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360 CAD SERVICES INC.  

 

Project / Design Rationale 

 

Proposed Development Agreement – 44 Bissett Road, Cole Harbour 

 
Note: Updated August 13, 2025, to incorporate expanded parking level and to reflect the August 8 Provincial 

refusal of the Regional Council-approved Phase 4 Regional Plan. 

 

The owner of 44 Bissett Road, Cole Harbour, is making this application for a Development Agreement 

pursuant to Policy UR-10 of the Municipal Planning Strategy for Cole Harbour / Westphal. The owner 

wishes to construct a 40-dwelling unit, 3 storeys building with 34 underground vehicle parking spaces on 

the property. In the context of the neighbourhood and the Regional Plan and Cole Harbour / Westphal 

Municipal Planning Strategy, the site development addresses HRM’s intention to increase the housing 

supply in the municipality in a safe, sustainable and affordable manner while carefully managing the 

impact on nearby properties through use of building setbacks greater than required by the Land Use By-

law, a height consistent with neighbourhood permitted heights, perimeter visual barriers and landscaping 

and retention of existing site vegetation. 

For building residents, the proposed building provides indoor and outdoor amenity spaces, indoor and 

outdoor bicycle and vehicle parking, and a location which is in close proximity to a variety of goods, 

services, public transportation and recreational amenities. 

The proposal is reviewed below to show consistency with the Regional Plan (2014) as amended and 

policies UR-10 and IM-11 of the Cole Harbour / Westphal Municipal Planning Strategy.  

The existing development site consists of two properties which will be the subject of a subdivision 

application to consolidate them into one lot at the appropriate time. 

The design of the proposed building was informed by recently approved planning applications Case 

22622 and PLANAPP 2023-00339 which also were enabled via Policy UR-10. 
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We trust that the information below and the other materials submitted through the HRM Portal satisfy the 

application requirements. We look forward working with HRM staff and Community Council and members 

of the public throughout the application process. We will respond to any questions, clarifications or 

comments as promptly as possible. 

Proposal Site Context 

Subject Site 44 Bissett Road, Cole Harbour (PID 00410068 and 00402834) 

Location East side of Bissett Road, south of Cole Harbour Road intersection 

Regional Plan Designation Urban Settlement (US) 

Urban Service Boundary Inside the Urban Service Boundary, Regional Subdivision By-law 

Community Plan Designation Urban Residential (UR), Municipal Planning Strategy for Cole Harbour / 

Westphal 

Zoning Two Unit Dwelling (R-2) zone, Land Use By-law for Cole Harbour / 

Westphal 

Size of Site 29,923 sq. ft. (2779 sq. metres) 

Street Frontage 101 ft. (30.81 metres) 

Current Land Use Single Unit Dwelling 

Surrounding Use(s) • Mix of multiple unit building (12 units), medium and low density 

residential uses and Cole Harbour Heritage Park to the south 

and west (R-2, R-4 and RPK zones) 

• Low density residential uses to the east (R-1 zone) 

• Low and medium density residential uses and a church / 

daycare to the north; mix of commercial and residential uses on 

Cole Harbour Road. (R-2, R-4 and C-2 zones) 
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Proposal Overview 

The proposed development comprises of the following: 

• A 3-storey, 40-unit multiple-unit building with one level of underground bicycle and vehicle 

parking, and interior amenity space for residents. 

• Exterior landscaped amenity area and natural retained vegetation, in addition to interior amenity 

room and private balconies. 

• Three exterior parking spaces for visitors, 34 vehicle underground parking spaces for residents, 

and indoor bicycle parking; and, 

• Opaque fencing, new vegetative plantings and retained tree and vegetation protection along 

specific side and rear property lines. 
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Review of the Proposal with Relevant HRM Planning Documents 

 

Regional Plan (2014) Policy Comment 

Policy G-14A  

In considering development agreements or 

amendments to development agreements, 

or any proposed amendments to the 

Regional Plan, secondary planning 

strategies, or land use by-laws, in addition 

to the policies of this Plan, HRM shall 

consider the objectives, policies and actions 

of the priorities plans approved by Regional 

Council since 2014, including: 

(a) The Integrated Mobility Plan; 

(b) Halifax Green Network Plan; 

(c) HalifACT; 

(d) Halifax’s Inclusive Economic Strategy 

2022-2027; and 

(e) any other priority plan approved by 

Regional Council while this policy is in 

effect. 

