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SUBJECT: Case 20401: MPS Amendments to the Bedford West Secondary Planning 

Strategy as contained in the Bedford and Halifax Municipal Planning 
Strategy to enable development of Bedford West Sub Area 10, Kearney 
Lake Road, Bedford and Halifax 

 
 
ORIGIN 
 
Application by Sunrose Land Use Consulting. 
 
 
LEGISLATIVE AUTHORITY 
 
Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development 
 
 
RECOMMENDATION 
 
It is recommended that Halifax Regional Council direct staff to: 
 
1. Initiate the process to consider amendments to the Halifax Municipal Planning Strategy (MPS) and 

Bedford MPS, specifically the Bedford West Secondary Planning Strategy (SPS) to add Bedford West 
Sub Area 10 to the Community Concept Plan and draft policies to enable the development of Bedford 
West Sub Area 10; and  

 
2. Follow the public participation program for municipal planning strategy amendments as approved by 

Regional Council on February 27, 1997. 
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BACKGROUND 
 
Sunrose Land Use Consulting on behalf of a majority of land owners in Bedford West Sub Area 10 is 
applying to make amendments to the Bedford West Secondary Planning Strategy (SPS) to enable the 
development of Bedford West Sub Area 10. At the time when Municipal Planning Strategy policies were 
being written for the Bedford West area, sub areas 10, 11, and 12 were identified as lands which would 
benefit from separate public engagement and consideration of policies. Bedford West has now developed 
many of its subareas, and the current land owners wish to proceed with development of Sub Area 10. 
Given that the proposal cannot be considered under existing SPS policies without new policies as per the 
intent of the original plan, the applicant is seeking amendments to SPS policies for Sub Area 10 to enable 
future development through a development process. 
 
Subject Site Bedford West Sub Area 10 
Location Kearney Lake Road, Bedford and Halifax 
Regional Plan Designation Urban Settlement 
Community Plan Bedford MPS 

Halifax MPS 
Community Plan 
Designation (Map 1) 

Bedford West Secondary Planning Strategy 

Zoning (Map 2) Urban Settlement (US) Zone (Halifax) 
Rural Residential (RR) Zone (Bedford) 
Institutional (SI) Zone (Bedford) 

Size of Site ~31.1 ha (76.8 acres) 
Street Frontage 1.3 km (Kearney Lake Road) 
Current Land Use(s) Vacant, Institutional, Industrial Use and Single Unit Dwellings 
Surrounding Use(s) Residential and Commercial 
 
Proposal Details  
The applicant wishes to amend Bedford West SPS policies to enable development of the lands by 
development agreement.   The major aspects of the proposal are as follows: 

 Prescribed appropriate densities for various land use (residential, commercial and institutional); 
 Revisions to the Community Concept Plan (Map 4) to include proposed land uses for all of Sub 

Area 10; and 
 A review of the policies of the Bedford West SPS to determine if additional policies are required to 

vary existing requirements regarding the environment, servicing, phasing, parks and recreation  
and the development of land uses. Further consideration will determine if additional policies 
specific to Sub Area 10 are required. 

 
History 
In 2006, Regional Council approved the Bedford West Secondary Planning Strategy (Bedford West SPS) 
which provided guidance for the development of a new community on the west side of the Bicentennial 
Highway (Highway 102) in the vicinity of the Hammonds Plains and Larry Uteck Boulevard. The goal of 
the strategy is to enable quality residential and commercial development which is cost effective for the 
municipality to service. The Bedford West area will house a significant portion of HRM’s urban growth 
over a twenty-five year period. The Bedford West SPS includes objectives and policies pertaining to 
environmental protection, municipal services and land use. 
 
The Bedford West SPS is divided into 12 Sub Areas (Map 3). Development agreements have been 
previously approved for Sub Areas 2,3,4,5, 7, 8, 9. An application has recently been submitted for Sub 
Area 6 and is being considered under a separate planning process.   
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SPS and LUB Context 
When approved, the Bedford West SPS as contained in the Beaver Bank, Hammonds Plains and Upper 
Sackville,  Bedford and Halifax MPS’s did not include detailed policies to enable development in Sub Area 
10, 11 or 12 (Map 3). The exclusion of these sub areas was intentional as these lands were not part of 
the core holdings of the majority land holder in the Bedford West area and outside the area where 
detailed study had been completed. The SPS identifies that a future planning process is to consider the 
need for amendments to the SPS to enable development of Sub Area 10 (Attachment B). 
 
