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ORIGIN

Application by KWR Approvals, on behalf of Rockingham Station Limited.

LEGISLATIVE AUTHORITY

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

RECOMMENDATION

It is recommended that Regional Council direct the Chief Administrative Officer to:

1. Initiate a process to consider site-specific amendments to the Halifax Municipal Planning Strategy
and Halifax Mainland Land Use By-law to change the incentive or bonus zoning requirements for an
approved development at 205 Bedford Highway, Halifax.

2. Follow the public participation program outlined in the Community Engagement section of this report.
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BACKGROUND

KWR Approvals, on behalf of Rockingham Station Limited, is applying to change the incentive or bonus
zoning requirements for 205 Bedford Highway, Halifax to align with the recently approved Interim Incentive
or Bonus Zoning (IBZ) Program. This Program cannot be applied to the property under existing MPS
policies and, therefore, the applicant is seeking amendments to the Halifax Municipal Planning Strategy
(MPS) and Halifax Mainland Land Use By-law (LUB) to enable this change.

Subject Site 205 Bedford Highway, Halifax

Location Directly opposite the intersection of Flamingo Dr. and the Bedford
Highway

Regional Plan Designation Halifax Harbour (HARB)

(Map 3)

Community Plan Designation | Minor Commercial (MNC)

(Map 1)

Zoning (Map 2) C-2A (Minor Commercial) Zone

Size of Site 1431 square metres (15402 square feet, or 0.32 acres)

Street Frontage 38 metres (125 feet)

Current Land Use(s) Under construction (mixed-use building)

Surrounding Use(s) Primarily one or two storey commercial buildings with some three and
four storey residential buildings.

Proposal Details

The property owner is currently constructing an 8-storey mixed use building. Permit #181717 was issued
on January 25, 2021 in accordance with the approved development agreement for the lands. The
development agreement was approved by Halifax and West Community Council on August 11, 2020
following corresponding MPS and LUB amendments, which were approved by Regional Council on January
14, 2020 (Case 21730).

Part of the amendments approved by Regional Council in January 2020 included incentive or density
bonusing provisions which require 18 affordable housing units in exchange for an additional 11.25 metres
in height (equal to approximately 3 storeys). The applicant wishes to change the existing site-specific
incentive or bonus zoning requirements to align with the recently approved Interim Incentive or Bonus
Zoning Program.

Existing Development Agreement
In August 2020, Halifax and West Community Council approved a development agreement for the subject
site. The development agreement permits:

e a building with 55 dwelling units, up to 26.5 metres tall (excluding elevator shafts);

e building setbacks between 1.5 metres and 3.5 metres from property lines;

e adriveway at the signalized intersection of Bedford Highway and Flamingo Drive, or, if necessary,
a different driveway location approved by a non-substantive amendment; and

e ground floor institutional uses and commercial uses, such as retail, personal service, office,
restaurants and banks, as permitted in the existing C-2A Zone Minor Commercial Zone.

MPS and LUB Context

The subject property is designated Minor Commercial, under the Bedford Highway Secondary Planning
Strategy (SPS), which is part of the MPS for Halifax. This designation’s purpose is to provide appropriate
areas for commercial uses serving adjacent neighbourhoods. Policy states that Minor Commercial areas
“shall be regarded as medium-scale commercial areas within walking or easy vehicular distance of several
neighbourhoods, offering a variety of retail goods, services, and activities to the surrounding communities.”
SPS policy permits a range of commercial uses, as well as institutional, community and residential uses.


https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/200114rc122.pdf
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The subject property is zoned C-2A (Minor Commercial), under the Halifax Mainland LUB. This zone is
applied throughout the Halifax Mainland area. The C-2A Zone permits a range of commercial, institutional
and residential uses. Multi-unit residential buildings are permitted, subject to the requirements of the R-3
(General Residential and Low-Rise Apartment) Zone. In the C-2A Zone, building height is limited to 35-feet
(11 metres). An exception is for C-2A properties in the Bedford Highway SPS, where buildings with
commercial use on the entire ground floor can be built to a height of 50 feet (15 metres). This additional
height is an incentive for multi-unit buildings to provide commercial space, in keeping with the policy intent
of the Minor Commercial designation.

In January of 2020, Regional Council approved site-specific MPS policy to permit an eight-storey building
at 205 Bedford Highway by development agreement. The policy allows Council to enter into a development
agreement for a building that is taller and denser than allowed by the C-2A Zone, through a density bonus
provision. Under the MPS policy, 18 affordable housing units are required in exchange for the density
bonus.

DISCUSSION

The MPS is a strategic policy document that sets out the goals, objectives and direction for long term growth
and development in Municipality. While the MPS provides broad direction, Regional Council may consider
MPS amendment requests to enable proposed development that is inconsistent with its policies.
Amendments to an MPS are significant undertakings and Council is under no obligation to consider such
requests. Amendments should be only considered within the broader planning context and when there is
reason to believe that there has been a change to the circumstances since the MPS was adopted, or last
reviewed.

Applicant Rationale
The applicant has provided the following rationale in support of the proposed amendments:

e The concept, design, and financial modelling of the proposed multiple use residential building was
created prior to the COVID-19 pandemic and current economic downturn. It is currently
economically unfeasible and financially unviable to build and operate 18 affordable dwelling units
offering an approximate 30% monthly rent discount for 15 years at 205 Bedford Highway;

e Providing the extra 24 apartment units over the ~31 units permitted as-of-right is critically important
to the local neighbourhood and community rental housing inventory;

e Exchanging the 18 affordable units to a cash-in-lieu contribution towards the Halifax Regional
Municipality (HRM) Affordable Housing Fund ensures there are an additional 24 apartment units
within the neighbourhood and a cash-in-lieu contribution that HRM can utilize for affordable housing
initiatives and projects through its Affordable Housing Grant Program (AHGP);

e Offering an incentive or bonus zoning contribution in lieu of 18 affordable housing units is consistent
with the overall intent of the Regional Plan.

Attachment A contains the applicant’s application letter.

Review

Staff have reviewed the submitted rationale in the context of site circumstances and surrounding land uses.
Staff advise that there is merit to the request to ensure some aspect of affordability is provided for the
additional density and development rights afforded to the site. As the applicant has stated, due to economic
conditions there is a possibility that the development could proceed as a five storey 31-unit building, as of
right under the current zoning, with no affordable housing contribution being provided.

At the time of the decision on Case 21730 HRM lacked a comprehensive policy framework for the provision
of affordable housing outside the Regional Centre. Since that time Regional Council has established an
Interim Incentive or Bonus Zoning (IBZ) program outside of the Regional Centre. This program is modeled
on the Centre Plan approach and is intended to be refined through the Community Planning / Plan and By-
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law Simplification program. Staff advise that if incentive or bonus density is to be applied then it should
follow the recently approved Interim Incentive or Bonusing Zoning (IBZ) program. However, feedback
through the community engagement program proposed in this report would also be incorporated into the
amendment process.

Under the IBZ program, the subject property would be subject to the following calculation and the developer
required to pay the following estimated public benefit:

Halifax Mainland Area: $213 per square metre of floor area
55 units/ground floor commercial (6,099.08 sq m total floor area)

(6,099.08-2,000) X 0.2 X 213 = $174,620.81 or approximately $3,175 per unit
Conclusion
Staff have reviewed the proposed MPS amendment application and advise that there is merit to the request

to employ the recently approved IBZ Program. Accordingly, staff recommend that Regional Council initiate
the MPS amendment application process.

COMMUNITY ENGAGEMENT

Should Regional Council choose to initiate the MPS amendment process, the HRM Charter requires that
Regional Council approve a public participation program. Rather than follow the February 1997 Public
Participation Program resolution, given the localized nature and minimal impact of the proposed
amendment, staff propose that the level of community engagement be achieved through the HRM website,
signage on the subject lot, and letters mailed out to property owners within the notification area.

The proposed level of community engagement is consultation and will be achieved though comment on the
HRM website and direct discussions between planning staff and involved members of the community.
During the comment period on the website which submissions and input from the public can be made, and
the comment period shall be for at least fourteen (14) calendar days in duration, including both the day of
posting and the day the comment period ends. The community will have further opportunity to engage with
Regional Council at the public hearing required before Council can consider approval of any amendments.

FINANCIAL IMPLICATIONS

There are no financial implications. The HRM costs associated with processing this planning application
can be accommodated within the 2023-2024 operating budget for Planning and Development.

RISK CONSIDERATION

There are no significant risks associated with the recommendations contained within this report. This
application involves proposed MPS amendments. Such amendments are at the discretion of Regional
Council and are not subject to appeal to the N.S. Utility and Review Board. Information concerning risks
and other implications of adopting the proposed amendments are contained within the Discussion section
of this report.

ENVIRONMENTAL IMPLICATIONS

No environmental implications are identified at this time.


https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230221rc1512.pdf
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ALTERNATIVES
1. Regional Council may choose to initiate the consideration of potential policy that would differ

from those outlined in this report. This may require a supplementary report from staff.

2. Regional Council may choose not to initiate the MPS amendment process. A decision of
Council not to initiate a process to consider amending the Halifax Municipal Planning Strategy
and the Halifax Mainland Land Use By-law is not appealable to the NS Utility and Review Board
as per Section 262 of the HRM Charter.

ATTACHMENTS

Map 1: Generalized Future Land Use

Map 2: Zoning and Notification Area

Map 3: Regional Plan Generalized Future Land Use
Attachment A: Application Letter

A copy of this report can be obtained online at halifax.ca or by contacting the Office of the Municipal Clerk at
902.490.4210.

