) For example ' :

g - Land south of the inte1section ‘including the two parcels owned by 3227459 Nova Scotia
Limited, is designated Residential (R) by the MPS. No policy options exist to con81de1 stand
alone commercial development Wlthm the R desi gnatmn . :

- Land north of the intexseetion is designated Mixed Use-13 (MU—B); Asicle from enabhhg?he ;
: Mixcd Use-1 (MU-1) Zone, the MU-B designation includes policies enabling Council to
consider establishing a C-2 (General Business) and C-4 (Highway Cominercial) Zore. -

ri\reperis\MPS Amendmentsti5-18-10\01186
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Lzmd Use

' The general study area (near the intersection of Hammonds Plams Road and R_mgswood

Drive/Gatehouse Run) is divided into several zones (Map 2). The mix of zoring within the general
study area enables a range of uses, including residential, commercial, institutional, agricultural,
forestry and public uses. At present, land uses 1mmed1atelj) around the mtersectlon provide -

comniercial, retail, office, institutional and pubhc services.

DISCUSSION

~ Rational for Plan Pehcv Change

In order for staff to consider a change to the MPS, there must be a change in circumstance or a
significantly different situation from what the plan policies antICIpated In the previous report to
Regional Council, Staff identified the following circumstances: : :

. New Streets: Prior to the early 1990s, the intersection of Hammonds Plains Road and
~ Kingswood Drive did not exist. Through subdivision development, new streets have been
constructed, resulting in a four-way intersection at Hammonds Plains Road and I\.lngswood

Drive/Gatehouse Run (Map 1 and 2)

. Residential Growth: Subdivisions nei ghbourmg the four—way intersection have created close
to 1,500 residential lots, with certain subdlmswns ha,vmg the potentlal to expand further.

. . Limited Commercial Growth: Desplte mgmﬁcant remdentxaﬁ growth hm1ted commercial
semces exist in Hammonds Plains. o

Beyond identifying certain mrcumstances upfront the following circumstances have been 1dent1ﬁed B
through the planning process: .

e Upgrades ro the Intersection: HRM is lnvestlgatmg options for upgrades to the 1ntersect1ony

of Hammonds Plains Road and Kingswood Drive/Gatehouse Run. HRM Design and
‘Construction Services has indicated design upgrades will include provision for the extension
of the right tumn lane from Hammonds Plains Road onto Keamney Lake Road (back to
Kingswood Drive), and minor traffic signal upgrades and mtersec’mon adjustments at
Hammonds Plains Road and ngswood Drwe/(}atehouse Run : K
A Second Four- Way f?’lfé?? secrron Along Wlth the fn st phase of ngswood North, Majesty
Court was created and aligned with the existing three-way intersection at Hammonds Plains.
Road and Crestfield Drive (Map 1 and 2).  This second four-way intersection further -
emphasizes the general study area as a central location within the community. 3

e Absence of a Commercial Node:- Hammonds Plains is currently without a clearly defined

commetcial node, with commercial de'velopment sporadma]]y distributed along Hammonds
Plains R.Gc d. - o ;

rhreports\MPS Amendiments\15:18-19\01186
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?ubize C@nsult&ézoe
In accordance with Regional Council’s Publze Partlclpatlon Program for MPS amendments, and to

obtain feedback from residents and business owners, staff hosted a public workshop on March 1
2009. Both the applicant’s proposal and lands within the general study area were discussed. At me
workshop, the public worked towards identifying a defined study area.

A detailed questlonnaire was also distributed at the pubhc WOlkShOp Through the questionnaire,

-the public expressed their opinion on issues related to acceptable land uses, appropriate mass and
‘height of buildings, landscaping, parking and driveway access (Attachments D and E). Further,

public discussion identified a desire to deal with MPS and LUB amendments in a comprehensive

fashion, ensuring that future development is well designed and complimentary to the community.

Should Regional Council decide to ho}ldk a public hearing, in addition to published newspaper
advertisement, prqpeﬂy owners in the area shown on Map 3 will be sent written notification.

A Defined Study Area: ' :
Staffand public consultation has resulted in a defined study area Where MPS and LUB amendments

are considered reasonable (Map 3). When estabhshmg the defined study, the following items Were'

~con51dered
° ~proximity to Hammonds Plains Road;
. relationship with established four-way intersections;
. location within the Water Service District;
. concerns with permmed uses in the C-4 Zone (i.e. - dlsplay courts/automomve sales)
° potential for lands to be rezoned C-4; and
"o feedback from the public workshop.

There are nine lots within the defined study area, ranging in size from 73,000 square feetvto 242,000

“square feet. All lots are within the Water Service District, although a few properties are not

completely within the District (Map 3). Typically, a building must have 50 percent of its footprint
within the Water Service District in order to be serviced with Municipal water. Development will

Azeqmre pr 1vate 5amta1"y systems which are regulated by Nova Scotia Enwronment

© Of the nine lots, five are vacant and four are developed with the following land uses: a church and
~ daycare, a commercial strip mall, a retail and office building that includes a fuel pumping statlon and

a Seasonal greenhouse/nmsery, and a publlc u‘u ty/wmks use (Uplands Treatment Famlny)

Proposed Amendments:
In order to establish a comprehenswe a.nd comphmentary commercial node in Hammonds Plains,

changes to current regulations are necessary. The goal is: “to encourage aoomprehenswe cohesive,

‘and complimentary form of development within the defined study area, and in turn, create a.
commercial/mixed used node designed to service the community of Hammonds Plains.” To achicve

this goal, amendments to the MPS and LUB are required.

* rreportsiMPS Amendments\15-18-19101 186
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MPS Amendments: MPS amendments pi‘ovided in Attachment A create anew land use designation,
[Hammonds Plains Commercial (HPC)], and apply this desi g*lation to land within the defined study
area(Map 3). To 1dentmf the goal of the HPC designation, five new pohozes are 1equu ed. In general -

terms, the new pohces enable:

. New Zone: As existing zones are madequate n addressmo commumty needs and concerns,
a specialized zone will be created..

. Sz'fe Plan Approval: To enable public involvement in the development process, and ehsure
development projects are well desi gned and integrated with surrounding properties, site plan
approval will be required. Purther the minimum notlﬁeatlen area for site plan approval will

be expanded

LUB Amendments: To implement HPC des1gnat1on and associated pohmes a number of LUB
amendments are required, which are prowded in Attachment B The foﬂowmg are highlights related-

to the LUB amendments

L ;'Land Uges: The new zone permits commercial, nstitutional, residential, and publie land
uses considered appropriate for the defined study area. :

. Commercial/Multi-Unit Residential Buildings: ‘The new zone permite up to four (4) dwelling o
* units within a commercial building, provided dwelling units are Jocated above the first floor, E
~and p1ov1ded no more than eight (8) dwelhng units are located on a lot. :

. Larger Buiidings The hew zone permlts buildings witha footprmt and floorarea larger than
current zones in the defined study area. Enabling larger bmldmgs reinforces the defined
study area as a node, while detailed zone and site plan provisions ensure both the node and

each lot are carefully developed

e Architecture and Landscapmg The new zone :recrulates archltectural demgn, and mcludes'
' minimum Iandscapmg requlrements : ’ :

o’ Drivew@y Access:  The new zone regulates the number of dnveways perm1tted on
Hammonds Plains Road. : , : :

. Site Plan Approval Cr iteria; The new zone establishes site plazi’ approval eva]uation criteria
designed to ensure development projects are well des1g11ed and integrated Wlth sm’roundmg :
pmpemes

. Public Corridors; The new zone recognizes the need for a public corridor between the

Uplands Park subdiﬁfisioﬁ and Kingswood Drive (near the intersection with Hammonds
Plains Road), and addresses this need through additional site plan approVal'eljiteria. ,

rireporis\MPS Amendments\]5-18-19101 186 ’
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. Anticipating Uses:. A.node will encourage a focussed form of development, which may
facilitate processes required to consider -additional services within or near the node.
Although the creation of a node may not lead to additional community services, Staff feel
amendments should anticipate the potential need for certain public services. As aresult, the

new zone permrts pubhc ut111ty/w01ks uses and public transit terminals.

