HALIFAX

P.O. Box 1749
Halifax, Nova Scotia
B3J 3A5 Canada

Item No. 11.1.2

Halifax Regional Council
October 7, 2014

TO: Mayor Savage and ers of Halifax Regional Council
Original signed by ém

SUBMITTED BY:

Richard Butts, Chief A(fninistrative Officer
Original Signed by |/

Mike Labrecque, Deplity Chief Administrative Officer
DATE: September 28, 2014
SUBJECT: Case 19514: Amendments to the Halifax Municipal Planning Strategy and

Mainland Halifax Land Use By-law — the former Motherhouse Lands,
Bedford Highway, Halifax

ORIGIN

Application from Southwest Properties Limited

LEGISLATIVE AUTHORITY

Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development

RECOMMENDATION

It is recommended that Halifax Regional Council direct staff to initiate the process to consider amending
the Halifax Municipal Planning Strategy and Mainland Halifax Land Use By-law:

1. For a mixed use development pursuant to an application from Southwest Properties, for 47 acres of
the former Motherhouse lands in Halifax, as identified on Map 1;

2. For the Shannex lands and the Mount Saint Vincent University lands, as identified on Map 1, to
enable a comprehensive and integrated development approach for the whole of the Motherhouse
lands; and

3. Direct staff to follow the public participation program for municipal planning strategy amendments

that was adopted by Regional Council on February 27, 1997.
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Case 19514: MPS & LUB Amendments
Motherhouse Lands, Bedford Hwy, Halifax
Council Report -2- October 7, 2014

BACKGROUND

Southwest Properties proposes to develop a mixed-use subdivision in Mainland North, Halifax (Map 1),
on 47 acres of a 73 acre site that is commonly referred to as the “Motherhouse Lands.” These are lands
that have traditionally been owned by the Sisters of Charity, a religious order that acquired them in 1873.
The Sisters of Charity are now working with developers to realize the development of the lands. The
Southwest proposal cannot be considered under the existing policies and zoning of the Halifax Municipal
Planning Strategy (MPS) and Halifax Mainland Land Use By-law (LUB). As such, Southwest Properties is
seeking amendments to these documents to enable its proposal.

Site Description and Surrounding Land Uses

The subject site has the following characteristics:

. It is comprised of 47 acres that stretches from the Bedford Highway to Lacewood Drive.

) It has a topography which includes a significant elevation change that extends from 5 metres
(above sea-level) at the Bedford Highway to 90 metres at its highest point.

. The central and western portions of the lands are relatively flat, excepting that there is a significant
drop in grade toward Lacewood Drive.

. Access is gained through Seton Road, a private driveway that extends from the Bedford Highway

and currently ends at the central area of the site. The driveway provides several entrances to
Mount Saint Vincent University and to the remainder of the Motherhouse Lands.
. There are a number of easements over the lands that are in the favour of adjoining properties.

The surrounding land uses include the following:
. The remaining Motherhouse Lands are to the north of the site and are comprised of a 26 acre

parcel that is owned by Shannex SC Limited. Upon this site there is a 5 storey assisted care
facility, the Caritas Residence, which is the residence of the Sisters of Charity.

. Mount Saint Vincent University lies to the north-east of the site and is largely characterized by low-
rise buildings, with the exception of an 11 storey residence (Assisi Hall).

. The Church of Jesus Christ of Latter-day Saints is situated alongside Lacewood Drive, adjacent to
the site.

. The remainder of the surrounding lands is made up of single detached dwellings.

Designation and Zoning
Halifax Plan

The majority of the Motherhouse Lands are within the Bedford Highway Secondary Municipal Planning
Strategy plan area. They are designated Institutional-University and are within the Park and Institutional
(P) Zone (Maps 2 and 3). This designation and zoning allows for institutional uses with few regulations.
There are for example, no maximum height requirements and limited conditions over building setbacks.
However, the residential and commercial uses that are envisioned by Southwest Properties are not
permitted.

A small area of the Motherhouse lands, extending from Lacewood Drive, is within the Residential
Designation and zoned Single Family Dwelling (R-1).

Regional Plan
The Southwest lands are outside the Regional Centre, within the Urban Settlement designation. They are

not in a “Growth Centre”, which are areas that have been identified as being concentrations of mixed use
development with normally higher densities than their surroundings. However, the Regional Plan does not
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preclude relatively higher intensity development outside of an identified Growth Centre and there is policy
context in the Plan that supports compact and efficient development.