Report Prepared by: Dean MacDougall, Planner Ill, 902.240.7085
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March 31, 2023

Dean MacDougall, Planner il
Planning & Development,
Halifax Regional Municipality macdoude@halifax.ca

Re: CASE No. 24559 Site Specific Plan Amendment (SSPA) and Substantive Amendment to Existing Development Agreement for
205 Bedford Highway (PID No. 00291641) HRM, Nova Scotia, Appendix A — SUPPLEMENTAL Submission.

Dear Dean:

On behalf of our client Rockingham Station Limited regarding their property known as 205 Bedford Highway, please find enclosed the
Supplemental Planning Application Submission to follow up our original February 21, 2023 planning application that involves site
specific plan amendments to the MPS, LUB along with substantive amendments to the existing/approved 2020 development
agreement (Case No. 21730). KWR Approvals Inc. is representing the client and acting as the applicant. The purpose of this
Supplemental Submission is to address recent Regional Council approved amendments (March 2023) to the Regional Plan, as well as
11 LUB’s thatinclude the Urban Service Area to provide for interim bonus requirements for plan amendment applications in the Urban
Service Area. Based on Regional Plan Policy G-16A of Regional Plan, this Supplemental Submission is consistent with the new policies.

The approved (2020) signed and registered Development Agreement (Appendix B) for this 15,402 sq. ft property is for an eight storey
(97,600 gross floor area including three levels of underground parking) fifty-five unit multiple-residential apartment building with small
ground floor commercial. The as-of-right C2A zoning prior to the development agreement and MPS/LUB amendments being approved
by Council allowed five stories (50 ft) maximum in height and thirty-one (31) dwelling units. The approvals permitted an increase to
eight stories and fifty five units (+24) subject to eighteen of the units being rented as affordable for a minimum of fifteen (15 years).
Regional Council and Halifax & West Community Council collectively approved at public hearing amendments to the MPS/LUB and
development agreement to create at the time a groundbreaking suburban affordable housing model considering the property is
outside the Regional Centres/Urban Downtown cores of HRM. The business model for 205 Bedford Highway Development and its 18
affordable housing units known as Rockingham Station currently under construction was created in 2016-2019 prior to COVID 19
Pandemic (March 2020 — 2022) and a significant economic downturn (2022- present). It is these unforeseen historic events that have
resulted in building and operating eighteen affordable housing units for fifteen years economically unfeasible/financial unviable.

Therefore the planning application is to amend the applicable MPS, LUB, Development Agreement to exchange the eighteen (18)
affordable units to a cash-in-lieu donation towards the HRM Affordable Housing Fund. The proposed approach of cash in lieu is
consistent with the new Regional Council approved amendments to the Regional Plan to provide interim bonus requirements for plan
amendment applications within the Service Area. By approving the proposed amendments to 205 Bedford Highway, this would ensure
there are an additional 24 apartment units at Rockingham Station and a significant cash-in-lieu donation in lieu of the eighteen
affordable housing apartments that HRM can utilize towards other affordable housing Council/staff deem appropriate and best
interest of the Community/Municipality. Considering the historically low 1% apartment vacancy rate in HRM, every additional
apartment unit is needed. Rockingham Station and our clients Nick Stappas, Jim Kanellakos & Johnny Kanellakos of Rockingham
Station Limited by adding 55 apartment units to the local community and municipal inventory and a cash-in-lieu affordable housing
donation, ensure there is a dual public amenity of maximum apartment units on site and $174,620.81 cash for HRM’s Affordable
Housing Fund.

KWRA, our TEAM, Clients and | look forward to the opportunity to work with you and your Team. If you have any questions, please do
not hesitate to contact me. Thank you again.

Wgrme_st Regards.

Original Signed

Kevin W. Riles, President & CEO

13 + P.O. Box 44153 Kevin W. Riles
(WR ApprO\/alsInc. ;' Bedford, Nova Scotia President & CEO
il B4A 378 tel. 902-431-1700

. of Expertise in cell 902-403-7847

The Axrt Oj APPI’OUR[S Successful municipal KTl sa fax 902-444-7577

planning approvals kevin@kwrapprovals.com
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1. Executive Summary

The current development agreement for 205 Bedford Highway (PID No. 00291641) was approved by HRM
in August 2020 and corresponding MPS/LUB amendments by Regional Council January 2020, Case No.
21730. The development agreement was registered at Deed Office on January 4, 2021. KWR Approvals
Inc. (KWRA) managed the previous development agreement/MPS/LUB application for the
Developer/Owner.

A building permit to construct an eight storey building (26.5 metres) with fifty-five (55) apartment units
of which eighteen (18) are classified as affordable was approved by HRM on January 26, 2021 (File No.
181717). The total building size is 97,600 sq. ft in gross floor area with three levels of underground parking.
There are two affordable housing units on all floors 1-7 with the exception of floors two/three which have
four affordable housing units. There are eight apartment units per floor with the exception of the
penthouse. The average square footage of all units with the exception of the penthouse is 857 sq. ft. The
average sq. footage of the affordable housing units is 694 sqg. ft. Commercial ground floor consists of
1,750.00 sq. ft. with a total of 40 underground parking spaces. The dwelling units consist of 12 one
bedroom, 39 two bedrooms, 1 two bedroom penthouse unit and 3 three bedroom penthouses units for
a total of 55 apartment units.

The concept, design, financial modelling of the proposed multiple use residential building was created
from 2016-2019 and prior to the COVID 19 pandemic and 2022-2023 economic downturn. From the time
the development agreement was approved in 2020 to a building permit issued on January 4, 2021 to the
present; inflation has risen from 2.2 to 6.3 - 8.3% over the past two; interest rates increased from less
than 2% to nearly 5%, construction costs up by 30%, significant labour/supply chain shortages and the 2%
Provincial rent cap. It is currently economically unfeasible and financially unviable to build and operate 18
affordable dwelling units offering an approximate 30% monthly rent discount for 15 years at 205 Bedford
Highway. However, as proposed in this planning application, providing the extra 24 apartment units over
what is as-of-right to a total of 55 units, is critically important to the local neighbourhood and community
rental housing inventory.

Our client Rockingham Station Limited is proposing a cash in lieu donation of $174,620.81 towards the
HRM affordable housing fund in exchange for not having the 18 affordable housing units at Rockingham
Station proposed development. If the amendment to the development agreement was discharged and
the current C2A zoning applied, then only a five storey 31 unit apartment building could be constructed
as of right. The proposed amendments for suburban incentive bonus zoning for Halifax Mainland (205
Bedford Highway Rockingham) is $174,620.81.

The proposed approach to this Site Specific Plan Amendment (SSPA) and amendments to the existing
development agreement consider specific MPS Policies/LUB requirements that were created with the
original August 2020 approvals of Regional Council. Further, this application addresses the current
Regional Council approved Interim Incentive or Bonus Zoning Program outside of the Regional Centre
(Case No. 24063). The February 10, 2023 HRM Planning & Development Staff report to Regional Council
on this interim incentive/bonus zoning program outside Regional Centre can be found at
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230221rc1512.pdf. The
new amendments were approved by Regional Council on March 21, 2023. Based on the new policies of
the Regional Plan and specifically Policy G-16A, our application is now subject to the aforementioned
program. This application submission reflects and addresses Policy 16-A.




2. Project Introduction

Located at the intersection of Bedford Highway and Flamingo Drive, the 15,402ft* (0.35 acre) subject
property is owned by Rockingham Station Limited. KWR Approvals Inc. (KWRA) has been retained to
manage the planning application process. Planning application is outlined in Appendix B.

To approve the original development agreement in 2020 (Appendix C) and go beyond the established C2A
zone and its five storey height limit, required amendments to the MPS, LUB and an accompanying
development agreement that contained a ‘Bonus Zoning Agreement’ in addition to an ‘Affordable Housing
Agreement.’ This collection of amendments to various HRM Planning application documents was required
to exceed 5 stories (50 feet), thirty-one dwelling units in density and to implement a fifteen year
affordable housing agreement between HRM and the Developer. The implementation tool for this was
the creation and approval of the development agreement. To approve a cash in lieu donation to the HRM
Affordable Housing Fund in exchange for constructing 18 affordable housing units will require equally plan
amendments to the MPS, LUB amendments and substantive amendments to the approved development
agreement (DA) as outlined in Section 6.2.1 of the (DA). Further, our application addresses the current
new policies of Regional Council for an Interim Incentive or Bonus Zoning Program outside of the Regional
Centre (Case No. 24063) and specifically Policy 16-A.

3. Site Background

Rockingham Station is located on a 15,402ft? (0.35 acre) property (PID: 00291641) at the intersection of
Bedford Highway and Flamingo Drive in the Rockingham neighbourhood of Halifax, Nova Scotia. The
property features frontage of approximately 39 metres onto Bedford Highway, classified as a major
collector road, and is one of the most heavily trafficked thoroughfares within the Municipality. On the
opposite side of the subject property are
active railway lines that are owned and
operated by Canadian National Railways.

Flamingo Drive is considered a minor
collector. The intersection of Bedford
Highway and Flamingo Drive is a signalized
intersection with a dedicated left-turning
lane in the northbound direction of
Bedford Highway and a dedicated right-
turning lane from Flamingo Drive onto
Bedford Highway. There is no dedicated
turning lane on the Southbound approach
of Bedford Highway.