: Halifax Watershed Advxse:}w Board (HWAB): :
A small watercourse is located within the defined study area (near the Uplands Treatment F a.cﬂﬁy)

HWARB reviewed this application ori September 16, 2009. Although minutes from the September

16" meeting are not yet finalized and appzoved by the Board, a brief summary of HWAB s .

comments are included below

N

. Servicing should be d1rected to the trunk sewer proposed for Kearney Lake Ro ad.
. Uplands Treatment Facility should be brought into full compliance and upgraded
. The existing wetland for Uplands Treatment Facility should be. developed as a fuﬂy
- engineered wetland.
. Require a Master Storm Water Management Plan.

. Review of mumczpal ser\qomg opnons
A comp]ete summary of HWAB’s comments are pmwded mn Attachment F.

To address HWAB, their comments were reviewed by staff. - Of the items brought forward by
HWABR, staff are able to address the following items through this process: .

e Uplands T reatment Facil ity Upgrades: The newzone permits publi'c utilities/works, thereby
- enabli,ng the expansion of the Upiands Treatment Facility (Aﬁachment B‘),v

J Stormwater Managemenr The new zone mcludes provision for a stormwater management :
plan, which is to be provided as each lot is developed (Attachment B). This stormwater
management plan will require consideration of properties both upstream and downstream of

~ aparticular development site. Currently, a stormwater management plan is not reqmred by
any zone w1thm the defined study area. .- :

[tems brought forward by HWAB have also been forwarded to Halifax Water for comment A
- response from Halifax Water is provided in Attachment G. ' = ‘

Conclusion:
It is the opinion of Staff that the proposed MPS and LUB amendments set out in Attachments A and -

- B represent an appropriate response to changes within the Hammonds Plains community, - Further, -
these amendments will encourage a comprehensive,” functional, and complimentary form of
development within-a prescribed area, and in turn, provide a focussed commercial/mixed use district
{r Hammonds Plains. Staff recorumend that Regional Councﬂ app; oved thepr oposed amendments

included as Attachments A and B of this report. :

:\m TS\MPS Amendmcms\ls 18-19\01186
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BEJ}}GE’E‘ IMPLICATIONS |

The HRM costs associated with proeessmg this plannmw application can be accommodated within
the approved operatm g budcet for C310. :

FINANCIAL, MANAGEMEN'E PQLECIES / BUSINESS PLAN

This fepoﬁ oomplies with the Muﬁicipality s Multi-Year Financial Strategy, the épprox ed Operating,
. Capital and Reserve budgets, policies and procedures regarding withdrawals from the utlhzatlon of
Capital and Operaﬂng reserves, as well as any reievant lecxslatmn

ALTERNATIVES

1. Council may choose to approve the amendments to the Beaver Bank, Hammonds Plains and
Upper Sackville Municipal Planning Strategy and Land Use By-law as outlined in this report
and presented in Attachments A and B. This is the recommended alternative. :

2. Council may choose to modify the proposed amendments to the Beaver Bank, Hammonds
Plains and Upper Sackville Municipal Planning Strategy and Land Use By-law as presented
in Attachments A and B. If this alternative is chosen, specific direction regardmg the

" requested modifications and amendments is required. Substantive amendments may require
another public hearing be held before approval is granted.

Council may choose to refuse the amendments to the Beaver Bank, I—I’ammends Plains and
Upper Sackville Municipal Planmng Strategy and Land Use By-law as presented in -
Attachments A and B Th;s is not the recommended course of actlon

o

ATTACHMENTS

‘Map 1 :  Generalized Future Land Use Map

Map 2 > Zoning Map - , ‘

Map 3 , Study Area, Water Semce District and N()Uﬁeatmn Area

Attachment A Proposed Amendments to the Beaver Bank, Hammonds Plams and Uppe1 .

‘ Sackville Municipal Planning Strategy - '
- Attachment B Proposed Amendments to the Beaver Bank Hammonds Plams and Upper B
. - : Sackville Land Use By-law :

~ Aftachment C Public Workshop Minutes
Attachment D Summary: Land Use Questionnaire

Attachment E Summary: - Form and Function Questionnaire

Attachment F Comments from HWAB ' :

‘ “Attachment G - Halifax Water Response to HWAB

riireports\MPS Amendments\15-18-191011 86 .
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A copy of this report can be obtained online at hitp://wwyw.halifax.ca/commeoun/ce.him! then choose the‘appropri'atei
N v . . T . X I . [
:Community Council and meeting date, or by contacting the Office of the Municipal Clerk at 490-4210, or Fax 490-4208 .|

?Report Prepared by © Miles Agar, Planner 1, 869 - 4262 ;
lRé):;oh Approved by: Austin French, Manager okaIann'ing Services, 490 - 6717
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Map 1 Beaver Bank, Hammonds Plains Bedford Plan Area
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Subject Properties :
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Water Service Area “

Study Area, Water Service District & Notification Area

Oct. 8, 2008
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Case 01186 WRCC, MDVCC, NWPAC

: Aﬁ‘tachmem A
Proposed Amendments te the Beaver Bank, Hammmds Plains and Upper S&ckwﬂe
Nﬂmczpaé Planning Straﬁeﬁy '

BEIT ENACTED by Reglonal Council of the Halifax Regional Mummpahty that the Municipal - -
Planning Strategy for Beaver Bank, Hammonds Plains and Upper Sackville, which was passed by -

‘majority vote of the former Halifax County Municipality at a duly called meeting held on the 9™

day of November, 1999, and approved by the Minister of Municipal Affairs on the 4™ day of
May, 2000, which includes all amendments thereto which have been adopted by the Halifax
Regional Municipality and are in effect as of the 5™ day of September, 2009, is hereby amended
as follows: - L ‘ o

1. Inthe Table of Contents, insert one new item in Section II after “‘Upper Hammonds Plains

Community Designation’:

“Hammonds Plains CommerciaE Designation”

2 " In the subsection of Section II related to Land Use Intent, replace the word ‘eleven’,

which follows the words “The Generahzed Future Land Use Maps(Maps IA 1B, EC ID
IE) illustrates™, with the followmg : .

“twelve”

In the subsection of Section H which 11sts each aeswnaﬁon msert one new item af’ter
‘ ‘Upper Hammonds Plains’: : '

(2

“Hammonés Plains Commereial Desitrnati(m”

4. In the subsection of Section II Wthh provides a general descrzp’uon of each demgnaﬁon
insert the following new paragraph : after the paragraph related to the ‘Upper Hammonds

~ Plams Demgnamon

“The Hammonds Plains Commercial E}esignaéion has been applied to several

pareels of land near the intersection of Hammonds Plains Road and Kinvswoed
Drive/Gatehouse Run. The designation encourages commereially focused
VdeveEopment that is comprehensive, cohesive, and designed to provide a range of
services within a centralized location. The designation supports a variety activities,
including the potential for residential uses above the main floor of commercial use
buildings, while establishing 2 number of requirements aimed af reducmg land use

mcomg}anbﬂxt}f »o

5. Add & new subsection after the subsection of Section II related to the ‘Upper Hammonds 4
Plains Designation®, and after the WOldS 20 1ots per 4 yem period shown on an applo‘md
tentative plan of subdivis xon ‘ : ‘

rireports\MPS Azmim:;afm‘s\lﬁ-l8'19\01 86
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“HAMMONDS PLAINS COMMERCIAL DESIGNATION

In 1991, the first phase of the Kingswood subdivision was approved, which included
a new public street. The connection of this street {Kznoswmd Drive) to Hammonds

Plains Road created 2 “T” intersection.

Throughout the 1996¢ the Kingéwsmé subdivision expanded, and a commercial strip
mall was constructed at the southeastern cormner of the “T” intersection.

In 2005, the first phase of the Kingswood North subdivision was approved, which
included three new public streets (Gatehouse Run, Majesty Court, and Tradewind
Court). The connection of Gatehouse Run to Hammonds Plains Road converted the
“T” intersection to a four-way intersection, while the connection of Magest} Court
to ﬁammz}nds Plains Road created another four-way intersection. :

. By 2609, neariy 1,500 Iots had been created Withiin Kﬁngsweoci and the neighbouring
subdivisions of Voyager Lakes, Blue Mountain, and Kingwood North, with cert&m '
subdivisiens having the potential to expan& further.

The amount of residential growth near the intersection of Hammonds Plains Road
‘and Kingwood Drive/Gatehouse Run has created demand for commercial services,
while the scattering of existing commercial services along Hammonds Plains Road
‘has left the growing community without a commereial node.