The proposal is designed to be consistent with the 

objectives of the priority plans. See 

comments on policies E-10, T-3, and T-9 below. 
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Regional Plan (2014) Policy Comment 

Policy E-10 

The recommendations of the Urban Forest 

Master Plan, adopted in principle by HRM in 

September 2012, shall be considered in 

planning, programming and regulatory 

activities related to managing and 

enhancing the urban forest cover in HRM. 

The proposed development contributes to various 

actions in the Urban Forest Master Plan. A 

landscaping plan will be submitted at time of the 

development permit application which will be 

prepared by a landscape architect and will specify 

plant material which conforms to the Canadian 

Nursery Landscape Association’s Canadian Nursery 

Stock Standard. As well, we propose the retention of 

existing trees and vegetation at the rear of the 

property. 

Policy T-3 

When preparing secondary planning 

strategies or negotiating development 

agreements, HRM shall consider: 

a) protecting greenways from development 

that would disrupt the continuity of planned 

greenways; 

b) requiring planned greenways to be built 

by developers to HRM standards when the 

land abutting them is developed;  

c) requiring new development be connected 

to, and provide access to, existing and 

planned greenways. 

As per Map 3, our site is located in the area 

of a greenway that extends from Provincially owned 

parkland on Bissett Road North toward Enfield. The 

proposal will not disrupt the continuity of planned 

greenways. 

There will be on-site walkways which connect 

residents to the street, providing access to existing 

and planned greenways. 

As per Map 4, our site is not within a natural corridor 

or open space and natural resource network. 

mailto:info@360cadservices.com
http://www.360cadservices.com/


     360 CAD Services Inc. 

1175 Bedford Highway, Upper Floor 

Halifax, Nova Scotia B4A 1C2 

Telephone: 902.346.3600 

Email: info@360cadservices.com 

Website: www.360cadservices.com  

 

 

 

6 

 

Regional Plan (2014) Policy Comment 

Policy T-9 

HRM shall require mixed-use residential and 

commercial areas designed to maximize 

access to public transit (Transit Oriented 

Development) within the Urban Transit 

Service Boundary through secondary 

planning strategies and shall strive to 

achieve the intent of this policy through land 

use by-law amendments, development 

agreements and capital investments. 

Our site is within the Urban Transit Service. 

Boundary. Express, Weekday, Weekend, and Rural 

bus stops are located within 700 metres of the site. 

The proposed development is a multi-unit 

residential building, which meets the intent of this 

policy by maximizing access to transit services. 

 

Regional Plan Phase 4 

Phase 4 of the Regional Plan was approved by Regional Council on June 19, 2025, but was refused by the 

Minister on August 8. The Rationale originally had included reference to the approved Regional Plan 

Phase 4 but these have been removed on recommendation from a HRM official. 

 

Cole Harbour / Westphal Municipal Planning Strategy 
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Policy UR-10 – Cole 

Harbour / Westphal 

Municipal Planning 

Strategy 

Comment 

a 

the adequacy of 

separation distances 

from low density 

residential development 

The setbacks for the proposed building exceed the by-right 

requirements of the Cole Harbour / Westphal Land Use By-

law. The immediate area has both R-2 and R-4 zoning. R-2 

side yard setbacks are 10 ft. (3 metres) and R-4 setbacks are 

half the height of the main building. The proposed building 

is just under 35 ft. in height requiring a 17 ft. (5.2 metres) 

setback.  

The proposed setbacks for the subject building are 30.5 ft. 

(9.3 metres) from the north lot line and 19 ft. (5.7 metres) 

from the south lot line, both exceeding the minimum 

requirements of the Land Use By-law for the respective 

zones in the area. 

In addition, landscaping measures are proposed on the 

perimeter of the property to provide additional privacy to 

the abutting uses. The Proposed Site Plan shows both 

fencing and vegetative plantings, as well as vegetation 

retention in the rear of the property.  

We feel this combination of larger than normal setbacks 

and additional fence and vegetation landscaping will 

provide adequate separation. 

The planned expansion of the underground parking level 

will have no impact on the building setbacks on the south 

side at ground level. The parking structure will be 

underground, not visible from the exterior of the building 

and will have a landscaped surface. 
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Policy UR-10 – Cole 

Harbour / Westphal 

Municipal Planning 

Strategy 

Comment 

b 

that the height, bulk, lot 

coverage and 

appearance of any 

building is compatible 

with adjacent land uses; 

The area is a mix of residential land uses of varying 

densities. The proposed building stays within the by-right 

limits of the By-law for height and lot coverage. 

The proposed building has a traditional low rise apartment 

building design with projecting balconies with gable roof 

forms articulating the long sides. 