Lands in Sub Area 10 currently have multiple zones regulating their development including Residential 
Reserve (RR) and Institutional (SI) zones under the Bedford Land Use By-law (LUB) and Urban 
Settlement (US) zone under the Halifax Mainland LUB. The RR and US Zones allow for single unit 
dwellings on large lots (5 acres minimum) with large road frontages (360 feet minimum). The SI zone 
permits institutional uses such as schools and churches.  
 
 
DISCUSSION 
 
The MPS and SPS are strategic policy documents that set out the goals, objectives and direction for long 
term growth and development in the Municipality. While the MPS provides broad direction, Regional 
Council may consider MPS amendment requests to enable proposed development that is inconsistent 
with its policies or where policies prescribe or predict the need for a future planning process. 
Amendments to an MPS and SPS 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. Such a process would consider any unique characteristics of the site and 
expand the community concept plan to include the sub area.   
 
Applicant Rationale  
The applicant has provided the following rationale in support of the proposed amendment(s): 

 The existing SPS contemplated that a planning process would be required; 
 Central sewer and water services are now available  immediately adjacent the Sub Area 

(Kearney Lake Road) and capable of accommodating projected development within the 
applicable sewershed area covering much of Bedford West; 

 An analysis of the unique characteristics of the site has been completed and submitted as part of 
the application; 

 Proposed revisions to the Community Concept Plan are provided; and 
 Sufficient information has been provided to initiate the planning process. 

 
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 advises that there is merit to the request. The need for a planning process is contemplated by 
the Bedford West SPS and services are now available in immediate proximity to Sub Area 10. Further, 
development in the Bedford West area has progressed to a point where the consideration of development 
for Sub Area 10 is a logical progression for this area. 
 
A full review would consider the following:  

 the scope and appropriateness of different planning tools, such as zoning, development 
agreements or site plan approvals; 

 the feedback received though community engagement initiatives; 
 consideration of appropriate land uses through the establishment of a Community Concept plan 
 general matters related to development including building height, density, phasing and any site 

specific polices to enable development of the Sub Area. 
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Conclusion 
Staff have reviewed the proposed MPS amendment and advise that there is merit to the request.  The 
proposed MPS/SPS amendment process is contemplated by the existing SPS and the proposal is not 
premature given the development of other sub areas of Bedford West and the existence of sewer and 
water services in the lands immediately adjacent.  Therefore, 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.  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 to be held, at a 
minimum, and any other measures deemed necessary to obtain public opinion. 
 
The proposed level of community engagement is consultation, achieved through a public meeting and/or 
public workshop early in the review process, as well as a public hearing, before Regional Council can 
consider approval of any amendments. 
 
Amendments to the Bedford West SPS will potentially impact the following stakeholders: local residents 
and property owners, community or neighbourhood organizations, and business. 
 
 
FINANCIAL IMPLICATIONS 
 
The HRM costs associated with processing this planning application can be accommodated within the 
approved 2016/2017 operating budget for C310 Urban and Rural Planning Applications. 
 
 
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 
 
Issues relating to water quality within the Papermill Lake watershed have been previously identified to 
Council. Further, several of the subject land parcels where previously used for industrial uses which may 
require additional investigation and/or future remedial work at the cost of the developer. Potential 
environmental issues will be examined in more depth should Council direct staff to consider the proposed 
policy amendment.  
 
 
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. 
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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 MPS 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: Sub Areas of Bedford West (Schedule BW-6) 
Map 4: Community Concept Plan (Schedule BW-7) 
 
Attachment A: Applicants Letter of Request 
Attachment B: Excerpts from the Bedford MPS - Bedford West SPS 
Attachment C: Excerpts from the Halifax MPS - Bedford West SPS 
 
___________________________________________________________________________ 
 
A copy of this report can be obtained online at http://www.halifax.ca/commcoun/index.php then choose the 
appropriate Community Council and meeting date, or by contacting the Office of the Municipal Clerk at 902.490.4210, 
or Fax 902.490.4208. 
 