To address the need for a commercial node in Hammonds Plains, the Hammonds
Plains Commercial (HPC) Designation will be created. The HPC designation will -
ereate a new zone designed fo encourage ce}mmerelaﬂy focused development, &n&
regulate site cﬁeveiopment through the Site Plan Approval pr ocess.:

P—é’?{a) It shall be the intention {)f Couscii to establish the Hammonds Plains ,
Commercial Designation as shown on the Generalized Future Land Use
Maps (Map 1E). Within the designation, it shali be the intention of
Council to encourage a commercially focused node that is o
comprehenswe, cohesive, and designed to compliment the community,
Commercial, institutional, residential, and public uses shall be
considered through land use by-law reguirements and the site plan

approval process.

P-47(b) Within the Hammonds Plains Commarciall}esignati&n, it shall be the
: intention of Council to establish a Hammonds Plains Commercial (C-5)
Zone. The zone shall permit commercial, institutional, residential and
public uses, subject to appropriate land vee by-law requirements, and
site plan approval. To ensure development compliments the community
and is built to reflect an integrated approach to design, E}ézi{di‘ng form,

: l‘iE\i;ifva!'($\MPS Amendments\l5-18-19101186
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and site development, controls related to architecture, landscaping,
driveway access, parking, bicycle parking, outdoor storage and display,
signage, and accessory buildings shall be established in the land use by-

" law. In addition, controls shall be established to ensure service stations
are secondary land uses within the C-5 zone and compatible with
development in the area. Multi-unit residential of a limited density shall
be permitted within a commercial use buzidmg prswded commercial
uses are the primary focus. :

P-47(c) For lands zéned C-5, the Site Plan Approval notification distance
required by the Halifax Regional Municipality Charter shali be
expanded through the land use by-law. :

P-47(d) It shall be the intention of Council to support the ereation of a public
" corridor between the Uplands Park subdivision (in the area of Woodlyn
Drive and Belmont Avenue) and Km@swood E}rwe by establishing

specific site pian 3pprf}va2 crfterla

: In the subsection of Section I'V related to Implementatzon insert the Iollowmg new policy
after pohcy ‘P-1317

o

“P 131{a} Notwithstanding Policy P-131, no C-5 (ﬁgmmaﬁds Plains CammerezaE}
Zone shall be considered by amendment to the land use by-law for lands-
outszde the Hammonds Plains Commercial @eszgnam}a ”

7. Amend Map 1E as shown on Schedule A

THIS IS TO CERTIFY that the amendments to the

- Municipal Planning Strategy for Beaver Bank,
Hammonds Plains and Upper Sackville; as set out -
above, were passed by majority vote of the Halifax
. Regional Council on ﬂae dayof =,
2010.

- GIVEN _uhder the hands of the Municipal Clerk and -
under the Corporate Seal of the Halifax Regional
Municipality this  day of ,2010.

- Municipal Clerk

rireporshiPs Amendmentsn15-18-10\01186



Schedule A Beaver Bank, Hammonds Plains - Bedford Plan Area

Generalized Future Land Use . Upper Sackville Plan Area
®owm Study Area ‘ . R Residential Designation RR- Rural Residential Designation ' N
MU-B  Mixed Use B Dasignation BWSPS Bedford West Secondary Planning Strategy . . A
Subject Properiies ‘ ' ‘ '

........

........ Area to be rédesignated

-------- to HPC (Hammonds Plains Commercial Designaﬁon)
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WRCC, MDVCC, NWPAC

Case 01186 \ | _
Councif Report o -1
- Attachment B:
Pmp@sed Ameadmems to {*Eie Bea‘ver Bank, Hammonds Piaws and. Upper Saek‘vzi}e L&mf '
Use By-faw - »

BE IT ENACTED by Regional Council of the Halifax Regional Municipality that the Land Use
By-law for Beaver Bank, Hammonds Plains and Upper Sackville, which was passed by a ,
majority vote of the former Halifax County Municipality at a duly called meeting held on the 9
day of November, 1999, and approved by the Minister of Municipal Affairs on the 4" day of
May, 2000, which includes all amendmients thereto which have been adopted by the Halifax-
Regional Municipality and are in effect as of the 5" day of September, 2009, is hereby furthel

amended as follows:
Table of Contents
1. | fnsert one ﬁe\xf item ;aﬁer,"PART 17 C;4 (Highway Commercial) Zéne’:,
| “PART 17A; : C%S (Hammoéds Pi‘ééyﬁs Commercial} ZOﬁ@” |
2 N Insert one new it%:m after ‘APPENDIX “C™: Beavér Bank Deséription’:

“APPENDIX "‘D’ C-5 ZGNE Site Pian Apprwal Submisswn Reqmrements
Part 3: Zones and Zomng Maps ‘
3.’ In Section 3.1, insert one new item after ‘C‘—4r ’ ' Highwc}y Cqmmercial-ZQne’; 3
“C-5 H'a.mxfx\wnd.s Plains Commfereia‘l Zone” |
Part 4:Gen§ra1 Provisions for all Zéﬁes B
4. : In Sect‘ion‘ 4.4, insert one nev\;’ sentence after fhe e’xisting sentence:

“Noththstaﬂdmg, in any C-5 (Hammonds Plains Commercmi) Zan@ a lot may
contain more than one {l) dw eﬂmg :

5. InSection 4. 12, insert one new item after Section 4.12(a2)(111)2..

“3.  accessory uses or buiidmgs in any C-5 (Hamm{;nds ?Eains{l‘emméréﬁal) Zone
shall not be located in the front yard or flankage yard.” :

6. In Secﬁon<4.}2, add the following words to the end of subsection 4. 12(v): |

“or C-5 (Hammonds Plains Commercial) Zone”

rireportstMPS Arnendmentsii3-1 8-19\01186
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Part 5: Signs

7. After Sectiori 5.9, add the following new s‘ection‘

© “510  ADDITIONAL SIGN CONTROL - C-5 (Hammonds Plains Commercial)

In any C-5 (Hammonds Plains Commercial) Zdne, the following éign
requirements shall apply. Where the following requirements canﬁzc% with
Part 5, the more stringent shall apply: ‘ '

Ground Signs

(a) - no more than one Ground sign shall be permitted on a ii)t

(b}  ground signs shall not exceed 4.6 m (15 ft) above established grade in
vertical height and 4.6 m (15 ff) in width; V :

(¢}  ground signs shall be permitted within the required Eandseape strip,
provided other land use by-law requirements are satisfied; ‘

(d)  ground signs Jocated outside the required landscape strip shall be

' sited in a landscaped area a minimum of 27.9 m? (300 ) in size;

(¢}  ground signs shall have a maximum of two (2) faces, which shall be
affixed back fo back, not exceeding 20.9 m* (225 f*) per sign face;

Wall Mounted Signs -

() * wall mounted (fasé:ia) signs shall net exceed one (1) ft* of surface
area for each lineal foot of building facade facing a public street,
however, no fascia sign shall exceed 9.3 m* (100 {t%) in area:

Wall Mounted Signs - Muitipie Commercial OccupamyBéiK&ing

(g)  businesses located in multiple commarciai‘ occupancy building may
be permitted 2 maximum of two (2) wall mounted (fascia) signs, the

“total of which shall not exceed an area equal to ten (10) percent of -

the business facade upon which it is located, however, no bwﬂmess
faseia s sign shalE exceed 5.6 m* (60 ft") in area, and

Al Sigﬂs :
7 (h)  No signs shall be Xocated on the roof of any building.”