The materials are a mix of a strong masonry base with 

lighter wood frame upper storeys, compatible with 

buildings in the area. 
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Policy UR-10 – Cole 

Harbour / Westphal 

Municipal Planning 

Strategy 

Comment 

c 

that site design features, 

including landscaping, 

amenity areas, parking 

areas and driveways, are 

of an adequate size and 

design to address 

potential impacts on 

adjacent development 

and to provide for the 

needs of residents of 

the development; 

The Proposed Site Plan shows a large portion of the rear of 

the lot remaining in an undeveloped, natural vegetation 

state. This area provides both landscaped space and natural 

habitat through the retention of vegetation on the site. Each 

dwelling unit also has its own private balcony.  The ground 

floor Amenity Room will be for the use of all residents of the 

building.  

This combination of communal and private, indoor and 

outdoor amenity space will provide considerable open 

space and amenity area for the residents. 

The site landscaping also includes perimeter screening as 

noted in section (a) above. 

A landscaping plan with species, sizes, fence details, etc. 

will be submitted at the Building Permit stage consistent 

with our Landscape Plan. 

34 vehicle parking spaces, exceeding the current Land Use 

By-law requirements and the approved Minimum Planning 

Requirements, will be under the building with 3 surface 

spaces for visitors. Bicycle parking will be provided in the 

under building parking level and on the surface at the front 

of the building as well. 

The driveway on the north side of the building will permit 

two-way vehicle traffic in and out of the parking level. It will 

be designed to meet the street according to the HRM 

Streets By-law. 
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Policy UR-10 – Cole 

Harbour / Westphal 

Municipal Planning 

Strategy 

Comment 

d 

preference for a site in 

close proximity to 

community facilities 

such as school, 

recreation areas and 

transit routes; 

The site is well located to commercial, recreational and 

community facilities, most within walking distance. The Cole 

Harbour High family of schools are nearby to the site. 

There are a variety of indoor and outdoor recreational 

facilities in the Cole Harbour area which are easily 

accessible. 

Regular and Express transit service is available within a 700 

metre walk. 

e 

that municipal central 

services are available 

and capable of 

supporting the 

development; 

We are not aware of any limitations to the capability of 

municipal central sewer and water services to support the 

proposed development. 

f 

that appropriate 

controls are established 

to address 

environmental concerns, 

including stormwater 

controls; 

A Site Disturbance Plan, Erosion and Sedimentation Control 

Plan and a detailed Site Grading and Storm Water 

Management Plan will be submitted at the Building Permit 

stage to confirm all HRM requirements are complied with. 

g 

that the development 

has direct access to a 

minor or major collector 

as defined on Map 3 - 

Transportation. 

Bissett Road is a Major Collector classification road as 

defined on Map 3 – Transportation of the Cole Harbour / 

Westphal Municipal Planning Strategy. 
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Policy UR-10 – Cole 

Harbour / Westphal 

Municipal Planning 

Strategy 

Comment 

h 

the impact on traffic 

circulation and, in 

particular, sighting 

distances and entrances 

and exits to the site; 

The Traffic Impact Statement will be supplied to quantify 

impact on traffic circulation and sighting distances. 

The current plans have increased the amount of 

underground vehicle parking from 16 to 34 spaces. This will 

have a positive benefit of reducing the need for residents to 

park on Bissett Road. A parking ratio of 0.85 parking space 

to 1 dwelling unit is in excess of the Minimum Planning 

Requirements amendments for parking supply recently 

approved by Regional Council and the previous 0.33:1 ratio 

approved as part of the Housing Accelerator Fund 

amendments. 

i 
general maintenance of 

the development; 

As evidenced by other properties owned and operated by 

the proponent, this development will receive timely and 

appropriate maintenance. This will include snow and ice 

clearing, waste storage and removal, lawn cutting and 

vegetation pruning, exterior painting and litter control. 

j 

the effect of the 

development on the 

overall housing mixture 

within the community 

The area has a mix of single unit, semi-detached, small and 

mid-size multiple unit development. The proposed building 

adds to this mix following HRM’s intent to increase the 

dwelling unit supply and in a way compatible with the area 

through the use of building setbacks, height, articulation 

and perimeter fencing and vegetative screening. 

k 
the provisions of Policy 

IM-11 
See below. 
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Policy IM-11 – Cole Harbour / Westphal Municipal 

Planning Strategy 
Comment 

a  

that the proposal is in conformity with the intent of this 

planning strategy and with the requirements of all 

other municipal by-laws and regulations; 

The proposed 

development is designed 

to be consistent with the 

Regional Plan and the 

Cole Harbour / Westphal 

Municipal Planning 

Strategy (CHWMPS). The 

site is in the Urban 

Service area and is 

designed consistent with 

CHWMPS Policy UR-10. 

b  
that the proposal is not premature or inappropriate by 

reason of: 
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Policy IM-11 – Cole Harbour / Westphal Municipal 

Planning Strategy 
Comment 

 i 
the financial capability of the Municipality to absorb 

any costs relating to the development 

To the best of our 

knowledge, the 

proposed development 

is in an area with an 

adequate level of 

municipal services to 

accommodate the 

development without any 

increased costs to HRM. 