Report Prepared by: Andrew Bone, Planner III, Regional Planning, 902.490.6743    
 
                                                                            
Report Approved by:        

Carl Purvis, Acting Manager, Current Planning, 902.490.4797   
    
 
 
Report Approved by:                                                                                                         
   Bob Bjerke, Chief Planner & Director, Planning and Development, 902.490.1627 
 
Report Approved by: ______________________________________________________ 
   John Traves, Q.C., Director, Legal, Insurance & Risk Management Services 
   902.490.4219 
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8 Closing

Because of its location being on an arterial road, near a highway interchange, arid near
the HRM swim area on the popular Kearney Lake, Sub-Area 10 is appropriate for
development and could positively add to the community fabric of the Kearney Lake
area~ These factors as well as its shape and land ownership configuration make it
different from the other areas of Bedford West, and as such, establishing an appropriate
density and land use mix is key in making the lands viable for development.

We look forward to working with you on this interesting project. Please do not hesitate
to contact me if you require additional information.

Sincerely:

Original Signed

/ienif~Tsang, MCIP
Sunrose Land Use Cop~ulting

Enclosures:

I Copy of the Planning Application Letter
10 copies of Conceptual Layout Plan
4 Copies of Traffic Study (Harbourside)
6 Copies of Municipal Servicing Review (DesignPoint)
Digital Copies of All
Signed Application Form
Application Fee of $2600.
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item 12
There needs to be more analysis around justifying the kind use plan. I think with the site analysis
mapping and a corresponding explanation, the plan may make more sense. For example an
explanation and demonstration of the grades may lead you to the point of determining that
multiple unit dwellings make sense over much of the site, because public roads and single unit
dwellings are probably not practical.

This section of Sub Area 10 was not looked at as a comprehensive unit for several reasons:
The “Conceptual Plan and Site Analysis Plan” (see attachments 3 & 4) as well as the
preliminary profiles that were undertaken for each proposed driveway, identified that
based on the existing topography and the probable allowable density for the area, the
costs associated with clearing and conducting earthworks or the consideration for
installing a connecting roadway between sites was not feasible. This analysis determined
that standalone Sites for each property with their own driveways was more practical;
This area of Bedford West is not directly connected to the Highway 102/Larry Uteck
interchange, therefore all of the site generated traffic would have to exit onto Kearney
Lake Road. The expense of an internal connecting roadway which does not offer a direct
connection to this interchange and connecting roadway infrastructure would be too
expensive to justify for these properties; and

• One landowner has expressed an interest in townhouses fronting on a shared driveway
because it is not financially viable to build a public road. This landowner may choose to
construct a multiple unit building instead if the allowable densities are low and not able
to justify the expense of townhouse driveway construction.

Item 13
Completion of a planning application form, a cheque for $2600 and digital copies of all submitted
material is required. The form can be found here:

http://www.halifox. ca/planning/Applications/documents/PlanningApplicationForm,pdf

A copy of the full application form, a cheque in the amount of $2600, and digital copies of all the
submitted materials are enclosed in this submission.

We look forward to continuing to work with you on this interesting project. Please do not hesitate
to contact me if you require additional information.

Sincerely,
A

/eniferTs~~. MCIP /
Sunrose Land Use Consulys’

Enclosures: 7
—10 copies of Co~ceptual Layout Plan 10 copies of the Site Analysis Plan

I copy of the s~gnature pages from the —1 copy of an email from NSPI declining to
participating landowners participate

— Digital Copies of All —Signed Application Form
Application Fee of $2600
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PØINT
Attachment I

IN WITNESS WHEREOF the parties hereto have executed this Agreement as of the 29th day of
~ 20~5.

CLIENT WITNESS
~‘on1y required where the client L~ an
individual,)

TONY MASKINE, JEAN GHOSN.
XCEL Developments

name ofclient
Original Signed

signature signature

Tony Maskine
name and title ofperson signing name and title ofperson signing

CONSULTANT WITNESS
(only required where the Consultant is an
individual)

DesignPoint En,sineerin~ & Surveyhw L&L
name ofconsultant

~ gnatare signature

ANDREW FORSYTHE
name and title ofperson signing name and title ofperson signing

signature signature

name and title ofperson signing name and title ofperson signing

Bedford West - Sub-Area 10
Municipal Planning Strategy Amendment and Development Agreement
March 3, 2015 Page 13 of 19



~‘DES~GN
~PØINT

IN WiTNESS WHEREOF the pai1~es hereto have executed this Agreement as of the 4th day of
JUNE ,2015.