Parts Related to Zo,neé

ri\reports\M S Amendments\15-1 §-19401186
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Tnsert PART 17A, the C-5 zone, immediately following ‘PART 17: (HIGHW AY
COMMERCIAL) ZONE™;

3
O.

“PART 17A: C-5 (E{AMM@NDS PLAINS COMMERCEAL} ZONE

174.1  C-5USES PERMETTED

No development permit shall be issued in any C-5 (Hammends Plains
- Commercial) Zone except for the following, pursuant to the Site Plan
Approval process: ' ‘

Commercial Uses

Food Stores
Service and Persanaﬁ Serv:ee Sbops

Full Service Restaurants

Take-Out Restaurants

Retail Stores

Banks and Financial Eméxmﬂeﬁs
Offices

Bakeries
Veterinary Clinics and the associated boardmg of ammals

‘Greenhouses and Nurseries
Service Stations and associated vehicles Washmg faclht}es
Théatres and Cinemas, except drive in theatres
‘Commercial Schools {
- Private Clubs not exceeding 418.1 m* (4,3&0 ft2 ) of gross floor area
Commercial Entertainment Uses in conjunction with Full Service
Restaurants, not exceeding 232.3 m? (2,500 £t*) devoted to public use

Other Uses

Institutional Uses, excluding cemeteries

A maximum of four (4) dwelling units within a commereml use bunidmg ‘
Public Utilities/Works Uses :
Publie Transxt Terminals ;

Uses Accessory to Permitted Uses

17A.2  Site Plan Approval shall not be required for a change in use or occupancy-
‘ within a building, internal renovations with no external repovation or
modifications to a building, accessary buxﬁdmog (not me!udmg vehicle
washing faemtles)s or any sggnage

ri\reports\MPS Amendmentsi\15-18-14101 186
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17A.3

1744

17A8

1746

" Minimum Landscaped Area

| -5 ZONE REQUIREMENTS

In any C-5 {P{ammm&s Plains Commercial} Zone no development permit
shall be issued except in conformity with the following requirements:

Minimum Lot Area ' 2,787 m* (30,008 )
Minimum Lot Frontage &n Hammonds Pﬁams Read =~ 61.0m (200 1t) -
Minimum Lot Frontage 30:5m (100 fr)
Minimum Front/Flankage Vard Setback : 9.1 m (30 fty
Minimum Rear and Side Yard Setback - 4.6m (15 fe)
Minimum Setback from an abutting residential zone or use 9.1 m (301
Maximum Height of Building : ‘ 16.7m (35 1t
Maximum Lot Coverage : T 50 %
Maximum Impervious Surface Coverage : - 75%

5%,

OTHER REQUIREMENTS: FLOOR AREA

(a) The gross floor area of all buildings (ins%zz&iz;g ascéssc;é‘y buildings) on

a Jot in apy C-§ (Hammonds Plains Commercial) Zone, including
 indoor parking at or above established grade, shall not exceed 2,787 m*>
(30,000 £t*), In addition, no building fﬂotg}rmé shall exceed 1,393.5 m?

(15,000 £¢).

OTHER REQUIREMENTS: PUBLIC UTILITEES/W ORKS USES AND

- PUBLIC TRANSIT TERMINALS

Where public utility Jsvorks uses and public transit terminals are permitted
in any C-5 (Hammonds Plains Commercial) Z@ne, the f@ﬂowmg shaH

- apply:

(2) No ﬁeveiépment permit shall be issued for a public utility/works use or
a public transit termmal except in canfarmxt} with the provisions of

Part 22; and

(b‘ Notwithstanding Section 17A. S(a), a public utlhiyfv; orks use or public

trapsit terminal shall also conform, where applicable, with the Site
Plan Approval prowsmns of the C-5 Z@ne, as reqmred by Sectmn
17A.14. :

OTHER RE(}U}:REMEWS— SERVICE STATIONS

Where service stations uro permitted in any C 5 (Hamu .ands Piams

‘Commer cial) Zone, the f{}i;ow ing shall apply: -

rhreports\MPS Acendiments\15-18-19\01186
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(a) The ot shall have 2 minimum area of 3,716 m* (40,000 £7);

(b). The lot shall have 2 minimum of 66 m {2%& ft) of contiguous frontage
on Hammonds Plains Road; :

(¢} No building asseciated with a service station shaEE exceed 185.8 m?
(2,600 £t%) of gross floor area;

{d) Ne portion of pump isiand canopy shaﬁ be illuminated.
Notwithstanding, 2 pump island canopy may be used as an anchor to
direct light immediately beneath the canopy; ’ ‘

(e) No signage shall be permitted on any peortion of a pump island canopy;

{(f) A pump island canopy associated with a service station shall include no
Jess than two of the following architectural eiements
{E} recesses/projections; :

(i) cornices and parapets;
(it} peaked roof forms; ,
- A{iv) architectural details such as tile or sione work, and dewmiwe ‘
- mouldings; and A
(v} or any other similar architectural treatment deemed to be an -
acceptable eguivalent; ' :

(g) No portion of any pump island, including a pump island canopy, shall
be located closer than 6.1 m (20 ft) from any street line;

(h) Neo more than three (3) fuel pumps shall be permitted on a lot; 4

(i) No servicing or general repair of motorized vehieles shall be permitted; -

{j) Vehicle washing facilities (car wash) must be accessory to a service
station and shall not exceed 185.8 m? (2,000 ft2) of gross floor area;

(k) Al architectural requirements applicable to the C-§ (Hammonds
Plains Commercial) Zone shall apply to vehicle washing facilities; ‘and

(3) No reswentiai uses Shaii be permitted on the same lot.

17A.7  OTHER REQUIREMENTS DWELLING UNIT USES

Where dweihng units are permitted in any C-5 (Hammonds PE@ms
Commercial) Zenes the fafiowmg ghaﬁ 3pply

. (a) Where a cemmerc&al use building contains residential units, the
- dwelling units shall not exceed 50 percent of the gross floor area of the
commercial use bmldmg, nor be located at or below the ground ﬂoer,
(h) No more than four (4) dwelling units shall be permitted within a
‘commercial use building, and no more than eight (8) dweﬂmg units
 shall be permitted on a lot; and
{¢} Amenity space shall be set aside for recreational g}Lrpe}ses such as, but
not limited to, common recreational areas, play areas, rceereational o
rooms, roof decks, balconies, swimming pools, courtyards, ardensj
patios and fennis cour fé and clearly identified on plans submitted for a
Beve!opmene Permit. he minimum amemty space sintl be provecied ‘ ‘

repors\MPS Amendmemm\iS-l 8-1040118¢
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based on the type of residential unif as follows:

() One Bedroom/Bachelor: 18.6. m?* (206 1%)
(i) Two Bedroom: 32.5 m® (350 ft*)
(iii) Three Bedroom: ' - 46.5m? (500 f)
(iv) . Fouror more Bedroom: B 55.7 m? (604 £t%)

For the purpsses of determinin’g amenity space requirements, one
bedroom plus den/office units shall be considered te be a two-bedroom
unit, two bedroom plus den/office units shall be cansmered tohea

three-bedroom unit and so on.

17A.8 G'FH’ERREOUZREMENTS: ARCHITECTURAL DETAIL

In any C-5 (Hammonds Plains Commercial) Zone, the following
. architectural requirements shall apply:

(a) A combination of arcades, display windows, entry areas, permanent
- awnings or other such features shall be incorporated into all building
facades along not less than 60 percent of their horizontal length facing
a public street;

b) The predominant roof slope shall be p;écheé wuh a minimum slope of
ten (10) degrees. The upper floor of any structure shall be articulated
with a roef design that mcarporaies features such as dormers,
parapets, peak roof forms, or other architecmraﬁ treatment considered
to be acceptable; :

{c) With the exception of corner lots, building hnes shall be generally
parallel or perpendicular to the public street;

(d) No uninterrupted Eengﬂi ef any facade facing a public street shall
exceed 15.2 horizontal metres (50 feet). Wall plane projections or
recesses shall be incorporated into all facades greater than 15.2
horizontal metres (50 feet) in length, measured horizontally, having a

depth of at least ‘three ). pereent of the Jength of the facade and

extending aft least 20 percent of the xength of
the facade; '

\ V s S50 y
To Bl &cnmh of iecade e

rireporfs\MPS Amendivents\13-18-19\01186 '
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(e)
@

Building maienaﬁs shall not inchude vinyl sxdm

A minimuom of one clearly {Eefmeé visible entrance way shall be
provided on.each facade oriented to the public street. All enfrance
ways requgreé to be clearly defined shall include no less than ‘éhree of
the following elements: -

(iy canopies or porticos;

{(it) overhangs; ‘

(iii) recesses/projections;

. {iv) areades;

fv} raised corniced parapets over the éoar, -
(vi} peaked roof forms;
(vii) display windows;-

(viii) architectural details such as tile or stone work, and decorative

meuldings which are integrated into the building; \
{(ix) integral planters or wing walls that incorporate landscaped areas
and sitting places; and :

.(x) or any other similar architectural treatment considered to be an

(g)

(h)

acceptable equivalent;
The total window area per building facade shall not exceed 50 percent

‘Windows shall be accentuated by design details (i.e. arches, he}eég,

mouldings, decorative lintels, pediments, sills);