There are a number of Halifax Transit
routes that run along Bedford Highway
and/or Flamingo Drive, including:

e  Route 16 (Parkland) Route 18 (Universities)
e  Route 80 (Sackville) Route 81 (Hemlock Ravine)
e  Route 82 (Millwood) Route 90 (Larry Uteck)



4. Planning Rationale for Proposed Amendments

A Detailed Analysis of the Changes in the Circumstances Demonstrating why the Existing MPS Policies,
LUB Amendments and Current Development Agreement are no Longer Appropriate

The concept, design, financial modelling of the proposed multiple use residential building was created
from 2016-2019 and prior to the COVID 19 pandemic and 2022-2023 economic downturn. From the time
the development agreement was approved in 2019; to a building permit being issued on January 4, 2021
to the present, inflation has risen from 2.2 to 6.3-8.3%; interest rates increased from less than 2% to
nearly 5%, construction costs up by 30%, significant labour/supply chain shortages and the 2% Provincial
rent cap.

It is currently economically unfeasible and financially unviable to build/operate 18 affordable dwelling
units offering an approximate 30% monthly rent discount for 15 years at 205 Bedford Highway. However,
as proposed in this planning application, providing the extra 24 apartment units over what is as-of-right
to 55 units, is critically important to the local neighbourhood/community rental housing inventory.

The Developers equity requirement from the time the original development agreement was approved in
2020 to the present has increased by $5,055,000 due to high interest rates and the impact that has on
debt servicing. This increase of just over $5,000,000 to provide these 18 affordable housing units for 15
years is a 500% increase. It is simply not economically feasible or financially viable.

Factoring the above economic constraints, below is a table showing the impact on the developer’s
equity requirement and on the value of the building.

The Developer weighed the option of requesting to discharge the development agreement and convert
back to the 5 storey 31 unit multiple-family apartment building. This would resultin a loss of 24 apartment
dwellings at a time HRM is going through an historic housing crisis and unprecedented national leading
1% vacancy rate.

We are of the opinion that offering a cash in lieu exchange to replace the 18 affordable housing units
aligns with the newly created Interim Bonus Zoning MPS Policy outside of the Regional Centre and its
Housing/Affordable Housing policies (Case No. 24063). Aligned by ensuring the 55 apartment units can be
added to the HRM apartment housing stock for the community of Rockingham while having $174,620.81
to spend on affordable housing initiatives wherever Council believes the money can be best used. This
approach allows for local and regional housing supply and affordable housing supply to be maintained
and addressed.



Assessment of the Impact of the Requested Amendments on the Local Community and Broader Region
The proposed amendments do not alter the height, design, density, unit breakdown or size of any of the
proposed 55 apartment units. The original development agreement and MPS/LUB amendments allowed
an extra three floors to eight stories and 24 apartment units from 31 to 55. To achieve the extra 24
apartment units 18 were required to be affordable offering rents approximately 30% below market value
for 15 years. The concern is any Developer/Builder cannot build a project, development or phase thereof
that is not economically feasible and or financially viable. Therefore, it would be more financially
sustainable for Rockingham Station Limited to build a five storey 31 unit building than 8 storey 55 unit,
when considering the financial unsustainability of operating 18 affordable housing unit for 15 years.

We contend the importance to the local community is to ensure these 24 additional apartment units
remain at comparable market rents when considering there is only 1% vacancy rate. We appreciate the
loss of affordability of 18 of the apartment units had an impact, therefore the reason for Rockingham
Station Limited to offer bonus incentive zoning amount of $174,620.81 following the methodology of
HRM’s new policies (Appendix D) as contained in proposed Regional MPS/LUB amendments and as
approved by Regional Council on March 21%, 2023 public hearing. This cash in lieu of $174,620.81
provides HRM and its Council the opportunity to allocate monies for affordable housing initiatives and
projects through its Affordable Housing Grant Program (AHGP). For now these funds are allocated to
projects located within the Regional Centre.

Urgency of the Request and why its Consideration cannot await the next HRM initiated comprehensive
planning review for the Area.

Building permit was obtained in 2021 with construction beginning with site work in September 2021.
Building loans, construction crews and other financing were in place pre-COVID but subject to changing
interest rates, trades price increase, supply chain challenges and inflation. As may be appreciated stopping
a construction project halfway through provides significant risk and escalates cost. When it became
apparent to Rockingham Station Limited that their multi-residential building at 205 Bedford Highway
could not be financially sustain 18 affordable housing units, they approached HRM staff in late fall of 2022.
KWR Approvals Inc. was retained near year end 2022 to prepare the planning application to exchange the
18 units for cash in lieu following the Municipality’s incentive/bonus zoning model for new structures over
2,000 square metres.

The urgency of the planning application is prior to the 55 unit apartment building being completed and
occupancy of tenants living in the residential building in Q1 2024 (one year from now) is to have Regional
and Community Council approve the request. The alternative for the Developer/Owners is to only build a
31 units apartment building and take 24 additional units off the market at a time of historic housing crisis
with a nationwide leading low of 1% vacancy rate.

How the Requested Amendments Aligns with the Regional Municipal Planning Strategy (MPS)

Section 3.6 of the 2014 Regional MPS outlines HRM’s important role in supporting housing affordability
and social inclusion through policies and regulations. Policy S-30 (f) outlines Council’s intention to
introduce incentive or bonus zoning in the Regional Centre. The newly adopted framework and Rationale
for Interim Incentive or Bonus Zoning Program is outlined in page 6 of 151 (Appendix D) of the HRM
Planning & Development Department February 21, 2023 report to Regional Council (Case No. 24063).
Table 4 Centre Plan and Suburban/Rural Proposed Bonus Zoning Rates formula and methodology is
highlighted in Appendix D.




Policy G-16A (Appendix E)

Council shall require incentive or bonus zoning public benefits or money-in-lieu of a contribution in those
areas identified in the land use by-law when considering site specific amendments to this Plan or to a
Secondary Plan after [Date of First Notice] outside the Regional Centre in the Urban Service Boundary or
Future Serviced Communities to permit:

a) new multi-unit residential, commercial, or mixed-use development; or
b) to permit additional density.

The proposed 205 Bedford Highway application and amendments to the MPS/LUB are consistent with the
newly adopted Interim Bonus Zoning Outside of the Regional Centre (Case No. 24063) policies, Policy G-
16A and supports the Themes and Direction report of the 2021/2022 Regional Plan Review to balance the
need of all housing in areas designated for density with the need to invest in affordable housing and other
amenities that are necessary to support growth. The proposed plan and LUB amendments to the 205
Bedford Highway development of offering an incentive bonus density payment in lieu of 18 affordable
housing units is consistent with the overall intent of the HRM Regional Plan/MPS and LUB.

Methodology for Cash-in-Lieu instead of Affordable Housing Units at 205 Bedford Highway
The proposed 205 Bedford Highway affordable housing contribution follows Table 4 Centre Plan and
Suburban/Rural Proposed Bonus Zoning Rates (Appendix D).

205 Bedford Highway Formula for Incentive/Bonus Zoning using Reginal Centre Policy (Appendix G)
55 unit Mixed Use Residential Apartment Building

Halifax Mainland Plan Area: $213.00 per square metre of floor area.
Bonus/Incentive Zoning Payment Required. $174,620.81

6,099.08 sq. metres Total square metres footage of 205 Bedford Highway not including three
levels of underground parking.

4,099.08 (subtract) 2,000 sg. metres to achieve net applicable total square footage

0.20 Multiple factor

$213.00 Value per square metre (based on average or most likely values x 60%).

205 Bedford Highway: 4,099.08 x 0.2 x 213 = $174,620.81 or $3,174.92 per unit

PROPOSED SUBSTANTIVE AMENDMENTS To Development Agreement

The existing development agreement was approved by Halifax & West Community Council on August 11,
2020. The signed development agreement is attached as Appendix C. The development agreement was
registered at the Deed Office on January 4, 2021. The proposed amendments to the development
agreement to provide a cash in lieu amount in exchange for the 18 affordable housing units approved
under the existing development agreement (D.A) requires a Substantive Amendment as per Section 6.2.1
of the D.A.




Three sets of agreements. The first is the overall Development Agreement. The second is a density bonus
agreement which traded extra height for a public benefit. In the case of the 205 Bedford Highway the
public benefit was 18 affordable housing units. The third agreement is a housing agreement between the
Developer and an affordable not for profit organization. At the time this was the first such type of
affordable housing agreement done outside of the Regional Centre.

The following Sections of the Development Agreement will need to be amended as follows:

Section 3.2.2. Amend to delete Section (b)

Rationale: The cash-in-lieu in exchange for the 18 affordable housing units at 205 Bedford Highway
eliminates the need for (b) and an affordable housing agreement between the Developer and an
Affordable Housing Provider. A new incentive or bonus zoning agreement between HRM and Rockingham
Station can be includes as schedule to the development agreement requiring developer to pay
$174,620.81 towards the Municipality’s Affordable Housing Fund.

Section 3.2.3 Delete (a)

Rationale: Similar to 3.2.2. the cash in lieu versus constructing affordable housing units as per
incentive/bonus zoning no longer requires an agreement between the Developer and an affordable
housing provider.

PROPOSED MPS & LUB AMENDMENTS

The HRM Planning & Development Staff final report to Regional Council on January 14, 2020 (public
hearing) outlined the amendments to the MPS/LUB necessary for Regional Council to consider permitting
increased height and density at 205 Bedford Highway in exchange for affordable housing units. These
MPS/LUB amendments are highlighted in Appendix E.