CLIENT WITNESS
(only required where the Client is an
individual)

signature

name and title ofpersan signing

CONSULTANT

Des(gnPah,t E1~glneerhI~’ & Surve~b1R Ltd.
izai4”~~

Original Signed

signature

WITNESS
(only required where ilz~ Consultant is an
indMduai~)

ANDREW FORSYTHE
name and title a/person signing

signature

name and title a/person signing

signa(w’e

name and title a/person signing name and title a/person signing

Bedford West - Sub-Area 10
Municipal Planning Strategy Amendment and Development Agreement
March 3, 2015

izame Tht~7fW~Wfi?g

Page 14 of 19



~‘DESIGN
t’

TN WITNESS WHEREOF the parties hereto have executed this Agreement as of the ‘~~day of
May ,2015.

CLIENT WETNESS
W M Fares Group on behalf of: (°‘~1Y required where the Client Is an

individual)
SAINTANTONIOSAN7’IOCHIAN
CHRISTIAN ORTHODOX CHURCH
name ofClient
Original Signed

signature signature

Cesar Saleh~ P.Eng. _______________________
name and title ofperson signing name and title ofperson signing

CONSULTANT WITNESS
(only required where the C’onsultant is an
individual)

DesienPeint En~ineerin~ & Surveying Ltd.
num~ of(Snsulrant

~~_~nginaI_Signed

signature

ANDREW FORSYTHE ___

name and title ofperson signing name and title ofperson signing

signature signature

name and tide ofpersan signing name and title afperson signing

Bedford West - Sub-Area 10
Municipal Planning Strategy Amendment and Development Agreement
March 3, 2015 Page 15 of 19
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IN WITNESS WHEREOF the parties hereto have executed this Agreement as of the 4th day of
JUNE ,2O~5.

CLIENT WITNESS
(only required where the client is an
individual)

EMSCOTE LIMITED
Ongrnal Signed

signature ~ signature

~

name and title ofperson signing name and title ofperson signing

CONSULTANT WITNESS
(‘only required where the consultant is an
individual)

Desj~’nPoint Engineering & SurveyinH Lid.

Original Signed

s~gnarure signature

ANDREW FORSYTHE __________

name and title ofperson signing name and title ofperson signing

signature signature

name and title ofperson signing name and title ofperson signing

Bedford West - Sub-Area 10
Municipal Planning Strategy Amendment and Development Agreement
March 3, 2015 Page 16 of 19



a’DESIGN

IN1WITNESS WHEREOF me parties heteto have executed this Agrk’einent as of the ‘~iay”of
LL_L~ 2015.

CLIENT WITNESS
~on~v required si’here the C’lieni is an
individual)

CRESCO HOLDINGS LIMITED
name ofClient

Original Signed

-~fl~n

Original Signed

—~ re signature

•/ li~?gr4~ts#r ~nrc7.~rar
name and nile c/person signing name S title of person signing

CONSULTANT WITNESS
(only required where the (Jonsultant is an
individual)

Original Signed

,5~iature c’y~’naiure

ANDREW FORSYTHE
mane and title qper3on signing inane and title ifperc in signing

signature

name and title v/person signing ;titnte anti title a/person signing

Bedford West - Sub-Area 10
Municipal Planning Strategy Amendment and Development Agreement
March 3, 2015 Page 11 of 19



~DES1GN
~ P43INT

IN WITNESS V/IIEREOE the parties hereto have executed this Agreement as of the 4~~day of
JJI4~~ 2015.

CLIENT WITNESS
(only required where the Client is an
indMduaO

3241428 NOVA SCOTIA L1MI7F~P
ajmjepfCliei~f) ,i~

I_I

Original Signed

signarure signature

Rr~ ~X
name and title ofperson signing name and title ofperson signing

CONSULTANT WITNESS
(only required where the Consultant is an
individuai)

i~slRnPoln: E~gineerin~ & Suri’eving Ltd.
Original Signed

signaiure signature

ANDREW FORSYTHE ___________________

name and title ofperson signing name and title ofperson signing

signature signature

name and title ofperson signing name and title ofpersan signing

Bedford West - Sub-Area 10
Munkipal P’annIng Strategy Amendment and Development Agreement
March 3, 2015 Page 18 of 19



Attachment 2

From: FUCK, ADAM nspower.ca]
Sent: March 19. 2015 11:28 AM
To: Andrew Forsythe
Subject: Suspicious URL: RE: Bedford West Area 10 - Municipal Planning Strategy Amendment and
Dev&opment Agreement

Hi Andrew,

I can confirm we won’t be participating. We don’t see letting the lands go at this point in time and it is
likely this location will be used for utility purposes in the future.