Rooftop equipment, including, but not limited to, sateihte and Gﬁiher ‘
telecommunication equipment, air handling units, elevator equipment,
cooling towers and exhaust fans shall be screened (visually) from the -
public street and adjacent properties. The screening shall include but
not limited to parapets and enclosures. Building sereens shall be part
of the architectural design wzth similar detailing and materials and not

appear as add»-ons

17A.9 OTHER REQUiREMENTS LANDSCAPING

A (a)

®)
- ©

reportsiMPS Amendmentsi] 5-

A4.6m (15 ft} wide landscape s*mp shall be provided along all street
property lines, exclusive of driveways and walkways. The required
landscape strip shall incorporate 2 minimum of one (1) tree
(minimum of 60 mm caliber) and three (3) shrubs per 7.6 m (25 feet)
- of street frontage. The incorporation of trees and shrubs into the
regquired landscape strip may be provided in the form of groupings,
provided a minimum ratio of one (1) tree and three (3) shrubs are
provided per 7.6 m (25 feet) of street frontage;
Notwithstanding Section 17A.9(a), existing trees may be substituted
where trees and shrubs are r eqmred, and ‘
All other Iandseaped areas shall be grassed, or alternatively, natural
ground covers such as water features, stone | ﬁfashpd or flat), mulch,
pe: ennials, and annuals inay be utilized. ' S

18-19101186
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174.10 OTHER REQOUIREMENTS: DRIVEWAY ACCESS

(ay No lot with less than 200 feet of contiguous frontage on Hammonds
Plains Road shall be permitted driveway access onto Hammonds
Plains Road;

(b) Where a lot Ems a minimom Gf 260 feet of contiguous frontage on
Hammonds Plains Road, 2 maximum of ene (1) driveway access onto
Hammonds Plains Road shall be permitted; and .

(e} Alot with more than 300 feet of contiguous frontage on Hammeonds -
Plains Road may be permmﬁed a maximum of ﬁwa (2) driveway
accesses onto Hammonds Plams Read.

17A4.11 - OTHER REQUIREMENTS: PARKENG '

(a) Mzmmum parking requir ements established in Sectmn 4.26(a) shall
" be reducéd by 20 perecent in the C-5 (Hammonds Plains Commercial)

Zone; and

(b) Alllots with more than twenty (20) required paﬂ\mv Spaees shall

: have ten (10) percent of their parking area landscaped with
vegetation such that the parking lots de not have groups of parking .
stalls greater than twenty (20) in an uninterrupted area. Landscape
areas designed to separate a bank of parking stalls shail be a
minimum of six (6) feet in width and may be calculated as pervious
surface where applicable. Required landscaped areas associated -
with required parking shall have 2 minimum of one (1) tree
‘(minimum of 60 mm caliber) and three (3) three shrubs.

17A.12  OTHER REQUIREMENTS: BICYCLE PARKING

(a) Bicycle parking which permits the locking of a bicycle by the frame
and the front wheel and support the bicycle in a stable position with
two points of centact (bicycle racks - including wall mounted
varieties) shall be provided at a rate of one (1) per 250 m?* (2,691 ft*)

~ of gross floor area, exdudmg residential units; and

(b) Bicycle parking that secures an entire bicycle and protects it fmm
inclement weather, which includes any key secured areas such as
lockers, bicyele rooms, and bicyele cages shall be provided at a rate
of one (1) per dweﬂmg unit.

P

17.A.13  OTHER REQUEREMENTS:OUT DOOR S'E‘GRAGE AND DISPLAY

(e}  No outdoor storage is peruritted in the C-5 (Hammonds Plains
Commercial) Zone; , o

ri\reports\MIPS Amendmentsii 3-18-19101186
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17A.14

(e)

Outdoor display of goods and wares shall be permitted, provided the
sutdoor display is associated with a retail nse, fosd store, bakery,
oreenhouse and nursery use, or institutional nse; and

No outdoor display shall be permitied in any required parking area,
required landscaped area, or any area reqmrecﬁ for pedesén&m and

© vehicular m{}vemem

(a)

(e)

(@

OTHER REQUIREMENTS: SITE PLAN APPROVAL

No development perinit shall be issued for apy use permitted in the
C-5 (Hammonds Plains Commercial) Zone, prior to the Development
Officer granting Site Plan Approval. Applications for Site Plan-
Approval shall be in the form specified in Appendix D. Al =
applications for Site Plan Approval shall be accompanied by a site
plan properly drawn to scale and of sufficient detail ta 3ddress all of

matters identified in this Section.

Namithstaﬁding the Site Plan Approval notification distance
required by the Halifax Regional Municipality Charter, the
Development Officer shall give notice in writing of an approved site
plan, or the appealed refusal of a site plan, to every assessed owner

" whose property is within the greater of 2% m (656.2 ft} of the

applicant’s pmpeﬁ}

Where Site Plan Apprwaﬁ provisions conflict with Part 4 and Part 5,
the Site Plan Appmvai provisions shall prevail.

The Development Ofﬁcer shall appmve a2 Site Plan Where the
following matters Emve heen addressed:

(i)  landscaping required by the C-5 Zone includes the rétention
' of existing natural vegetation, where feasible; '

(i)  designated walkways, sidewalks, and other pedestriam

connections imorporaﬁre a change in colour, texture, or
material;

’ (iii). szciew”aﬂ{s are mei)rporated along the entire front faeade of a

commercial use building which contains three or more:
cemmercial oceupancy spaces; :

{(iv) = landscape elements such as but not limited to small shmbs,

 trees, benches, lighting, and planters are provided along the

entire front facade of 2 commercial nse building which

: containg three or more commercial oc cupaney spaces;

(v}  designated walkways extend from building entrances to a
public street and %{) auny public park or tw:ﬁ syste% a mttmv :

rirepritsiMPS Amendmenis\iS-18-19101136
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the property, and unless otherwise not possible, do not cross
any driveways or parking aréas; V

(vi) = astorm wafer management plan is prepared E}V a Pr s}fessmmaﬁ A
Engineer, which includes consideration of both apsiream and

downstream properties;
(vii} driveway access is located and deszaned to minimize smpas:ts

on adjacent properties;

(viii} required non-residential bicyele storage facilities are provzded
near the main entrances te buildings;

(ix) = within any required side or rear yard, existing vegeﬁta‘éwn be
retained unless it does not provide for adequate screening
from abutting properties or where the existing vegetation -
conflicts with required parking and loading areas;

(x}  where parking areas are located within any required side or
rear yard abutting a re@:dentialiy useei or zoned pmpeﬁ} N

, screening is provided; V
(xi} loading facilities are only located at ihe rear or side of the
' bm?dmg and screened from any abutting ?@Siéenﬂaiﬁy used or
- zoned property; '
xii} all refuse is screened from ab‘a’f‘émg pmper‘fses and public.
streetfs;

(xiit} the Site Plan includes a lighting plan pk‘epared ‘E}y a lighting
specialist, which identifies measures to ensure outdoor
lighting is positioned and directed away from adjacent
properties; :

(xiv) a qualified professional has identified how all app!zcabie

. landsecaping requirements will be satisfied; :

(xv) anm active transportation corridor connecting the Uplands
Park subdivision and Kingswood Drive that is designed to a
standard acceptable by the Municipality, including a travel
surface within the corrider that is clearly marked witha
paved treatment such as concrete, asphalt, or interlocking
brick. The corridor only applies to PID 41185539, but may be
incorporated into PID 00422493, and may require the use of
fencing or vegetation to clearly identify the corridor and assist

*in directing movement. Where the corridor is required, a
publie access easement in favour of the Municipafit‘@f shall be
established. The minimum width of the public access
easement shall be six (6) m (19.7 ft). In the event the corrider
is unable to connect to Municipal land, or o a public access

" easemént in favour of the Municipality, development on PID
41185539 shall be designed to facilitate a potential corridor
from PID 41185539, across the northern partwn of I m}?
00426927 to %umup&i Ea;m,

r:\repgrts\MPS Amendments\ES-13 1001186
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(xvi) Residential units are connected, where applicable, to
commercial buildings on the same lot, public parkland and
_ open space, pedestrian trails and walkways, parking lots, the
" public right of way, and the intersection of Hammonds Plains
- Road and Gatehouse Run/Kingswood Prive. Pedestrian
connections may be a combination of on-site crosswalks,
walkways and sidewalks, or other fez ms acceptable by ihe
Munieipality; and
(xvii) all matters reqmred by site plan approva} shall be
mamt&med ”? :