Proposal

An overview of the Southwest Properties’ proposal is found in Attachments A, B, and C. Key features of
the development are highlighted as follows:

° Seton Road is to be converted to a public street and extended to Lacewood Drive, with new
intersecting local streets.
. The development is to include:

. 111 single detached dwellings;

e 9 townhouse dwellings;

e 9 apartment buildings, containing 743 dwelling units; and

e 6 mixed use commercial-residential buildings, containing 830 dwelling units and 5,201 square
metres of commercial space.

. The multi-unit residential and mixed-use commercial and residential buildings are concentrated at
the centre of the site and include 3 buildings that are 3 storeys in height and 12 buildings that are
between 12 and 14 storeys in height.

. The single detached dwellings are to be located at the periphery of the site.

. A 1,130 square metre community centre is included as part of the proposal, within one of the mixed
commercial-residential buildings. Its ownership and responsibility with regard to programming has
yet to be determined.

. The proposal includes several areas of parks and open space, with the most substantial park being
near to the centre of the site where there is a relatively significant grade and ponds. To address the
slope and water features, Southwest intents to construct terraces with retaining walls and
incorporate storm water management features.

Staff estimate that the development of the 47 acres may result in approximately 3,700 new residents.

Southwest has undertaken a series of local public consultation sessions in order to present and obtain
feedback on its development proposal. The company indicates that the development has evolved as a
result of this engagement.

History and Context

The Sisters of Charity acquired the Motherhouse Lands in 1873 and have had a presence on them ever
since. In the 1950’s, the “Motherhouse”, a 350,000 square foot residence, was constructed at the centre
of the site. However, over approximately the last decade, with a reduction in the number of its members
and less of a need for the residence, the Sisters of Charity sought to sell the lands for redevelopment
while retaining a residential presence. The events associated with this form a context for the current
application:

) In the mid-2000s, a development plan from United Gulf Developments was selected by the Sisters
of Charity. The plan included the demolition of the 1950s Motherhouse and a replacement
residence. However, the arrangement with United Gulf came to an end during the time when the
demolition was underway.

. In 2008, the Sisters of Charity engaged Shannex to construct the Caritas Residence. To enable
this, the 26 acre lot upon which the residence was being built was subdivided and transferred to
Shannex. This lot does not have public street frontage.” A further arrangement between the Sisters
of Charity and Shannex allows Shannex to retain up to 10 of the 26 acres and specifies that these

' The HRM Charter and the Municipal Government Act contain provisions that allow for lots that are a minimum of 25
acres in size to be created without municipal approval.
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lands are ultimately to be provided with street frontage.

. The Sisters of Charity began a new call for proposals to develop the lands and in 2011, a plan from
Southwest Properties was selected. The plan was for the complete development of 63 of the 73
acres of the Motherhouse Lands, to reflect the 10 acres to be retained by Shannex.

. In 2012 and 2013, Southwest was unable to advance a planning application as HRM was
undertaking a traffic and sewer capacity studies to consider the cumulative impact of development
proposals along what has been identified as the Bedford-Halifax Mainland North Corridor.

. In late 2013, Regional Council received a favourable staff report2 on the capacities of the Corridor.
The report included a recommendation that amendments be initiated to allow for the detailed
consideration of the Southwest Properties proposal. However, Shannex objected to the inclusion of
any of its 26 acres and consequently, the recommendation for the 63 acres was not considered.
Based on this, Southwest has modified its plan so it is limited to 47 acres, which is the subject of
this application. At a later time, it intends to submit a subsequent request for the remaining 16
acres.

The adjoining Shannex lands are an important consideration as the current property boundary between
Southwest’s 47 acres and their property is not based on any physical attributes of the land or any future
development alignment. Shannex plans to develop additional institutional uses on its 10 acres in the form
of what it describes as a “seniors living lifestyle community” that will have over 500 residents and 250
staff. Although Southwest’s proposal is at an early stage of review, Shannex has highlighted a significant
number of issues concerning their overall plan to staff, which include observations that the proposal does
not integrate well with surrounding lands and objections regarding the form and design of the
development.

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 amendments, in particular, require significant justification to be considered.
The Sisters of Charity’s diminished use of the lands provides such a justification. Further to this, with
specific regard to its development plan, Southwest notes that:

. The proposal is, “a unique land use land use plan for the site that strives to create an unparalleled
community adhering to smart growth principles and serving as an exemplary project that reflects
the sustainable growth objectives of HRM’s Regional Plan.”