Thanks,
Adam







Attachment B – Excerpts from the Bedford MPS -Bedford West SPS 
 
Sub-Areas 10 and 12: 
 
These current zoning provisions shall be maintained on these lands until such time as 
municipal services can be extended. When service extensions can be made, a 
comprehensive development district zone shall be applied to all undeveloped lands within 
the Sub-Area to be serviced. Any future residential development shall be guided by the 
criterion of policy BW-32 and any commercial development shall be guided by policy. 
 
Policy BW-41: 
No municipal services shall be extended to existing developments within Sub-Areas 10 and 
12 until consultations have been held with affected property owners to determine: 
a) the need for amendments to existing policies under the Municipal Planning Strategy 

and zoning regulations under the Land Use By-law; 
b) the need for municipal services and a means of finance. 

 
A private community centre was established at 345 Kearney Lake Road in the mid 1990s. 
Due to changes in the Bedford Municipal Planning Strategy (MPS) and Land Use By-law 
(LUB), the community centre became a non-conforming use.  Further, adoption of the 
Bedford West Secondary Planning Strategy (BWSPS) in 2006 removed opportunity for 
properties in Bedford West to be rezoned institutional. In November 2010 the property’s 
boundaries expanded due to the owners acquiring an abutting property and consolidating 
the lots. To reflect the existing use at 345 Kearney Lake Road, the property shall be zoned 
Institutional (SI) under the Land Use By-law. The property shall continue to be designated 
Bedford West Secondary Planning Strategy (BWSPS) on the Generalized Future Land Use 
Map of this Municipal Planning Strategy and shall continue to be located within Sub-Area 
10, as identified on Schedule BW-6.  
 
Policy BW-41A: 
Further to Policy BW-41 the property known as 345 Kearney Lake Road (PID #40648404) 
shall be zoned Institutional (SI). (RC-Mar 15/11;E-May 28/11) 
 
Policy BW-42: 
When municipal services are available for Sub-Areas 10 or 12, a comprehensive 
development district zone may be applied to undeveloped properties within the Sub-Area 
to be serviced. No development agreement application shall be considered for approval 
unless a public participation program has been undertaken to identify development 
opportunities and constraints and to facilitate collaboration in the preparation of a 
conceptual concept design for the entire Sub-Area. Any future residential development 
shall be guided by policy BW-32 and any commercial development shall be guided by 
policy BW-33. (RC-Jun 20/06;E-Jul 29/06) 
 



Attachment C – Excerpts from the Halifax MPS -Bedford West SPS 
 

7. LAND USE: SUB-AREAS 10 AND 11  
 
These current zoning provisions shall be maintained on these lands until such time as municipal 
services can be extended. When service extensions can be made, a comprehensive development 
district zone shall be applied to all undeveloped lands within the Sub-Area to be serviced.  No 
commercial development shall be permitted within Sub-Area 11 unless the lands have frontage 
on the Kearney Lake Road.  
 
Policy BW-22: 
  
To facilitate a variety of housing types and achieve both the overall density and open space 
allocations envisioned by the Regional Plan, consideration may be given to varying development 
standards established under the Municipal Planning Strategy and Land Use By-law.  More 
specifically standards pertaining to lot area, lot frontage, lot coverage, setbacks and building 
height may be varied to reflect the uniqueness of each Sub-Area, the market being targeted and 
the theme of that Sub-Area.  
 
Policy BW-23: 
  
No stormwater management, sanitary sewer or water service system shall be located within the 
Open Space Designation which would adversely affect environmentally sensitive areas, detract 
from the aesthetics of the area or impair any recreational functions intended.  The intended 
purpose of all open spaces shall be identified and agreed to in a development agreement 
application.  Lands within the Open Space Designation may be allocated to satisfy the 
Municipality’s Subdivision By-law requirements for parkland dedication.  
 
Policy BW-24: 
 
In the event that the Municipality is unable to determine whether any undertaking will adversely 
affect environmentally sensitive areas, the Municipality shall require that an environmental 
impact analysis be undertaken at the cost of the developer by a person qualified to make such a 
determination and as selected or agreed upon by the Municipality. 
 
Policy BW-25: 
 
The development of all recreational facilities shall conform with the HRM Guidelines for 
Parkland Planning adopted by Council. 
 