Appendices

9. Insert a.new table within “Appendm A’ 1mmed1atelv fo]lowmg the section 1dent1fymcr
“A.G. Hall Builders and Acadia Masonry

Hammgnds Plains Cg}m‘mercia} {C-5) Zone

USE LOCATION. _LIC
i Tim Hortons Drive-In Restaurant Hammonds Piafns Réad 421768
10, Insertanew appﬁcnvdiyx immediately following exisﬁng Appendix ‘C":
“APPENDIX D:

C-5 ZONE SITE PLAN APPROVAL SUBMESSION REQUIREMENTS

.. Anm apphcatmn for Site Plan Appmvai in the C-5 (Hammonds Plains
‘ Commercial) Zone shall include ‘ihe feilewmg :

{a) “dimensions and area of the sxte, :
~(b)  asite plan properly drawn to scale showmg all information requxred :

by the C-5 Zone;
(¢)  description, area, and Iocatmn of all pr epcsed buﬂdmgg and land

uses; :
(d)  each residential area mdgcafmg the Ezumbsr, size, and Wpe dwelling

units, mciudmg an indication of the mimber of bedrooms in eﬁch
: unit; . S
(e}  thelocation and type of emstmg and propeser ezsem;ents on and
‘ abutting the szée, ‘

. r:\ref-:oﬂs\Ml“S Amctndm@nté‘s]5—18-[9\0] 186
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®)

(B
@)

the location of existing and proposed septic systems, including any
features associated with such a system; :

identificatien, location and gradients of all parking areas, including
the location and width of drivewavss entrances and exits to parking
areas, manoeuvring areas for vehicles, service areas, visitor parking

and loading areas;

location, area, shape, Ea'ndqcapmg and surface treatmem‘ Gf all publie

and private open spaces, park areas, or amenity spaces;

pi&n(s) showing all propesed streets, waikwavsﬁ sidewalks, pathsi
and bike paths; and

any additional information related to the site, E)mk}mgs, or abuﬁmv
properties as may be required by the Development Officer to

determine if the pmposai cenf@rms to the pmwsmﬂs of this By faw.”

Amend I\/’ ap}E as shown on Schedule B

rireports\MPS Amendments\15-18-1

I HEREB& CERTIFY that the amendments to the Land Use By- -
law for Beaver Bank, Hammonds Plains and Upper Sackville, as.
set out above, were passed by maj ority vote of the Halifax
Regional Council on the dayof =~ .~ ,2010:

GTVEN under the hands of the Municipal Clerk and under the
Corporate Seal of the Halifax Reglonal Municipality this__ day
of _ ,2010. ; ;

Municipal Clerk

G.01186




Schedule B - Zoning

oo Shudy Area

Subject Properties

soeveee-t Area to be Rezoned

o C-5 {(Hammonds Plains Commercial Zone) - 11

Beaver Bank Hammonds Plains Bedford Plan Area

Upner Sackyville Plan Area

R-1  Single Unit Dwelling Zone Sl Institutional Zone

“};:_....m : """f:;;;}f—

HALIEAY,

HCHOIAL MEOOMDTY
Planning Services

MU-T  Mixed Use 1 Zone - US  Urban Settlement Zone ) N

U& - Urban Settlement Zone
C-2  General Business Zone
C-4 Highway Commercial Zone
P-2 Community Facility Zone

Mixed Industrial Zone : w,fmm > o

160

A

00 480 &40

Meters

sept. 30, 2008

HRM does not guarantae the accuracy of any base map information on this map.
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Aime&mem C
Public Information Meeting Minutes

HALIFAY REGIONAL MUNICIPALITY
PUBLIC INFORMATION MEETING - Workshop
CASE NO. 01186 |

T €P€} p.im.
Thursdafy, March 12, 2009
Hammonds Plains anse}he{aied Sehool (Cafeteria) '

STAFF IN

ATTENDANCE: , Miles Agar, Planner, HRM Plannmg Apphcatmns
Thea Langille, Supérvisor, HRM Planning Applications
Leticia Smille, Planner, HRM Planning Applications
Mackenzie Stonehocker, Planner, HRM Planning Apphcatmns ‘
Darrell Joudrey, Planner, HRM Planning Applications ‘
Holly Kent, Planning Technician, HRM Planning Applications -
Jennifer Little, Planning Controller, HRM Planning Applications
ALSO IN ' : , :
ATTENDANCE: : Councillor Peter Lund, District 23

The meeting commenced at approximately 7:08 p.m.

1. Opening remarks/Introductions/Purpese of meeting

Miles Agar, Planner introdaced himself as being the Planner on this dpplicatioh and explainéd that
tonight’s meeting is régarding the consideration of Commercial Land Uses at Hammonds Plams t
Road and Kingswood Drive / Gatehouse Run. : -

Hewelcomed the residence to tonlght s Public Workshop and mtroduced Counclllor Peter Lund Bill
Campbell Applicant, Thea Langille, Supervisor, HRM Planning Applications, Leticia Smille,
Planner, Mackenzie Stonehocker, Planner, Darrell Joudrey, Planner, Holly Kent, Planning

Technician and Jennifer Little, Planmng C ontrollel He e\:plamed that the Planners are here to help

A famhtate each group.

2. Application Process
- Mr. Agar reviewed the application process, noting that the public information mecting is an initial

Siiep, whereby HRIM reviews and identifies the scope of the application and seeks input from the
public. Staff will then meet and look at issues such as traflic impacts, land Use By-Law
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requirements, architectural requirements, watershed issues as well as other impacts. Staff will then .
~prepare a report which will be brought forward to Council. If Community Council decides to
proceed, they will set a Public Hearing date prior to making a decision. '

3.’ The @i’erkshe}f}

Mr. Aﬂar exp}amed that the workshop will consmt of £4 exermses to compfete
1) Exercise 1 - Study Area
2) Exercise 2 - Land Use ‘
3) Exercise 3 - Function & Form
4) Exercise 4 - Developers Proposal -

Reviewing exercise 1, he explained that the purpose of this exercise is to discuss and consider where
commercial land uses are suitable in-the area around Hammonds Plains Road and Kingswood
Drive/Gatehouse Run. He instructed each person to place one dot on the propemes the‘y felt were
more appropnate for commercial use. . :

Reviewing the purpose of exercise 2, Mr. Agar explained that the exercise is designed to identify
what commercial uses would be sultabie in the study are. Considerations included: Focus of Use: -
local Commercial vs Highway Commercial and Impact of Use. He instructed each person 1o place

a check mark next to the uses thev felt were most suitable in this area. . -

For exercise 3, Mr, Agar instructed the public to review the Function and Form and to consider the =
best location and design of commercial buildings. Considerations included: Function and Building '
~ Form. He instructed each person to answer a hst of questions by placing a check mark next to the

- option that they felt was most suitable : : : S

“The purpose of exercise 4 was to discuss the apphcant s proposal Residents were instructed to
discuss and comment on the developers pr oposal for the properties at the South West intersection
of Hammonds Plains Road and Kingswood Drive. Considerations included: Suitable. Land Uses;

Function of Site and Form of Development. He instructed each person to answer the questlons by :
p}acmg a chcck mark next to the opt1on they felt was most suitable. : :

3. ‘The Appiieaéion

- M. Agar explained that HRM has received an Application by Mr. Bill Campbell, on behalf of .

3227459 Nova Scotia Limited. Reviewing two slides of the proposed site development, Mr, Agar
explained that this particular request involves changing the land use policies and the current zoning .
to enable three 10,000 sq.ft. commercial buildings. He added that the zoning is similer to the existing
C-4 (highway commercial) zone. He explained that land on the northern side of Hammonds Plains
Road is designated Mixed Use B, which allows Council to entertain apphcatlons f01 rezonings to

~ highway commercial and general commelcm] provided a certain criteria is mw The land use
‘ Cdemgnatlons to thc sonth are mostly 1681den'£1a1 thls iz to protebt the ngswood subd: vision.
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Referring to a slide, Mr. Agar reviewed a previous application in the area. He explained that Case
Number 01197: Apphaa‘aon to rezone the lands shown from MU-1 to C-4 (Highway Commercial) .
is currently being revzewed ' o

5. é}uestéons and Comments:
A member from the public asked to hear from Developer.