We are of the opinion the most logical approach is to keep the amendments within the MPS/LUB that
would provide for a revised incentive/bonus zoning and agreement at 205 Bedford Highway and eliminate
references to 18 affordable housing units and having an Affordable Housing Agreement with a recognized
affordable housing provider. The intention as per the proposed planning application is to have an
Incentive/Bonus zoning agreement between HRM and Rockingham Station Limited but for a cash in lieu
donation towards the Municipality’s affordable housing grant program and not 18 affordable housing
units within the actual building.

Therefore ...

Amendments to Municipal Planning Strategy of Halifax

Section 2.3.6 ©

Revise to read: Require the property owner to enter into an incentive or bonus zoning agreement
pursuant to Section 245A of the Halifax Regional Municipality Charter to provide a public benefit in the
form of money in lieu towards affordable housing.

Rationale: Replaces the requirement to have affordable housing units within the apartment building vs.
providing a cash-in-lieu payment towards the Municipality Affordable Housing Grant Program.

Section 2.3.6.1 (a) Delete
Rationale: An affordable housing agreement is no longer required with cash in lieu payment.



Section 2.3.6.2

Delete (a) to (f)

Rationale: Eliminates the requirement to have affordable housing units within the apartment building vs.
providing a cash in lieu payment towards the Municipality’s Affordable Housing Grant Program.

Section 2.3.6.4.

(f) (ii) Delete

Rationale: Replaces the requirement to have affordable housing agreement with an appropriate
affordable housing provider.

Amendments to the Land Use By-law for Halifax Mainland

Section 71 (11)
Preamble ... to provide atferdable-housing-dwelingunits money in lieu payment, provided the following

are satisfied.

Section 71 (11) ©, (d), [e], (f) (g), (h) (i). Delete
Rationale. Affordable housing units no longer within 205 Bedford Highway apartment building.

5. Conclusion

The proposed amendments to the existing 205 Bedford Highway development agreement and Halifax
MPS/LUB would be consistent with the current Interim Bonus Zoning Outside of the Regional Centre
amendments recently adopted by Regional Council (March 2023).
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FLANNING B DEVELOPMENT

SECONDARY MUNICIPAL PLANNING
STRATEGY AMENDMENT INITIATION
APPLICATION FORM

Part 1: Applicant Information

Part 2: Application Details

Part 3: Supporting Information Requirements
Part 4: Fees

PART 1: APPLICANT INFORMATION

Registered Property Owner(s):

?OCK)HC\—'NXW S’mﬁcﬂ\’ lelﬁfﬁ)

Mailing Address:

\6 ZS (mr—m §rem _g;re /500 . J LI, NS, IBIST OES

Phone:,,

NoZ 36 0234 : e

Applicant?* O Yes M0

Consultant:

AR fepruall T

Mailing Address.
TP T AN rouni S, (o

E-mail Address: 'PO go.% 44,53 /?/?BFMNJ )gf_wﬂ_qp ZZ%_

Ph : Cell: Fax:
Bz - 431~ 17w oz 463 7847 PR e i e
Applicant?* EY6s O No

"indicates who the applicant of record is and who the contact is for the municipality

I certify that | am submitting this application, including all of the required supporting information, for approval with the consent
of the owner(s) of the subject property(s). The owner(s) has/have seen the proposal and have authorized me to act as the

applicant for this planning application. * My identification as the applicant means that | am the primary contact with HRM in all
matters pertaining to this application.

| understand that all studies or reports submitted in support of this application are public. Once it has been determined that
these documents are complete in both the comprehensiveness of the data used and that the analysis methodclogy is in
keeping with HRM standards, they will be available for release to the public for inspection  Upon request by HRM, | agree to
provide additional copies of such reports or studies or any additional information as may be deemed necessary.

I understand that my planning application will be processed in an expeditious manner by the Municipality, and that the process

will require my timely response to feedback provided. It is understood that my failure to respond in a timely manner to requests
for additional information, mquestions of clanification provided by the Municipality may result in the closure

Original Signed™ ™"

— e
/TRwenwy \ ] 2023
Application Date

Applicant Signature
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ANNING & DEVELCFMENT

All applications must include the written consent of all registered owners of the subject Iapds, contain complete
and accurate information, and include the appropriate fees. Incomplete appiicatlons_wdl not be processed -
applications cannot be processed unless all required information has been provided.

PART 2: APPLICATION DETAILS

PROJECT INFORMATION S ec 03¢ poes T Gemmmn Y 2w

Attach detailed written description/letter of proposed use/development

Existing Land Use(s) npf:% O % STU-e 5‘5';“‘@__- | & o onsie

Existing Residential Units Existing Commercial

Floor Area \ k) '{3\

Uraszyr Codf meag
Proposed Land Use(s :
: ) e\ /Z.ﬁc el ﬁ?@mm
Proposed Number of Proposed Gross —
Residential Units B Commercial Floor Area

Gross Floor Area of Other
Land Uses (ie. industrial,

institutional) Zm, vy 2 GT7 Goo IR = 3 laas Gﬁmobm.w 7

_}‘_’JED

Number of Residential Units | Studfo: ™ —, 1-bedroom: 2+ bedrooms: S
by TYPE Qnrﬂbuw ‘ Ly \Z\M\V = ‘} —n T
Proposed Maximum Height Number of Buildings
(in floors and metres) D Fickr — Z4vneqy | Proposed |
Sanitary Service Type Water Service Type
i ﬂm\(.,,cm{ e Pa L
Total # of Proposed Parking | Vehicle Spaces Indoor: Vehicle Spaces Outdoor:;
Spaces: AQ S/
PROPERTY INFORMATION & ENCUMBRANCES
PID Civic Address Owner(s) Name
2 J P ] .
Q0Z %164 205 |SenFeny M1 Gruny ﬁct\cﬂwm« A e

Are there any easements, restrictive covenants or other encumbrances affectin

O Yes @40

If Yes, attach details (ie deeds, instruments etc)

g the subject land(s)?

HERITAGE
Is this a registered Heritage Property? Does this prope but a registered Heritage Property?
O Municipal O Provincial O Federal m O Yes Byl\l’j
Are you aware if the site contains any of the following cultu rallheritage resources?
O archaeological sites or resources
U buildings, structures, and landscape features of historical significance or value S hoo
0 cemeteries or known burials

If yes to any of the above, please provide details of any cultural or herita
description as required under ‘Project Information’ above

ge resources in the written project
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PLANNING & DEVELOPMENT

Part 3: SUPPORTING INFORMATION REQUIREMENTS

Information Required for ALL APPLICATIONS.

Q’{copy of a detailed written rationale prepared by a Professional Planner* who is a full member of the
Canadian Institute of Planning that explains:

» the particulars of the amendment being requested:;

« how the requested amendment aligns with the Regional Municipal Planning Strategy;

» adetailed analysis of the changes in circumstance demonstrating why the existing Secondary
Municipal Planning Strategy policy no longer appropriate, such as societal changes, changing
development patterns or changing business practices;

» assessment of the impact of the requested amendment on the local community and broader region:
and

the urgency of the request and why its consideration cannot await the next HRM initiated
comprehensive planning review for the area.

“Note: This requirement may be waived In certain circumstances. Please consult with Planning staff to
determine whether this requirement applies to your application.

El/*} copy — conceptual development plan
B/electronic versions of all information consolidated in PDF, MS Word or other specified file format

Other Required Information

Planning staff will advise which items from the following list are necessary and required as part of the application,
depending on the application nature and scale. The need for additional information or printed copies beyond the
material listed here will be identified as the application progresses through the initiation and review process.

O

studies concerning the impact of the proposal on local and regional land use patterns and long-term goals
a

colour perspective drawings, showing proposed development and existing development from pedestrian
perspectives

O electronic Sketchup model of the proposal
O any other information as deemed to be required by HRM
U Electronic versions of required materials consolidated in PDF, MS Word or other specified file format

DRAWING STANDARDS

Plans must be prepared by the appropriate qualified professionals (

architect, surveyor, etc.) who are members in good standing with their professional associations, and are to be
based on the best available and most current mapping or aerial ph

otos. All plans are to include a north arrow,
scale, legend, and drawing/ revision dates. The type of plan (e.g. "Site Plan”) must appear in a title block in the
lower right portion of the drawing.

i.e., planner, engineer, architect, landscape

Page 3 of 4



PART 4. FEES

VMING & DEVELOPMENT

Fee Description Application Fee | Advertising Total Application Cost
Deposit* Submission

Municipal Planning Strategy Amendment | $5,000 $2,500 $7,500

Municipal Planning Strategy Amendment $5,000 $2,500 $7,500

along with a Development Agreement

Municipal Planning Strategy Amendment $5,000 $2.500 $7.500

along with a Land Use By-law Amendment

"Where advertising costs differ from the deposit, the balance will be charged or refunded to the applicant.

All fees are to be made payable to Halifax Regional Municipality.

Please submit your application by mail or courier as follows:

By Mail:

Planning Applications

HRM Planning & Development
Alderney Gate Office

PO Box 1749

Halifax, NS B3J 3A5

1 By Courier:

Planning Applications

HRM Planning & Development
Alderney Gate Office

40 Alderney Drive, 1%t Floor
Dartmouth, NS

tel: (902) 490-4472
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_ , Form 26
Purpose: to record an interest in a parcel; or
to record a power of afforney in the power of attorney roll

For Office Use

Registration district: Halifax HALIFAX COUNTY LAND REGISTRATION GFFIGE
| certify that this document was registered or recorded
Submitter’s user number: 20896 as shown here,
Submitt Al Wilb Kim MacKay, Registrar
ubmitter’s name:. icia Wilbert ,-— .
// ?7’ ‘f& ‘} ( ODE]
pcument #
In the matter of Parcel Identification Number {PID) ;'0}( /5:05
MM DD YYYY Ti
PID | | 00291641 Ve/ N
PID |

O
power of attomey is:
O recorded in the attorney roll .
O  recorded in the parcel register
O  incorporated in the document
OR
X No power of attorney applies to this document

X in the parcel register as a recorded interest
a in the power of attorney roll
a

Act

(Expand box for additional PLDs, maximum 9 PIDs pér Sform.)