. Care has been taken to provide an appropriate transition to the surrounding low density residential
area.
. The project has evolved with the participation of local residents through community engagement.

Additional information is found in Southwest’s application submissions that are attached to this report
(Attachments A, B, and C)

Evaluation of Development Proposal
There is considerable merit in establishing communities that are compact, walkable, and complete as is
being envisioned by Southwest. However, staff has identified challenges with this project on a number of

broad fronts:

1. The application submitted by Southwest is solely for their 47 acres, whereas there would be
obvious benefits to considering the entire Motherhouse Lands through one comprehensive plan

% See report at http://www.halifax.ca/council/agendasc/documents/131210ca1131.pdf
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approach. On this basis, it is recommended that the scope of the amendments also include the
Shannex lands and the campus of Mount Saint Vincent University, insomuch as it interfaces with
the Motherhouse lands.

2. While supportive of the overall idea of compact development, staff has concerns with the density
and design of the development. The key issues that need to be addressed are as follows:

Parks and Open Space

The topography of the lands is challenging with respect to grades, but the placement of the main
park on one of the steepest parts of the site has not been viewed favourably by HRM staff. The
usability of this parkland with its terraced areas and integrated storm water management systems,
needs to be fully reviewed. Such parkland is not of a size and configuration to allow the variety of
recreation options that are called for in HRM'’s standards. This is important on the basis of the size
of the development and the anticipated introduction of approximately 3,700 people. There other
more level areas of the lands that may be more suitable for parkland and that warrant further
review.

Building Massing and Layout

The placement of buildings next to Seton Road and the introduction of ground floor commercial
uses will help create a pedestrian-oriented environment and a more complete community.
However, the size of the buildings, their height and mass, and their relationship to one another and
the street need to be more fully considered to ensure that the desired environment is achieved.

Transportation: Traffic Generation and Road Layout

With the development that is being proposed there is a considerable amount of traffic generation.
Staff are awaiting the submission of a full traffic study in order to fully consider the necessary sizing
and design of Seton Road and the impacts of the anticipated traffic on the surrounding area. The
proposed design of Seton Road may be a challenging issue on the basis of its steepness of the
grade toward Bedford Highway and Lacewood and the limited width of the site in these areas. With
regard to traffic generation, the modelling needs to examine the full build-out of the Motherhouse
Lands, the traffic that will be created, and the modes of transportation that will be expected, to
determine the impact upon the local street system. It is expected that there will be transit
implications as well that will need to be for fully considered.

The internal road layout of the development also needs further review with regard to matters such
as looping streets and the accesses to the adjoining lands.

Infrastructure Operating Cost

As noted with regard to the discussion about the parkland and its retaining walls, there may be
considerable capital improvements that will be necessary to construct the development as it is
envisioned. While this would be the responsibility of the developer, HRM needs to be mindful of the
possible lifecycle costs with respect to such infrastructure and needs to fully consider this as the
proposal is reviewed in greater detail.

Based upon staff’s analysis, it is anticipated that there will need to be changes to Southwest’s preliminary
proposal. The degree of such changes will need to be determined through a more thorough review of the
project, the consideration of updated studies that will need to be prepared, and consultations with
adjoining property owners and the general public.

HRM could defer initiating the application until the many of the highlighted challenges are more fully
addressed. However, there is a strong desire on the part of Southwest and the Sisters of Charity for
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Regional Council to initiate the municipal planning strategy amendment process, which will allow further
work to be undertaken through a formal review of the application. Staff support this, but with the
understanding that if there are fundamental issues that cannot be resolved, staff may need to return to
Regional Council, with or without any draft amendments, to seek further direction on advancing the
request.

FINANCIAL IMPLICATIONS

The HRM costs associated with processing this planning application can be accommodated within the
approved 2014/2015 operating budget for C310 Planning & Applications.

COMMUNITY ENGAGEMENT

Should Council choose to initiate the MPS amendment process as outlined in this report, 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 public meetings and/or public workshops early in the review process, as well as a public hearing
before Regional Council could consider approval of any amendments.

Amendments to the MPS and LUB would potentially impact the following stakeholders: local residents,

property owners, community or neighbourhood organizations, business owners, other HRM business
units, and other levels of government.

ENVIRONMENTAL IMPLICATIONS

There are environmental implications to the development of the lands that will be more fully considered as
the application is considered.