“Mr. Bill Campbell introduced himself as the representative to the property owners. Reviewing the .
site plan, he indicated that they are looking to provide commercial uses for the neighbourhood.
Having commercial uses on this road will allow for residents not to have to travel outside their
community for these services. The current C4 zone allows for 10,000sg/ft buildings. He explained
that they are trying to represent the quality of the nei ighbourhood. He added that they acknowledge

the traffic concerns on the Hammonds Plains Road and that they are lookmg at having a right turn
into the site as well as a right turn. emtmg the site. However have not received approval yet from

HRM’s Traffic Department.

Mr. Campbel explained that on the open space, at the back, is where the onsite sewage diéposal will
be. They will also be keeping-as many trees as possible. A walk way between the site and the Senior
-Home is being considered. He explained that this would be a Valuable use for them.

A member of the residents noted concern With a drive thru. k

- Mr. Campbell noted that a dnve thm is not necessary. Howevez there is a Iarge area {0 hold the
vehicles Whlle they wmt so that they are not backing up on the 1oad : : '

Ms. Wendy Szabo, Kingswood Drive expressed Canem Wi’th speeding. She noted that ﬂle frees in -
the ditch restrict the view for exiting safely. She is concern with adding to an already poor visability
ron o | - IR | - 0

Mr. Ross Evens, Pacl\wock Road agreed that the Vlszblhty exiting the dnveway is poor and nOted
that a good design i is necessary : ~

Mr, Dan Beil, Chair of KingSwood Ratepayers explained that the workshop exercises were very o
helpful. He noted that there is nothing that is needed in this area, but more so what the residents -

would like to have. He noted concern with this area already suffering from high volumes of traffic
that ‘we’ need to look at this as a gréater plan, such as what types of commercial development is
needed and wanted and how will it impact the traffic. He explained that there is also ‘another
community beside ngswood that this will affect and added that some development is good but, -

“needs le be the 119,111 kind of developmem

Ms. Gina Bymne, Chaiyperson for the Haliburton Council Owners Association / Fire Fighter,
~explained that she has reviewed this application at diffcrenfangels and noted that she was hoping
- thatit would be morcofa pedesman zone or pa1k arcz. She would like to see the  pacicing behmd the -
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building and noted concern with people cutting through the subdivision to avoid the traffic lights.
She encouraged the developers to have more landscaping and to make it more visually-appealing.

- Mr. Tim Houck, Kingswood explained that he really liked this workshop. He noted his concéfn with
the entrances to the mall and that the City is not doing anything to approve it. He suggested there be -
four lanes to the entrance in and out or posmblht} of movmg the entrance to -another spot ‘

Mr. Evens, questmnea the other Iane Mr Heuc& was referring to and that what is currently there

-~ does not Work

Mr. Ray Buckland; Kingswood, noted conterns with only identifying issues with the strip mall. He
suggested that HR M resolve the current issues that are currently there. He is concerned that someone
* is going to get hurt. With the most recent developments on the Hammonds Plains Road, it is an
accident waiting to happen and suggested that the Planning Department mﬂuence the Traffic

Department to deal with these issues.

Ms. Szabo explained that there is a general ﬂaw in how the traffic works. She explamed that there o
were people who were studying the walking patterns of children when developing the school and
~were going to put in a crosswalk, however that has not happened. She noted her concern with traffic.

Mr. Evens explained a past 'experience with Traffic Engineeré and added that éc:tion WEL'S»IIO!: ’taken.”

Mr. Frank Robinson, Bedford thinks the workshop and the proposal 1s great, however some of the
concerns need to be addressed. He noted that he didn’t feel that this development would bring more
- traffic to the area but will only support the community w hichis alr eady driving by. He explained that -
~ he does agree with the concerns if traffic issues and suggested that- maybe this wcrkshop will help

address them. He is in support of this Development

Mi‘ Keith Pratt, Kingswood asked if the developer owns the three properties behind the subjeci
property and noted concern with the run off easement and drainage coming from the school and
soccer field that ends up in his yald He suggested that the developer leave a gre.en belt

Mr. Campbell reviewed the slide s,howing the lands that he represents. :

- Mr. Agar explamed that the dramage casement is mostly located on the deve]opels lands w1th a
* portion of it on Mr. Pratts land. He explained that the drainage easement serves a function. Through
this process, HRM will evaluate what the function is and permits will be required for any
constructions. He explained that if there is any potenmal of this bemg alter ed causmg advelse ,
impacts, it mll be evaluated by Developmant Ei ngmeels : : -

Mr. P&md{ Doyle Highland Park exphmed that he is for the development as long as it serves the
Community. However, the City ne:eds to con51d61 the traffic implications and don't want to put
ef\ple at risk. : - : : ' ' ’ ' S
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6. Closing comments

Mr. Agar thanked everyone for coming to the meeting and expresSjng any comments and concerns
they had. S o ‘ S ' :

’T - Adjournment

The meeﬁng adjourned at approﬁ;imatély 9:25 p.m.
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Attachment D
Summarv:Land Use Questionnaire

I Use - o . #of Voies V
Food storeg | o 1%
Service & Pers;)ﬁal Sérvice Shop 19
Full Service & Take-Out Restaurant ‘ 18
Banks &Financial Institutions V k: o I v
‘ Retail stores 17
Offices - o s
Bakeries 7 ’ Is
Veterinary Clinics & Outdoor Kenneks ' ‘ - 11
Drive-In Restaurant » 10
G:;eenhouses & Nurseries ‘ o ) i0 .
Service Stations ’ ' o - -8
Fra&eméﬁ Centreg & Private Clubs o : 7
Single Unit Dwellings | o . o
Special Trade & Coﬁtr&éﬁpg,&er\dces & Shops - o ' - . 7
v ’ Commercﬁalr Sehools - - ’ 6 ‘
Ensﬁtuﬁt‘ma! Uses ~ - R . ' 6
Lwnges' . , ‘ . 5
© Multi-Unit Dwellings - - o 5
Theatres & Cinemas . ‘ . - S o .5
" Two Unit Dwellings ' ‘ o ‘ 5
V _Building Supply dutlets ‘ . . ’ ’4 .
Taxi and Bus Depots . ’ - ‘ 4
Funeral Establgsb:hents o 4 ; ,7 - S ' 3
Motels . o . . o ‘ 3.
Parking Lots o v - . L 2
Recycling Depots ‘ o . - 1
Display Cenrts 0 .




' Attachment B
Sammary iamf Use Qaestmnnazw

| EXERCE@& 3: FUNCTION & FORM

?E,EE%P@SE To consider the best locati cm and desrgr‘s of commerci a%
buildi ings.. , , ,

CONSIDERATIONS: T -
1) FUNCTION: The location of buildings, parking and entrances can
;mpact traffic, pedestnan flow, site appeal and funct ion of other
sites. : , , ‘

2) BUILDING FORM: Commercial buildings are often regulated in
terms of size, height and architectural design. Generally, local
‘commercial buildings are smaller than highway commercial -

buildings. ' ' S

ACTION: Please answer the fol!awmg questions by placmg a check mark
mext to the option that you feel is most suitable.

FﬂN@‘E’E%N: A ,
- Question 1: Function of Site
Do you feel that commercial sites in this area should be:
0¢ 15 Designed to serve ioca! trafﬂ ¢ (including
pedestrians); |
OR
8] 13 Designed to serve general traf?c (mamly veh cies )

Questlon 2 Accessing Ehe Sste :
- If additional commercial optlons were aHowed in this area, how

- would you typically access the site:
09 Wal k or bike from home/work/schools
o OorR

O ;_*3 - Drive ca{.

i : ion of Buildi
uestion 3: Location of Buildings



Do you feel buildings should be:
s 7 Located close to the street (pedestrian ori entat On)

: OR
a ¢ 19  Setback from the street ( hfghway ort entatton)

- Quest‘sﬂ 4: Location of Parking
Do vou feel parking should be:
09 Located in back/side of bul!dmg(s) (pedestnan
orientation); ,
OR
te 15 . lLocated in front of building(s) (hi ghway
~ orientation). -

FORM
Question 1: Height
- Do you feel bundtngs shguid bﬁ o
Os 21 mited to three smreys or tess ( (approx. 35 feei:)

OR
03 Permttted to exceed three smreys (a ppmx 35 feet)

‘Question 2: Mass of Buildings (please see cutouts for sca!e)
Do you feel a building should be limited to :
o 2 greater than 10,000 sq. ft of commercial; |
3 4 Footprint (foundamon) OR (12 Total Floor Area‘
‘ L | (sum of all)
: GR :
04 10 000 sq. ft of commercial (typ ical for h ghway
commercial);
U 8 Footprint (foundati on) OR O 5 Total Floor Area
(sumofall)
0 0 5,000 sq. ft of commercial (larger local commercial)
0 2 Footprint r’foundatlon) OR 02 Total Floor Area
(sum ofall) |

y ~ OR ,
ol 2, ODO sqg. ft of commercial (perm;tted in M&xed Use 1
| Zone)

o3 Footprlnt (fomdauoﬂ) 2R 02 Total ’oor Ax@ .