Power ol attorney ﬂVo!e compfenon of rhr.s' section is mandarory)

The following information'relates to the interest being recorded:

The attached document is si igned by attomey for a person u:1der a power of altorncy, and the

This form is submitted to record the attached document (select applicable box):

in the power of attorney roll as a duplication of a power of attorney registered under the Registry

Instrument typé

Agreement

Exptry date (if applicable)

N/A

Interest holder and type to be added (if apphcab!e)

Note: include gualifier (e.g., estate of, execulor, trustee,

personal representative) if applicable

Halifax Regional Municipality — Party to Agréement

Mailing address of interest holder to be added {for

power of attorney, provide mailing address for donee)

PO Box 1749, Halifax, NS B3J 3AS5

Name and mailing address power of attorney donor

to be added (if applicable)

N/A

May 4, 2009

*10036967/00004/3778025/v1



Name and mailing address power of attorney donee | N/A
to be added (if applicable)

Reference to related instrument in names-based
roll/parcel register (if applicable) (for power of
attorney to be duplicated, insert document/instrument

number/year; include book/page if applicable)

The textual qualifications in the above-noted parcel register(s) are to be changed as follows:

Textual qualification on title to be removed (insert
any existing textual description being changed, added
to or altered in any way)}

Textual qualification on title to be added (irnser
replacement textual qualification)

Certificate of Legal Effect:
[ certify that, in my 'professionél opinion, it is approprihte to make the changes to the parcel register(s) as

instructed on this form.

Dated at Halifax, Province of Nova Scotia, this __day of December, 2020.
Original Signed
! Signature of authorized lawyer i

Name: Alicia Wilbert

Addr.ess.' 1100-1959 Upper Water Street,

Halifax, NS B3J 3N2

Phone: 19024216262

E-mail: awilbert@coxandpalmer.com

Fax: . 19024213130

m] This document also affects non-land registration parcels. The original will be registered under the

Registry Act and a certified true copy for recording under the Land Registration Act is attached.

May 4,2009 * 1003696-7/ 00004/3778025/v1




THIS AGREEMENT made this 91 2y of L0
CeEwesn: . T rn oL A
S L7 PATE > PROPERTIES INC., abodywporale.anumvinceofNova L

ST " OF THE FIRST:PART
CFand: : L

... Provinceof NovaScolla = .-~
" (hereinafter called the "Municipality™)

.. OF THESECOND PART - -

~ WHEREAS the Developer Is:thie registered owner of certain lands located at 205 Bedford Highway,

" HALIF ONAL MUNICIPALITY, a municipal body corporate, inthe

Halifax and which said lands are more’ particularly described in Schedule A hereto (hereinafier called the

" Lands?)

g AND WHEREAS the Developer has requested that the Municipality' enter into a Development
-+ Agresment o allow an eight-storey, mixed-use development on the Lands pursuant to the provisionsof the
 Halifax .Regional Municipaiity Charter and pursuant to Policies 2.3.6 = 2.3.6.4 of the Bedford Highway - - .
- Secondary Planning Strategy of the Halifax Muhicipal Planning Sirategy and 71(11) - 74(13) of the Land -
- Use By-law for Halifax Maintand; = ST SRR R
- -AND WHEREAS the Halifax and West Community Coundil for the Municipality . approved this . : . .’
“request at a meeling-held on August 11, 2020, referenced as Municipal Casa Number 21730; S

* THEREFORE, in consideratian of fhe benefits acorvied 1o each party from the covenants hereln conlaiied, .

the Parlies agree as foliows:




14

Cadn

'.i.z-_ 2

1.2

122

1A

132

'PART 1 GENERAL nenureemems AND ADMINISTRATION
, -Appllceblllt_v of Aqreement - .
The Developer agrees that the Lands shalr be developed end used only in ac:cordm wrlh end B

subjea 1o the terms end eondllrone of this Agreernenl.

.:Applrcebllity of Land Use By-law and Subdivlsron By-lew

Exeepl as otherwrse provrded for herein the developmenl use and. subdivision ef the Lands. shall

~_comply-with the requirements of the applicable Land Use By-law and the Regronal Subdivrsren,
" _jBy-law,esmayheamended from Irrnetotrme L

Vanances {o the requrremenls ef ihis agreement shall not be perrnrtled

_:Applrcabillty Of Other Bydaws, Slatutee and Regulatione

Furlher to Section 1.2, notl'ung ifi this Agreement shall exempl or be takento exempl Ihe Developer.
. lot owner or any other ‘person from complying with the requirements of any by-law of the o
..’ Municipality.applicable to the Lands (other than the t.and Use Bylaw ta the extent varied by this . - ...~

' Agreen,re,nl).:er' any statute.or.regulation of the Provincial/lFederal Government and the Developer

or. lot: owner agree(s) lo observe and comply with all such laws, by-laws and regulations, as may

. be ernended from llme to time, in ennnectren with the developmenl and use of the Lends

and off-site servicing systems réquired to accommaodate the development, including but not limited

the supply and installation of all servicing systems and utililies shall be the responsibllity of the

. Developer. - Al design ‘drawirigs and .information shall be certified by a Professlonal ‘Engineer or .

' appropnate prefessional as requrred by. thrs Agreement or other approval agencres

14
144,

. 1q6.o1

Cenﬂrct

Where I.he provrsrens of this Agreemenl een'ﬂrcl wrlh lhose of any by-law of the Munrcrpalny o

‘The Developer shall be responsrhle for secunng all applrcable approvals assouated with the on-site _

. to sanitary sewer system, water supply system, stormwater sewer and drainage. system, and . .
- utilities. Such approvals shall be obtained in accordance with all applicable byJaws, standards,
‘policies, and regulations of the Municipality and other approval agencies. All costs associated with -

applicable to the Lands {other than the Land Use Bydaw fo the extent varied by this Agreement) or - o

any provincial or federal statute or reguletlon the higher or more: slnngent requremenls ‘shall

prevail. -
‘Where the written text of this Agreement conflicts with lnfonnanon pre\rlded in the Schedules :

attached to this Agreemenl. he writien text of this Agreemenl shall prevarl.

.'_:l'.:osts Expens&e, LiahIIitres and Ohlrgatlens

The Developer shall be responsible for all costs errpenses Irebilltres and otrllgatlons impnsed under
or incurred in order to satisfy the terms of this Agreement and all Federal, Pravlncral and Municipal

aws, by-laws regulatrnns and codes applrcable lo the Lands

valsions Severable P

The provmons of this Agreement are severeble from afe anether and the rnvahdily or
' unenfomeabllily of one provlslon shall not aﬁed Ihe valrdiy or enforceebilny of any other, provlslon. '



a7

171

Lands

The Developer hereby represents and warrants lo the Munlclpalltythat lhe Developer is lhe owner :
of the l.ends and 1l1al all owners ol' lhe l.ands have enlered into this Agreemenl. S

e PART 2: DEFINITIONS

21

211

o Words Not Defined. under this A,greernent

Al words unless. olherwrse specrlically defi ned herein shall be as deﬁned in the appllmble Land S
- Use By—law and Subd;vusron By-law, rl' nol defired in. lhese documenls lhelr cuslomary meamng EREE

" shall apply

22

i 2.é;{

_ _Deﬁnltlons Speclfc to this Agreement

- The followlng won:ls used in lhls Agreement shall be defi rled as fdlows

. within lhe burlding. mcluding bul nol Ilmrled to, exercise facllltres and ml.llr-purpose rooms with .

SRR assoclaled krlchenfaclhues and

_© . oulside the building, including bui not Iimlled to communal lenaoes for the resrdenls of the burldlng. . .

Outdoor Arnenity Spaee means common amenlly areas for resrdents ol' the development located

S and ind:vrdual unit balcomes

T
311

| PART 3: USE OF LANDS, sueonnsmn AND DEVELOPMENT Pnovrsmns -

Schedules

The Developer shall- develop the Lands in a manner, whlch in lhe oplnlon of lhe Development |
:Officer, confors with the followmg Schedules attached lo this Agreemenl and filed in lhe Halrlax :

Regronal Mumclpallly as Case Number 21730:

_ .Schedule A Legal Descriplron of lhe Lands

" ScheduleB " “'Site'Plan

3'2 .

3.2.1

Schedle C  Buiking Etevamxis

Requ:rements Frlor to Approval

Pnor tothe commencemml of any site work on lhe Lands the DevelopefShalI pro'vlde_ Ihe _lollp".vi'ng

tothe Devalopment Officer:

- (a)_ A detailed Site Disturbance. Plan prepared by a Professronal Engrneer in accu’dance with

. Section 5.1 of lhrs agreement

" ®)  Adeisiled Erosion and Sedimentation Control Plan: prepared by a Prolessronal Engneer o

in accordance with Section 5.1 of thls agreemenl and -

(¢} " 'Adetailed Site Grading and Slormwaler Managemenl Plan prepared by a Professronal :

Engrneer in aceordance v.uth Sectlon 51of Ih|s agreement.



a2~

The maximuin achlevable butlding helght ol' 265 metres may only be obtained through incontive or

bonus: zoning, as set out in Subsection 74(11).of thé Land Use. .Bylaw for Halifax Mainland. The

. maximumi’ pre-bonus. hieight s 15.25 mefres. No~ development perm‘t shall be issued for a L R

. .fdevelopmerlt exceedtng 15.25 metres ln héight unless:.

v 323

(e) e ;-acopy of the mcentwe or bonus zonlng agreement requued by clauae 71 (1 1) d) of the Land
' - ‘Use Bydaw for Halifax- Maintand that has been signed by the property owner and the.