ALTERNATIVES

1. Regional Council could initiate amendments solely for Southwest’s 47 acres. This is not
recommended for the reasons that are outlined in this report.

2. Regional Council could direct staff to initiate amendments that are different from those that are
presented within this report. This may necessitate a further review by staff and possibly the
preparation of a supplementary report.

3. Regional Council could refuse to initiate amendments until there is a comprehensive proposal for
the whole of the Motherhouse Lands. Although this is not the staff recommendation, there is merit
to having the various land owners that have a direct stake in the development of the lands develop
a comprehensive plan in advance of the initiation of any planning amendments. A decision not to
amend the MPS is not appealable to the Nova Scotia Utility and Review Board as per Section 262
of the HRM Charter.

ATTACHMENTS

Map 1 Context
Map 2 Generalized Future Land Use Map
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Map 3 Zoning Map

Attachment A Application Letter
Attachment B Preliminary Site Statistics and Site Plan, Southwest 47 Acres
Attachment C  Motherhouse Land Development Primer

A copy of this report can be obtained online at http://www.halifax.ca/council/agendasc/cagenda.php then choose the
appropriate meeting date, or by contacting the Office of the Municipal Clerk at 902-490-4210, or Fax 902-490-4208.

Report Prepared by: Richard Harvey, Major Projects Planner\g{JZ -490-6495

Report Approved by:

Kelly Denty, Manager, e:ﬁe@p%ﬁt Approvals, 902-490-4800

Report Approved by: . \
Bob BJerke‘\?qunner 902-490-1627

Report Approved by: 1§ 4\
\Brad Anguish, Director, Community and Recreation Services, 902-490-4933
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August 1, 2014

Richard Harvey

Senior Planner

Halifax Regional Municipality
P.O. Boox1749

Halifax, NS

B3J 3A5

Dear Richard:

Re: Former Motherhouse Lands Application for MPS and LUB Amendments and Development
Agreement — PID #00137802

Southwest Properties Limited, on behalf of the registered property owners, the Sisters of Charity, is
seeking approval of a Rezoning and Development Agreement to establish a mixed-use development on
the former Motherhouse Lands. This property, illustrated in Attachment A, encompasses 50 acres
adjacent to the Mount Saint Vincent University campus.

As you are aware, we have developed a unique land use plan for the site that strives to create an
unparalleled community adhering to smart growth principles and serving as an exemplary project that
reflects the sustainable growth objectives of HRM’s Regional Plan.

We approached this project in a very intentional way to ensure that we create a community of the
highest quality. Through four public consultation sessions held over two years, we have worked with the
public to revise and improve the development plan.

Attached to this request are two design briefs. The first brief, prepared by Ekistics Plan + Design,
summarizes how our proposed concept responds directly to LEED ND objectives and requirements, and
achieves HRM Regional Plan objectives and goals. The second brief was prepared by Page+Steele/IBI
Architects and articulates our approach regarding urban form and the public realm in the preparation of
our development concept.

These documents outline many of the proposed development’s unique features, but | would like to
highlight several others that are emblematic of the intent behind the proposed concept. Outside of any
regulatory requirement to do so, Southwest has committed to place 5% of the multi-residential housing
stock within an affordable housing program to ensure diversity of access to the community. We also
propose meeting HRM’s objective to design the primary and secondary electrical services grids below
grade. Furthermore, we have committed to work with Halifax Transit to maximize transit service to the
site. Finally, we are proposing innovative storm water management provisions to respond to the
objectives of HRWC.
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Many of the supporting documents included with our application reflect discussions we have
commenced with various departments and agencies with the municipal government. We remain open
to further revisions and improvements to the development plan as we move forward with more a
detailed design in a collaborative manner with you and your colleagues.

The same commitment remains regarding servicing requirements for the interior parcel owned by
Shannex. You provided us with preliminary direction that our proposed road network and connection to
the site meets the technical requirements of the Subdivision By-Law; however, we remain open to
requests for reasonable adjustments to these servicing requirements should they be feasible to

incorporate.

In recognition of the thorough public consultation process we have undertaken and significant delays in
the process resulting from HRM's servicing and transit studies, we request that HRM planning staff
move forward with the initiation report and application process in an expeditious manner. We
respectfully request that you provide us with an anticipated schedule for the plan amendment and

development agreement process.

Please advise if you require any further information at this time in order to prepare the initiation report
for this project.

Best Regards,

Eric Burchill
Vice President - Planning and Development
Southwest Properties Ltd.
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