Policy BW-26: 
 
Prior to any subdivision approval being granted, the developer shall prepare a recreation 
facilities plan for the development of recreational facilities for lands to be conveyed to the 
Municipality for parkland and open space dedication. The plan shall consider facility 



requirements in relation to present and future community needs, safety and convenience, 
environmental protection or enhancement, financial resources and phasing. 
 
Policy BW-27: 
 
No municipal services shall be extended to existing developments within Sub-Areas 10 or 11 
until consultations have been held with affected property owners to determine: 
  
(a) the need for amendments to existing policies under the Municipal Planning Strategy and 

zoning regulations under the Land Use By-law;  
(b) the need for municipal services and a means of finance. 
 
Policy BW-28: 
 
When municipal services are available for Sub-Areas 10 or 11, a comprehensive development 
district zone may be applied to undeveloped properties within the Sub-Area to be serviced. No 
development agreement application shall be considered for approval unless a public participation 
program has been undertaken to identify development opportunities and constraints and to 
facilitate collaboration in the preparation of a conceptual concept design for the entire Sub-Area. 
Any future residential development shall be guided by the following: 
  
1. the density of housing units shall not exceed six units per acre; 
2. community facilities such as schools, churches and day care centres and businesses that 

provide goods and services at a neighbourhood level, such as convenience stores, may be 
permitted within a residential neighbourhood. Convenience stores shall be encouraged to 
locate at intersections with a Community Collector Street and at transit stops; 

3. sidewalks and pathways facilitate comfortable and convenient pedestrian travel to transit 
stops on the Community Collector Street System, the Community Trail System and to 
community services; 

4. the design of neighbourhood streets facilitate shared use by cyclists and encourage safe 
vehicular speeds and discourage short-cutting and excessive speeds by automobiles while 
enabling direct routes for pedestrians and cyclists; 

5. a variety of housing types is provided within each Sub-Area and distributed so as to 
avoid a congested appearance of streetscapes;  

6. the allocation of housing and the massing and placement of buildings contributes to a 
sense of community vitality, energy conservation, surveillance of public spaces and 
provides an effective integration with established neighbourhoods; 

7. building locations, height, scale, site and architectural design, landscaping, and 
streetscape elements reinforce the themes of neighbourhood identity, pedestrian safety 
and compatibility with the natural environment; 

8. single unit dwelling lots have a minimum street frontage of 40 feet, a minimum area of 
4,000 square feet, a minimum side yard of 4 feet, and a minimum separation of 12 feet 
between buildings; 

9. natural vegetation, landscaping or screening is employed around parking areas for 
institutional and multiple unit buildings to provide screening from streets and, for 
buildings containing forty-eight or more housing units, provision of underground parking 



or a structure allowing for stacked parking shall be a mandatory component of the on-site 
parking supply; 

10. Vegetation is maintained or landscaping measures, a fence or other physical barrier 
provided so as to provide a buffer between new developments and commercial or 
industrial developments which is effective in ensuring public safety and mitigating visual 
or noise impacts; 

11. all open space dedications proposed conform with the objectives and polices adopted for 
open space under this secondary planning strategy and any administrative guidelines 
adopted by the Municipality; and 

12. the proposal conforms with all applicable provisions and requirements adopted under this 
Secondary Planning Strategy regarding environmental protection, the community 
transportation system and municipal services. 

 
Policy BW-29: 
 
For any commercial development proposed within Sub-Areas 10 or 11, consideration shall be 
given to the following matters:  
 
1. natural vegetation, landscaping or screening is employed around parking areas and 

measures are employed to provide safe and convenient pedestrian access to the buildings 
they are intended to serve; 

2. sidewalks and plazas are provided so as to encourage a secure and inviting walking 
environment throughout the commercial centre and to neighbouring residential 
neighbourhoods; 

3. provisions are made for the storage of bicycles; 
4. exterior materials, street furniture; trees, lighting and landscaping measures are 

incorporated in buildings to foster an interesting and secure  environment; 
5. the windows, exterior features and materials and signs employed in any building create a 

sense of interest from public streets; 
6. the massing and height of buildings are consistent with and contribute to an pedestrian 

oriented environment; 
7. the proposal conforms with all applicable provisions and requirements adopted under this 

Secondary Planning Strategy regarding environmental protection, the community 
transportation system and municipal services. 

 (RC-Jun 20/06; E-Jul 29/06) 
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