This includes sewer and 

water services, 

emergency services, 

schools, parks and 

community facilities, road 

network, and 

transportation 

infrastructure for all 

mobility modes. The 

development site is 

suitable for development 

with minimal slopes and 

is not adjacent to 

watercourses, wetlands 

or land susceptible to 

flooding. 

 ii the adequacy of sewer and water services; See above 

 iii 
the adequacy or proximity of school, recreation and 

other community facilities 
See above 
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Policy IM-11 – Cole Harbour / Westphal Municipal 

Planning Strategy 
Comment 

 Iv 
the adequacy of road networks leading or adjacent to 

or within the development; 

Bissett Road is a Major 

Collector classification 

road as defined on Map 3 

– Transportation of the 

Cole Harbour / Westphal 

Municipal Planning 

Strategy. 

 v 
the potential for damage to or destruction of 

designated historic buildings and sites. 
N/A 

c  

that controls are placed on the proposed 

development so as to reduce conflict with any 

adjacent or nearby land uses by reason of: 
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Policy IM-11 – Cole Harbour / Westphal Municipal 

Planning Strategy 
Comment 

 i type of use 

The area is a mix of 

residential land uses of 

varying densities. The 

proposed building stays 

within the by-right limits 

of the By-law for height 

and lot coverage. 

The proposed building 

has a traditional low rise 

apartment building 

design with projecting 

balconies with gable roof 

forms articulating the 

long sides. 

The materials are a mix of 

a strong masonry base 

with lighter wood frame 

upper storeys, 

compatible with 

buildings in the area. 
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Policy IM-11 – Cole Harbour / Westphal Municipal 

Planning Strategy 
Comment 

 ii 
height, bulk and lot coverage of any proposed 

building 

The area is a mix of 

residential land uses of 

varying densities. The 

proposed building stays 

within the by-right limits 

of the By-law for height 

and lot coverage. 

The proposed building 

has a traditional low rise 

apartment building 

design with projecting 

balconies with gable roof 

forms articulating the 

long sides. 

The materials are a mix of 

a strong masonry base 

with lighter wood frame 

upper storeys, 

compatible with 

buildings in the area. 
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Policy IM-11 – Cole Harbour / Westphal Municipal 

Planning Strategy 
Comment 

 iii 
traffic generation, access to and egress from the site, 

and parking; 

The Traffic Impact 

Statement will be 

supplied to quantify 

impact on traffic 

circulation and sighting 

distances. 

The current plans have 

increased the amount of 

underground vehicle 

parking from 16 to 34 

spaces. This will have a 

positive benefit of 

reducing the need for 

residents to park on 

Bissett Road. This parking 

ratio of 0.85 parking 

space to 1 dwelling unit 

is in excess of the 

Minimum Planning 

Requirements 

amendments for parking 

supply recently approved 

by Regional Council and 

the previous 0.33 to 1 

ratio approved as part of 

the Housing Accelerator 

Fund amendments. 

 iv open storage 
No exterior open storage 

is planned for the site. 
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Policy IM-11 – Cole Harbour / Westphal Municipal 

Planning Strategy 
Comment 

 v signs 

A modest building 

identification sign will be 

submitted at the Building 

Permit stage as well as 

requisite civic address 

numbering. 

 vi any other relevant matter of planning concern  

d  

that the proposed site is suitable in terms of steepness 

of grades, soil and geological conditions, locations of 

watercourses, potable water supplies, marshes or 

bogs and susceptibility to flooding 

The development site 

does not have 

environmental features 

which may not be 

suitable for development. 

e  any other relevant matter of planning concern.  

f  

Within any designation, where a holding zone has 

been established pursuant to “Infrastructure Charges - 

Policy IC-6”, Subdivision Approval shall be subject to 

the provisions of the Subdivision By-law respecting the 

maximum number of lots created per year, except in 

accordance with the development agreement 

provisions of the MGA and the “Infrastructure 

Charges” Policies of this MPS. 

Not applicable 
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