Municipality,: filed in the Prownclal Land Regstratlon Office and provided (o the I;';

... Development Officer; and
(b) . .- ‘a.copy of the affordable housing agreement that is required by clause 7H11)(h} of the Land
- -UseBy-lawfor Halifax Mainland, which describes how the affordable housing dwelling units

will be administered, has been signed by the properly owner ard an affordabl e housmg I o

.._provlder and is satlsl’actory to the Developmenl Officer;

'Pnor lo the issuance of a Development Permrt the Developer shall prowde the following to the

= ':Development Olﬁoer

:affordable housing provnder. pursumt to clause ?1(11}(h) of the Land Use By-law for.
Haln'ax Malnland '

(a)' ‘An aflordable housmg agreement between the perty owner and an appropnate

(b) . :An incentive of bonus zomng agreement between the property owner r and the Municupallly.

' Epursuant Io dause 7111 )(d) ol' the Land Use By-lew for Halifax Mamland, and

S "'(c_), A site- semcmg plan prepared by a Professional Englneer and acoeptable to the '

324

a3

331

jDeveIopment Engmeer

' Not\mthstandmg any: olher provralon of this Agreement the Developer shall not. oocupy or use the | )
- Lands for any of the uses permitted by this Agreement- unless an Occupancy Permit has been -

issued by the Municipality. No Oooupancy Permit shall be issued by the Municipality until the

" Developer has complied with all applicable provisions of this Agreement and the applicable Land .
“Use By-law (except to the extent that the provisions of the Land Use By{aw .are varied by this -
‘Agreement) and withthe terms and conditions of all permits,’ l‘oenses end approvals requu'ed o -

be oblamed by the Developer pursuant to thls Agreement

_-.General Descriptlon of Land Use S

The use(s) of the Lands perrnltted by thns Agreement are the followmg

@) A mlxed-t.tee bl.llldl'lg oontammg

| i. No mare than 55 resldentlal dweiling unlts. ) :
6. Commercial uses on a portion-or portions of the ground ﬁoor facrng the :
Bedford Highway; and .
i .- Commercial, cultural, metrtutional or residenttal uses on portmns of the -
: ground floor R _ D )

N :(bj IGround floor uses requtred as per Secllon 3.3 1(3)(||) shall be limlted to uses permrlted by

, ‘the applicable Land Use By-law; and .

o). EAny land use pemutted by the applu':able land use by-law as amended lrom tlme o time,
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: -Phaslng

No phasing of tha developmant is required
5 Building Sltrng and Ma.sslng

The' bu"dings siting shall be s generally shown on. Scheduie Band Ihe bulk and scale of the —
... building shaII comply with all the follovnng . ol

(a) . ijhe rnaximum helght of the buildsng shaIl not exceed 15 25 metres, Inclusore of all

- mechanical spaces, penthouses, and- other structures unless Sectlon 3.2.2 is satisfied. If - S
Seclion 3.2.2 is satisfied, then lhe maximum height of the building -shall: not exceed 26, 5 R

__melres axcludlng elevator shalfts and mechanica| eqmpment

by f"The bulldlng shall be setback. at Ieasl 2.5 metres frorn the street Ilne

2 -(c)_ . The: bunldlng shall be setback at least 3.5 metres fnom Side property Imes Ramps | and

.. E‘dnveways for underground parking are penmtled tobe @ melres from side pmperty Iines

- __-(d) ‘ The buﬂdmg shall be setback al leasl 1 .5 melres from lhe rear prOperty Iine

352

353

38

361

“or an acoeplable equivalent approved by the Development Officer.

36.2

363

364

3.65

. - :functional elements ‘shall be treated as’ _integral parts of the design. Where -appropriate these L
‘elements shall be palnted to match the colour of the adjacent surraoe except where ised expressly

367

The building 5 masslng. exterior design and malenals shall meet the provislons of this secuon and

_ _be a$ generally shown on Schedule C.

“The building shail fict be conslructed below the elevatian specilied in 'the “coasta alavalion S

requlremants section of lhe applloable Land Use By-law

, Arohitectural Requnrements

The primary residenha! enltranée to lhe bmldmg shall faoe the Bedford Highway All entranoes shall

,be emphasized by detailing, changes in materials, and other architeciuraf devices such as butnot - .
- limited to lintels, pediments, pilasters, columns, porticos, overhangs, cornerboards. fascia boards e

The. archilel:tural desngn of the building, mcludmg a high-quality damgn using durable exlanor -
.. bullding rnatenais shall provide wsual mlarestasldentrred on the Schedules L n

Service enlrences utility features, and garage doors shall be mtagra!ed lnlo the deS|gn of lha
buildirig and shall not be a dominant feature.

"'Extenor burldmg matenals shall not :nc!ude vinyl sndmg

All venls down spouts ﬂashmg, electrical condulls metres, servioe oonnechons and other

as an acoanl

sBurIdlngs shall be deslgned such that:the mechamoal systems (HVAC exhaust fans eic.) and -
-Ieleoommunicallons equrprnenl creale a minimal wsual |mpact from. the Bedford nghway

_ leed of retraclable avmlngs are permitted at ground ﬂoor Ievels provrded the awnings are desrgned
- as an integral part of the building falpde _ o



o % A
374

3 372 ; The precise location-and deslgn of vehrcular accessfegress and nght-of-way ml'rsstructure

T _3_-7.14 .

375

38

3.8.1

39

i 380

392
for the residents of the building.

340"

3101

-Parlting, Circulation. and Access o

_ Vehrcular acoesslegress to the development may be as shown on Schedule B

changes or upgrades to ensure safe ingress and-egrass to this access: point must be revlewed

. and’ approved by the DeveIOpment Englneer at the’ time of Development PenmL
:.Vohlcular parklng shall be provtded at a mlmrnum rallo of 0 3 spaces per resldentlal unit.

_ The development ghal comply ‘with the. blcycle parlong prov_xsrons- of the applicable _Land Use-' By-- - .
D law, asamendedfromtlmetohme L oL L T

-Surface parklng lcls are prchrbited
'3Outdoor Lighting -

Lighting hall be diresled 1o driveways, parking areas, loading aress, building entrances and
N walkways and shall be arranged to divert the light away frcrn streels, adjacent lots and buildings. -

: Arnenity Space

A mtnrmum of 45 square metres of Indoor Arnenlty Space shall be provided wrthun the bullding Any S
- Indoor Amenlty Space shallbe a mlmmum of 45 square metres in size, R

A minimum of 45 square meters of Outdoor Amemty Space shall be provtded as communal terraces

o General Requiremertts

The followmg structures are perrmlted encroachments into any requlred yard

@) Wheelchair ramps, uncovered patios, walkways, lifting devices, and steps; -

b) - Eaves. gutiers, downspouts, comices, Tetractable awnings and other similar

- features may project up to 0.9 metres from the bl.IIldlng face; and -

.-_:'c)'- Balconies, porches, verandas and sundecks may project up ta 2 metres frcm the

341

3114

buuld!ng face,

. Maintenahce

The Developer shall mamtaln and keep in good repair all portlons of the development on the Lands
lnoludmg but not limited to, the exterior of the building, fencing, walkways, recreational amenilies,

parking areas and driveways, and the maintenance of all landscaping including the replacement of

~damaged or dead plant stock, imming‘and litter control garbage removel -and-snow and ice = - -

~* “control, saltmg of walkways aru:l driveways.

312
3924

3122

The sign requiremenits shal bel 1n accordance with the applible Land Use By-]sw; as amend_ed
fromttmetotlme TR Lo :

Slgns deplctmg the name or corpcrate Iogo of the Developer shall be pennitted while a sales ofﬁoe
ls loceted on the site.-



13123
3124 .

3.13
REL

st

©3141

348

3454

Temporary Construction Bullding

‘A building shall be permitted on the: Lands for the purpase of ;houajirlg equipment, malerials and . .
-offica related matters refating lo the coristruction and sale of the development in accerdance with

this. Agreement. The construzction building shall be removed from the Lands prior to the issuance

. ..of the last Occupancy Permit. - R

Progiaine tanks and electrical transformers shall be located on the site‘ifi such a way as o ensure

.- minimat visyal impact from the Bedford Highway. These faciliies shall be screened by means of
" opague fencing or masonry walls with view obstructing landscaping. . S T

I.andmping ‘ . -
As shown on Schedule B, fandscaped podiums shall be provided, which shall bé finished witha ~

mixture of hard and soft landscaping.

PART 4: STREETS AND MUNICIPAL SERVICES

41
4

- 42

424"

OFf-Sjte Disturbance . -

_ Genéral 'Isrpvislgll}s‘ D

-All design and coristruction of primary shd secondary service systems shall $afisfy the mostcurrent -~

edition: of the Municipal. Design Guidelines and Halifax Water ‘Désign and Construction
Specifications unless otherwise pravided for in this Agraament and'sh'all'receive_ written approval

- from the Developent Engineering prior lo undertaking the work. S

- Any disturbance 16 'eidstir-ug off-site infrastructure resuliing from the development, _}ﬁ-ﬁudhg but not
limited to, streets, sidewalks, curbs-and gutters, street trees, landscaped areas arid utilities, shall

be the fesponsibility of the Developer, and shall ba reinsiated, remaved, replaced or relocated by

{the Developer as dirécted by the Development Officer, in consultation with the Development
‘Engineer. - .- SRR ST RSN 3

43

437

a4
440

Undergrounding Services -

All electrical, tslephone, and -cable'aefvicé from the utility pole io the building shalf b6 underground  ~ .

