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Chair and Members of North West Community Council
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DATE: March 10, 2017
SUBJECT: Case 19110 - Development Agreement for 592 Bedford Highway, Halifax
ORIGIN

Application by KWR Approvals Inc.

LEGISLATIVE AUTHORITY

See Attachment G.

RECOMMENDATION

It is recommended that North West Community Council:

1. Give notice of motion to consider approval of the proposed development agreement, as set out in
Attachment A, to develop a residential multi-unit building at 592 Bedford Highway, Halifax and
schedule a public hearing.

2. Approve the proposed development agreement, which shall be substantially of the same form as set
out in Attachment A, of this report; and

3. Require the Agreement be signed by the property owner within 120 days, or any extension thereof
granted by Council on request of the property owner, from the date of final approval by Council and
any other bodies as necessary, including applicable appeal periods, whichever is later; otherwise this
approval will be void and obligations arising hereunder shall be at an end.
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BACKGROUND

KWR Approvals Inc., on behalf of the land owner, 3247003 Nova Scotia Limited is applying to enable the
development of an eight storey residential multi-unit dwelling with a maximum of 50 residential units at
592 Bedford Highway, Halifax (Maps 1 through 3). As the proposal cannot be accommodated by the
requirements of the Halifax Mainland Land Use Bylaw because it exceeds the permitted maximum height
of 10.67 m (35 feet), the applicant has requested that the proposed multi-unit dwelling be considered by
development agreement.

Location, Designation, Zoning and Surrounding Land Use

Subject Property 592 Bedford Highway

Location South of the intersection of Larry Uteck Boulevard and the
Bedford Highway.

Regional Plan Designation Urban Settlement

Community Plan Designation Highway Commercial under the Bedford Highway Secondary

(Map 1) Plan of the Halifax Municipal Planning Strategy

Zoning (Map 2) C-2B (Highway Commercial Zone) under the Halifax Mainland
Land Use By-law

Schedule (Map 3) Schedule R of Halifax Land Use By-law

Size of Property 2,226.5 sq.m. (23,967 sq. ft)

Street Frontage Bedford Highway - Approximately 39.6 m (130 feet)

Site Conditions Slopes upward as much as 14 metres (44 feet) from the
Bedford Highway

Current Land Use(s) Commercial building

Surrounding Land Use(s) North — Commercial (Manorhouse Furniture)
South and West — Residential (Ocean Brook Apartments)
East — Bedford Highway /Commercial (Fisherman’s Market)

Proposal
The applicant wishes to demolish the existing commercial building and construct a residential multi-unit
dwelling in the form of a single, eight storey building. The major aspects of the proposal are as follows:

eight storeys facing the Bedford Highway;

a maximum of 50 residential dwelling units;

extensive exterior and rooftop landscaping and indoor and outdoor amenity space;
a combination of underground and surface parking; and

2 driveway accesses to the site; both from the Bedford Highway.

Enabling Policy and Zoning Context

In 2011, Regional Council approved amendments to the Bedford Highway Secondary Plan and applied
Schedule R in order to increase the level of land use control along Bedford Highway in the vicinity of Larry
Uteck Boulevard (Map 3). The C-2B Zone that is applied within this area permits a mix of commercial and
residential uses, including multi-unit dwellings, while limiting the maximum height of development to 10.67
metres (35 feet). Policy 1.8 of the Bedford Highway Secondary Plan allows for the consideration of taller
development through the development agreement process.
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COMMUNITY ENGAGEMENT

The community engagement process is consistent with the intent of the HRM Community Engagement
Strategy. The level of community engagement was consultation, achieved through providing information
and seeking comments through the HRM website, signage posted on the subject site, letters mailed to
property owners within the notification area and a public information meeting held on April 16, 2014
Attachment D contains a copy of the minutes from the meeting. The public comments received include
the following topics:

e appropriate building heights for the local area;

e existing and future traffic on the Bedford Highway; and

e the need for sidewalks along the Bedford Highway.

A public hearing must be held by North West Community Council before they can consider approval of
the proposed development agreement. Should Community Council decide to proceed with a public
hearing on this application, in addition to the published newspaper advertisements, property owners
within the notification area shown on Map 3 will be notified of the hearing by regular mail.

The proposed development agreement will potentially impact local residents and property owners,
community or neighbourhood organizations, and business and professional associations.

DISCUSSION

Staff has reviewed the proposal relative to all relevant policies and advise that it is consistent with the
intent of the MPS. Attachment B provides an evaluation of the proposed development agreement in
relation to the relevant MPS policies.