(sum of all)

Question 3: Number of Buildings on a Lot
- Do you feel a lot should be: ;
0 4 Limited to one building;
- OR
¢ 20 Permitted to have more than one bu !d

Ques‘mon 4. ﬁreﬁxteaﬁum& @eﬁafé

Do you think building designers should: :
D¢ 20 be required to use archi tectura£ details to break -up the

visual impact of buildings;
| OR ‘ |
0¢ 4 be free to deszgn buildings pmwded they meet massmg -

requi rements

EXERCISE 4: DEVELOPERS PROPOSAL

PURPOSE: To discuss and comment on the devel opers propcsaf'for-the N
properties at the SouthWest intersection of Hammonds Plains Road &

Kingswood Drive.

CONSIDERATIONS:
Suitable Land Uses;
Function of Site;
Form of Deveiopment

ACTE@?@ Please answer the following questfons by piacmg a check mark
next to the option that you feel is most suitable.

' Ques‘uon 1: Uses
Do you feel that uses should be
O 16 Limited to Communi ity Commercxat (mtendmg to
' serve local needs); ,
| OR




D 9 ‘Perm tted t@ include Highway Commercial fmten@ ng to
serve local and travelling public ). :

Questson 2: Egas;a%:ms'e of Buildings
Do you feel bui Idmgs should be:
- O¢ 23~ Located generally where preposec’j
: OR
00 Located ciaser to the intersection

Question 3: Location of Parking
Do you feel parking should be: , o
O 20 Located in front of buz!dmg(s) (pedestrian
o - orientation); o
OR
o Locateé behi nd building(s) (highway orientati on)

Question 4: Mumber @f Sugédmgs onatlot
Do you feel that each lot should be:
06 Limited tc orie building;
. OR
0 __1§ Permitted to have more than one buzfd

Question 5: Mass of Buildings ' o
Do you feel the buildings should be limited to :
o1 greater than 10,000 sq. ft of commercial;
a7z Foatpr int (foundat:on) OR 00 Total Floor Ar-'-*-a
(sum of all)
: - @E%; ~
o2 10,000 sqg. ft of commercial (typical for h ghway
commergial); ;
v 7 Footprm‘c (foundatlon) OR O3 Tc:tai Floor Area
(sum of all) }
, QR
D 1 5,000 sq. ft of commercial (larger !ecal commercial)
Q2 Footprmt (foundation) OR 0 Total Floor Area
(sum of all}




~ OR ,
ol 2 GOG sq. ft of commerci af (permitted in Mi xed Use 1
Zone) :‘ ‘
30 Foc}tp, int (faundatren) OR 00 To‘i:ai F%om Area
| (sum of a 5)

Question 6: Architectural Details:
' Do you think buildi ng dessgners shouid
v&sua! mpac‘c of buildings:;
- GR
" 0 3 be free to design buildings provsded they meet massmg
requrements ' :




) éﬁtacbmeﬂf E:
Comments from Halifax Watershed Aévzsery Beard {H’W&g} 7

i Hi Miles:

Here are the draft recommeéndations on the Kingswood Commercial Zone
rezoning, as requested. The official response from the Board to council -
will be prepared in due course. Meanwhile, I think that this is what you’
need for the time being. : : -

- Ellinor

1. Wastewater from development in this area should be directed to -
- the trunk sewer proposed for the Kearney LakeRoad as soon as this is
: brcught into operatlon : '

2. Until this time, the current Uplands Treatment Facility should be

brought inito full 1l compliance and upgraded to the level where hydlau]
overloadmg no Ionger occurs, :

3. Theexisting wetland below the Uplands Treatment Facility should
be developed as a fully engineered wetland by a professional engineer to
allow for more complete cleansing of the effluent entering the intermittent
stream that flows irito Sandy Lake. ( Sandy Lake itself is a source of
drinking water and is also used for recreational purposes )

4. A Master Storm Water Managexﬁent Plan shouid be prepared for the
ten properties in question. A copy of this plan should be provided to the =
HWARB for review. - . - -

- 5. Other municipal servmmg optlons should be rewewed for this
development area. - ' '
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' Attention: Mark McGonnell .

Re:  Case 01166 - Kingsweoci Area Rezoning

Hah;a> Water has reviswed me ques? ong and comments raised by HWAB and offer the

following: .

1. Wastewatar from davslopment in this area should be dirscted to #he trunk
sewer proposed zof the Kearney Lake Road as soon as this is brought into
operation. ‘ '

The redirection of the wastewater from Uplands Park Wastewater Treatmeant
Facility MWTF) is dependent on the rate of development in Bedford West and
Halifax Waler's capital budget program. Asg Bedford West develops westward,
the sanitary pipes will be installed to allow the flows from Uplands to be
conveyad to the Halifax WWTF, The timing of thesg works 18 primarily ai 1Lhe
con‘ﬁro! of the land ownera and is in the order of 5 to 10 yaars.

Hahfar Water is reviewing requests for proposals ror 3 Reg;onal Wa=*‘ewat€r

Functional Plan, The successful proponent will be reviewing all of the “

wastaewater treatment facilities and associated trunk sewers, their current

operatlsns and identifying areas where system improvements are required.

This plan will serve as ar infrastructure planning and budgeting tool, wherelzy
- Halifax Water can prioritize systemt improvemsnis.

Halifax Water will be monriom‘zg the pragresa of the Bedford West d@velépmeht
and planning to undertake the recommendations from the Regional Waslewaler
Functional Plan relating to the Uplands WWTF as capilal budget allows.

2. Untit this time, the current Uplands Treatment Facility should be brought
into full cempl!ahce and upgrsded to the level where hyurau ie everieadlng»
no longst coccurs.

-2 :
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The Uplands plant Is in compliznce by virtue of the wetland addifion. The
hydralfic ovarivading is due to Infiltration/Inflow (1), it is typleally not cost
effective to upgrade a plant to counter I/l problems, and upgradess to the .
collaction system are currently underway o reduce this problem.

. The existing wetland balow the Uplands Treatment Facitity should be
- developed as a fully engineered wetland by a professional enginser fo
aliow for more complats cleansing of the effitent entering the intermi ttent
. stream that flows Into Sandy Lake. (Sandy Lske itself is a source of
drinking water and ig also ggad f for recregtional purposes.) ’

[

Though eventual upgradss to the exu:;t ing wetl and should not be ruled ouf they ‘
are currently not required as fhe efﬂueﬂt quality is very gaod

4, A Master Siarm Water Management Plan Shoa!d be prepar@d for tﬁe ten k
properties in question. A copy of this plan should be provided {o the
HWAR for review. } v , ’

ldaally evary area being considered for redevelopment should have an overall
master plan for drainags. In this circumstance, given the amount of existing”
developmeni, uncertainty surrounding redevelopment timelines and plans and
number of various owners; it 18 neither practical nor feasible to underake such a
master plan. Through the current processes, a redevelopment application should
Jinclude an engineered drainage plan, Incm‘ps;ating the upstream and -
downstream conditions, addressing the Impacts of the development on adjacent
properies, ensuring the appropriate mlt gat Ve measures are taken 1o avoid

dra inage probinmc -

5, O‘hermumc:zpaf servicing options should be reviewsd for this tieveh:xpf‘ﬂem
- 2F9a. .

In "{he areas w‘here the weter service boundary and infrastructure exist,
connsclions can he mada fo the system. -

There has been no allozation in the plang for the downstream system to consider
an exiension lo the waslewater service boundary ouiside the limits of the existing
Uplands Park WWTF service boundary, Dmpeﬁie& putside of the Uplands

. boundary will have o be servi ced with onsite systems as per Nova Seotig

. Enwror‘lm&m regulations. :

We reserve the right to comment on fur'therysubmissicns.

Regards,
o

a /!”é. F55

Kenda MacKenzie, P.Eng.
Development Enginesr
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