~ Solid Waste Facilities

The building éﬁéﬂ"ihcmde desig'hét’édf:spaca. for ﬁve stréanm’ -comme,rcialgi\u}éis'ié' '60ntaine;;, _(‘i. o
Gerbage, :2. Blue Bag Recyciables, 3. Paper; 4. Carrugaled Cardboard, and 5. Organics) ta

atcommodate source separation program in ‘accordance with By-law $-600 as amended from time

;- to time. This designated space for five (5) waste containers: shall be shown. onthe building plans = -

- and approved by the Development Gfficer and Building Inspécior in consultation with HRM Solid

Waste Resources.



. 4.42

Refuse contalners and waste compactors shall be oonﬁned o Ihe lnlerior of the bl.llldlng and
: sa'eenedfrompublicview S - . _ .

i PART : Euwnouucum. Pnorecnon MEASURES

55"13- ;

544

- 5.2
521

Slormwater Management Plans and Erosion and Sedimentauon Conlnol Plan

F'raor lo the commencement of any srle work on the Lands includlng earth movement o lree

~ removal otherthan lhat requredfor prellmmary survey purposes ‘or associated on'-site works, the. . . S

undlsturbecl

(b) Subiil to the Developiment Officer a detaled Erosion and Sédimentation Contral Plan
.- -prepared. by a. Professional Engineer in accordance with the Eroslon and Sedimenfation -
Control Handbook for Construction. Sutes as prepared and revised from time: tq time by Nova . = -

"_ ' the Lands until the requnrements of this clause hiave been met and implemenled The Erosion

- and Sedimentation Control Plan shall indicate the sequence. of ‘construction, al proposed
detailed erosion and sedimentation control measures and interim stormwaler managemenl A

- measures to be’ put in place prior io and durlng construction; and o

_ ,,(c') -'Submll to the Development Officer a delalled Slte Gradlng and Slonnwaler Management Plan ,

prepared by a Profeesmnal Englneer

Archaeologlcal Monitoring and Protecﬂon S

The Lands fall within the l-ngh Polential Zone for Archaeologiml Sites ldentiﬁed by lhe Provinceof . -
" Nova Scotia. The Developer shall contact the Coordinaior of Special Places of the Nova Scotia -

Deparimént of Communities, Culture and Heritage prior to any disturbance of the Lands and tha
Developer shall cornply with lhe requsrements st forlh by lhe Provinice of Nova Scoha' in this

. fegard

53
531

6.1

AR

Sulphide Boaring Hlaterrals -

The Developer agrees to comply wlth lhe legistabon and regulahons of the Province of Nova Scotla R .
with regards. to the handling, removal ‘and dlsposal of sulphide beanng materials; which may be

found on Ihe Lands.

PART 6: AMENDMENTS

Non-Substanuve Amendmenls

"The follmving items are oonsudemd by both parues to be. not substanlwe and may be amendod by B
resolutlon of Council: _

o . :(a) Changes to the amenity space requiremenls as detalled in Secllon 3 9‘

(b) Changes to the parking requurements as detailed in Secﬂon 3 7



T | 7.1

(¢) - - | Ghanges to the schediles to reduce ths bvarall height of the buliding;

L : f{:(d) The. piac.ement and dﬁlgﬂ aﬁf;d'ftvemys and vahit;@flér access!egm's"sj;a;s described in . P
o . Section 3.7 of this Agréement, and changes io Schedules or text of this Agreement

| (e) The:-Qﬁﬁiilﬂﬁ of an GXlen_:SiIOIn lO iﬁé date of commancemenl of cons_t_run;lidl-j,; as identified in L
{0 The length. of time for the completion of the development as ideniified in Section 7.5 of this IR

32 :

821

i

72
721

. .incur alt costs in recording such documents. -

- .. ::Necessliated by the placement and design of driveways and: vehicular access/egress; -

.. Section 7.3 of this Agreement; aid

Agreement. -
Substantive Amendments

Afriéndmen_lé to ainy matters not ldenllﬁed under Sechon 6.1 shiall be deemed substantive and may . o

Charter. -

' PART 7: REGISTRATION, EFFECT OF CONVEYANCES AND DISCHARGE . =
) ,Regi::::"qn RN T . B

A copy of this Agreement and Ievéry“‘aﬁiehdment or dis:m'afi'éé ‘of this Agreeiﬁeiii shall be recorded
al the Registry of Deeds or Land Registry Office at Halifax, Nova Scatla and the Developer shall

3 Subsequenit Ovrieis

“This ‘Agreement shali ba’ binding upon the ‘parties hereta, Ll Heirs, successors, assigns;, . .
- morigagees, lessees and all subsequent owners, and shall rusi. with the Lands which are the subject . /. :

- of this Agreament until this Agresment is discharged by Couricil.

o122

73
731

_ shall conform with the provisions of the Land Use By-aw. .
732 -

733

2

Gpm.ménéement' of B_év_e,_l_o?rfujent

,In't'ﬁe évenl,iha,i development on the Lands has not commenced within 5 years from the date of

- 'regisiration of this'Agreement at the Registry of Deeds or Land Regislry Office, as indicated herein,

the Agreement shall have no further force or effect and henceloith the development of the Lands

For the purpose ol this sec_tbn,fbdiiin:{e?ricement_qf. developmem shall méari :lﬁe"issuanc_e of a

developmient permit.

~only be amanded in accordance with the approval requirements of the Halifax Regional Municipality -

Upon thie transfer of tile to any lot(s), the sitbsequent owner(s) theraof shall.observe &rnd perform -
. ~-the terms and conditions of ihis Agreement ta the axient applicable to the loi(s), . .= SR

'For' the'purpos:efbfihfs seclion, Ccuncllmay consider granﬂng an extension of the@d@nﬁmmment :
~of development time period through a resolution under Section 6.1.1.(d), if the Municipality receives

a wrilei request from the Developer at least s,bf_djj(ﬁ()] calendar days firior to the expiry of the

- commencement of development ime period. -

' CQmpletIon of bévdopmaf_ll - |



rai

Upon the complelicih of the whole development, Council may review lhis Agréamen, in wholoor in-
part; and inay: Lo Lo A PN

(@ relainthe Agreementin ls presentfomm;

(b). | negotiate a new Agresment;

(¢} discharge this Agreementor

75
781

(d) - - for those portions.of the development which are completed; discharge this Agreement and c Tl
" - : apply appropriate zoning pursuant to the Municipal Planning Strategy-and applicable Land - G

Use By-law as may be amended from time to time.:

Discharge of Agresmont | -

If the ﬁavelohef:féi'{sto complete the :t:I_F:.-QeIOpment after é_yéﬁfﬁ from the date of registration of this - -
- Agreement et the'Lend Registration Office, Council may review this Agreement, in whole-orin part, ‘

and may; SRR

. 2)  retain the Agresment in its present form;

). egollae anew Agisement

' :"g'-'::--(c-) ( -di;a:.j:ha:rg:e;:ihis Agreementj or

(d) . :forthose ﬁurtiqhs of the development wh:ch are completed, _d,is;ﬁﬁarge this Agreement and

~ - apply appropriate Zoning pursuant fo the Municipal Planning Strategy and applicableLand - -

Use By-law, as may be amended from time to time..

" PART §: ENFORCEMENT AND RIGHTS AND REMEDIES ON DEFAULT

82

81

8‘.1 ‘!‘.‘ .

-B21 -

jEr!fpr_cem_ei"lt::E: S

“The Developer agrees that 'aﬁy_oﬁicer_appuihled bythe Muni;:_tpaﬁiy to enforce this Agréeniéril shall
be granted access onlo the Lands during all reasonable: hours without obtaining consent of the - -
‘Developer. The Developer further agrees that, upon receiving written notification from an officer of

the Municipality to inspect.the interior of any building located on the Larids, the Developer agrees

to allow for such an inspection during any reasonable hour within twenty-four hours of receiving
. -such arequest. - TR TRt e D

Fallure o Comply .

If the Dévelqpé; falls to observe or perform any condition of this Agreameri_t.a'ﬂer'“.lﬁé Municipality - - -
'has given the Developer 60 days written notica of the failure or default, then'in each such case:

(8) ' ‘The Municipality shall be entitled to"apply to_any cotirt of compstent jurisdiction for

injunciive relief including an arder prohibiting the Developer from Gontinuing such default - = .

and the Developer hereby submits to the jurisdiction of such Court and waives any defence
. based upon Lhe allegation that damages would be an adequste remedy, o

b)) The Municipality may enter onto the Lands and perform any of the covenants contained In

- this‘Agreement or take such remedial action as is considered necessary to comrect a breach -

' . :of the Agreement, whereupon all reasonable expenses.whether arising out of the: entry



(0

N :'-:(d).

.canform with the provisions of the Land Use Bydaw; or

onto the Larids or from the performance of the covenants or remedial action, shall be a first
» _Iien on the Lands and. !:ie shown on any tax certificate issued under the Asses_sm’én; Act;

The Munigipélity may by resolution discharge this Agreement whe;eupo_n'”this Agreement : X

- shall have no further force or eflect and henceforth the development of the Lands shall

In addition to the above 'rehediés, the Municipality reserves the right to b'ur'sue any other L

remedy under the Halifax Regional Municipalily Chartér or Common Law in order to ensure

. . compliance with this Agreement.



IN WITNESS' WHEREAS the said pames to th%e presents have hereunto set their hands and afﬁxed thelr

suls the day and year ﬂrst above wrinen

. SIGNED, SEALED AND DELIVERED in the
a presenca of o

| Orlglnal Slgned

wnness

ALICIA\MLBERI'
A Barmister. of the Suprema
CouﬁomeSmﬂa R

SIGNED, DELlVERED AND ATTESTED to by the. - =

o proper signing officers of Halifax Regtonal
. Municipality, duly authorized in that beha!f in the
'presenoe of:

Orlglnal Slgned

Witness .

Orlg‘mal Slgned

Witness”

PATHOS PROPERTIES e -

Orlgmal S|gned

an Namr.' /dézr ﬂ? 4 0—( 6" /‘yS-TAF ,0 A—s-
Prin( Pasition: /D /&:‘S’ 1, 6 ‘n/ 7.-

'HALIFAX REGIONAL MUNICIPALITY: -

Jl”l.‘“j

Orlglnal Slgned

Orlglnal Signedu
Actung] Munlctpél Clefkd é’(.{»oEBeE RA)

»Jg; ,. h’:ﬂ ,:;zw- ,




PROVINCE OF NOVA SCOTIA

COUNTY OF HALIFAX p
On this day of ,AD. 20 , before me, the subscriber personally came
and appeared a subscribing witness to the foregoing indenture who

having been by me duly sworn, made oath and said that ;
' of the parties thereto, signed, sealed and delivered the same in his/her

presence.

A Commissioner of the Supreme Court
of Nova Scotia

PROVINCE OF NOVA SCOTIA
COUNTY OF HALIFAX

On this _ 4#A day of sy AD. 202/ , before me, the subscriber personally came

and appeared 5t dMcate Pmmcfthe subscribing witgess to thg foregoing indenture who being
by me sworn, made oath, and said that Mike Savage, Mayor andﬁacylifffﬁhy, Acting Clerk of the Halifax
Regional Municipality, signed the same and affixed the seal of the said Municipality thereto in his/her

presence. LOriginaI Signed

A Commissioner af the Supreme Court
of Nova Scotia

/ ANDREA LOVASI-WOOD
A Commissioner of the
Supreme Court of Nova Scotia



_ PROVINCE OF NOV:.AZSCOTIA

I ccrtlfy tlml on this 9"' day of Deccmber, 070 PATHOS PROPE RT!ES INC., onc of the pames

hereto,. caused this mdcnlurc to be duly executed in its name on its bclmlf by the hands. of NECTARIOS
STM'I’AS lls duly aulhornzed Pre5|dem and | have signed as a witness to such. execullon

'PROVINCE OF NOVA SCOTIA

Ongmal Slgned__m

Alicia Wilbert
A Barrister ofthc Suprcme Coun of Nova- SCOlld _

~Affidavit of Corporatc Status

i Necmnos Smppas of Halifax, in the Province ot‘Nova Scoun make oath and swear that:

.k

3‘-.

SWORN TO in Ha!zfa\i the Provmcc of Nova
Scotia, this 9"' day of December, 2020, before me:

Original Slgned

1 am the President, of P'lthos Properties inc. (lhe "Company") and have personal l\nowledgc of the
. facts herein deposed to.

| acknowiedge llml I have cxecuted llle l'on;"gdi'rlg instrument on the date of this affidavit.

- lam an authonzed signing officer of lhc Company and am nuthonzed fo c\ccutc thc foa‘cgomg ;

mslrumcm on behall of the Company and thereby bmd the Company e

When lhe sl;__nm&, officer of the Company exccuted tlle atisched instrument, lllc ownership of'a
share-or an interest in a share of the Company did not entitle the owner thereol 1o the. occupnllon :
of the dwellmb owned by the Company pursuant to the Mntnmomnl Propeny Act.

"The propeny described in Schedulé “A* attached is not and lms not been occuplcd by a person - -

owmng a share ar an :nlcrest in a share of thc sald Company

Thls ac[mow!cdgmeni is made purstant 0 s. 3 1(a) of the Regmo' Act, R.S.N.S. 1989, ¢.392 or s.

 79(1)(a) of the Lcmd R:.gmra!mn Act as the case may be, for the purposc of registering the

mstrument

| Original Signed
.

Alicia Wilbert -~ L Mectaeibs”Stdppas

A Barrister of the Supreme Court of Nova Scotia

Af‘.l‘,.'%mmw

S

) wmwaScoﬁa

“10036967:00004/377RMSADY .



* THENCE along thé northém bound

i eastem boundary of Bedford Highway;

. SCHEDULEA -

" PIDOO29IG4I

" AL that certain lot, piece or parcel of land situat; ying and being on the cusiernsideof -~

Bedford Highway, Halifax, County of Halifax; Province of Nova Scotia, shown as Lot B asid Lot

B-1 on & plan of subdivision of lands of Saut Garson, Civic Nos. 205 - 200 Bedford Highway, = .

- prepared by Kenaeth'V. Reardon, P.L.S.; dated the 20th day of April, 1965, revised to the 30th. - -~

1965, approved by Halifax County Planning Board of the Sth day of July, 1965

day of June,

SR (said plan being recorded at the Registry of Deeds for Halifax County in Drawer 116 as Plan

. 7374), and being more particularly described as follows:: .|

" BEGINNING s the intersection of the eastem boundary of Bedford Highway with the southém. o
_boundary of Lot A; .. - L o L o

S | THENCE alorig the southem boundary of Lot A on abeanng of north 7?8.-{d.egrm, 54 m.iﬂut'&ﬁ;:SQ_ L
* --seconds east for a distance of 118.42 feet to the Western Bousndary of lands of Canadian National . i

* Railways;

* Municipality of the County of Halifax;

 bearing of south 80 degrees, 08 minutes;

19 seconds west for a distance of 120:82 feet to the .-

.. minutes, 05 secands west for a distance of 124.50 feet to the point of beginning.

-THENCE along the eastem boundary of Bedford Highwgy ona bearmg of north 08 degre es, 27 IRRE

ary of lands of Mumclpahty of the Countsf of Halifaxona .

“i '+ THENCE along the western boundary of lands of Canadian National Railways on a beasingof - .~
-south 09 degrees, 34 minutes east fora distance of 127.03 feét to northeastern corner oflandsof =~ -

The parcel originates with an approved plah of subdivision that has been filed under the Registry =~

. Act of registered under the Land Registration Act at the Land Registration Office for the . -
registration d;slnct of Halifax Cotiity in Drawer 116.as Plan or Document Number 374
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Case 24063: Interim Bonus Zoning Outside of the Regional Centre

Regional Council Report -9-

February 21, 2023

Table 3: Proposed Public Benefit Valuation Method for Interim Bonus Zoning

Type of Plan Amendment Valuation Method
Development

Payment Due / Public Benefits
Due

Site Specific Multi-Unit » average land value stated in the local s  On-site public benefits delivered
Residential or Mixed-use Land Use By-law as specified in the Bonus
Sites 10 hectares or less ¢ 20% of total floor area over 2,000 Zoning Agreement, or

square metres subject to §/square metre |«  Money-in-lieu payable when a

whichever comes later

calculation development permit is issued
Future Serviced o 12% of assessed value at the time of » Payment due at the
Communities and sites 10 plan amendment or associated development permit stage, or
heclares or more development agreement approval, provided for in any development

agreement

Valuation of Required Public Benefits

As summarized in Table 1, the calculation for required public benefits is laid out in the Regional Centre
Land Use By-law to include site specific developments as well as Future Growth Nodes, which are larger
subdivisions. To streamline the administrative framework for the interim bonus zoning program, a broad
land valuation study was completed for the proposed area of application. The study provided low, average
(most likely) and high average values within each of the current plan areas, The land values per square
metre included in Table 4 below for each applicable Land Use By-law Area are based on the average (most
likely) values and multiplied by 60%. This provides a discounted value to reduce opportunities for errors.
Current land value ranges for Centre Plan Bonus Zoning Districts are also provided for reference.

Table 4 Centre Plan and Suburban / Rural Proposed Bonus Zoning Rates

Plan Area Value per sm (based on Average or Most
Likely Values X 60%)

Halifax Mainland $213

Dartmouth ) $162

Bedford $195

Sackville $135

Sackville Drive $162

Cole Harbour 5150

Eastern Passage, Cow Bay $135

Beaver Bank, Hammonds Plains, Upper Sackville $156

North Preston, Lake Major, Lake Loon, Cherry Brook, East $66

Preston

Planning District 5 (Chebucto) $48

Timbetlea/Lakeside/Beechville $48

Centre Plan Bonus Zoning Values (2022) 572.99 (Woodside)

$285.34 (South End Halifax)
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Map 1: Proposed Area of Application for Interim Bonus Zoning (LUB Boundaries)

(11 Bedford

[ 2 Planning District 5

[_13 Cole Harbour/Westphal

[ 14 partmouth

(15 Eastern Passage/Cow Bay

[ 16 Halifax

[__17 Beaver Bank, Hammonds Plains and Upper Sackville

(18 North Preston, Lake Major, Lake Loon, Cherry Brook and East Preston

[J9 sackville

(] 10 Sackville Drive .
[ 11 Timberlea/Lakeside/Beechville H/ LF/,X

- Service Boundary

The accuracy of any representation on this map is not guaranteed
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