Proposed Development Agreement
Attachment A contains the proposed development agreement for the subject site and the conditions
under which the development may occur. The proposed development agreement addresses the following
matters:
e huilding height (8 storeys) and maximum number of units (50 units);
e amenity space (internal and extensive external landscaped roof tops);
e underground parking;
o fine—grained modernist architecture; and
¢ non-substantive amendments including:
o minor changes to the placement and architectural design of the building including
changes in cladding material;
o0 the granting of an extension to the date of commencement of construction; and
o the length of time for the completion of the development.

The attached development agreement will permit a residential multi-unit dwelling, subject to the controls
identified above. Of the matters addressed by the proposed development agreement to satisfy the MPS
criteria as shown in Attachment B, the following have been identified for detailed discussion.

Design of the Building

The proposed building contains eight storeys of residential units, and underground and surface parking.
The existing site slopes significantly up from the Bedford Highway to the rear property line with an
approximate rise of 13 m (43 feet). The building will be terraced, which enables the first four floors to be
integrated into the slope of the site. This design keeps the profile of the building low in relation to
surrounding properties, especially to the rear of the site. Although the overall height of the building is 8
storeys facing Bedford Highway, the height in relation to adjacent buildings is in most instances
appropriate. Three dimensional renderings of the building are contained in Attachment D.
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The following design and relationship issues have been identified for further discussion:

Fine Grained Architecture — Policy requires that the proposed building has a fine grain design. This is
interpreted to mean that the building may use a variety of lines, colours materials, or articulations so that
elevations that can be seen from the public realm are interesting and engaging, regardless of their length.
The development agreement requires a mix of building materials to break up the massing of the building
and carry out the intent of the policy. The building is designed in a modernist architectural aesthetic. As
originally proposed, the expression of this modernist design resulted in a building not considered a fine
grain design. Updates to the design were negotiated, specifically on the Bedford Highway facade. The
proposal now meets this policy test.

The front elevation (east side) of the building contains architectural details including horizontal siding and
other fine grain details on building panels and on the proposed garage doors. Further, the south side of
the building is also well detailed. Notwithstanding the elevation drawings in the development agreement,
the proposed agreement requires that further detailing be continued around to the northern corner of the
building which is visible from the Bedford Highway to further enhance the detailing on this building face.
The entire building also features coloured architectural panels implemented to break the design of the
building into a finer grained pixelated pattern. This is intended to minimize the impact of the larger
elevations of the building.

Northern Building Facade — The northern facade includes a large wall, varying in height from three to
seven storeys. This wall is predominately composed of a pixelated panel design with several narrow
vertical bands of windows. The pixelated design and narrow window bands are intended to break up the
mass of the wall. The developer has proposed the planting of a series of large coniferous and deciduous
trees (2m tall at installation) along the north face of the building which are intended to break up the view
of the wall and minimize the impact of this wall. Further, the surrounding buildings and existing
landscaping on adjacent properties will further limit the public views of this facade from the street.

The combination of the architectural design and landscaping reasonably mitigates the mass of the wall;
however, other architecture design variations may be more effective in managing the impact of the wall.
Designs which introduce additional shifts in building massing, variations in height and profile and the
addition of greater relief to the fagade may be more effective.

Relationship to Surrounding Uses
The proposed building is taller, of a higher lot coverage, and has smaller setbacks than would normally be
expected within a suburban setting.

At the rear (west) of the site, the building is located approximately 15 feet from the property line and 35
feet from an adjacent multi-unit dwelling located on Oceanview Lane. Typically the Land Use By-law
would require a minimum 20 foot sideyard (40 foot separation between the buildings), but a reduction can
be considered by development agreement. A five foot reduction in the setback is not significant and the
implications of a reduced setback are offset because the proposed and existing buildings are not parallel
with one another and the reduction in the setback is to one corner of the existing building. Further, the
rear of the proposed building is of limited width and has limited proposed windows thus limiting the impact
on privacy.

Setbacks on much of the north side of the building are approximately 10 to 13 feet from the property line
except near the Bedford Highway where the setback is reduced to a zero sideyard. Under the existing
zone, commercial uses require a zero setback and new residential uses require a minimum of a 20 foot
sideyard.

The proximity of the proposed building impacts two adjacent properties: the Lands of Manorhouse
Furniture and 3285414 NS Limited. The relationship with the Manorhouse property is less significant
because of grade changes along this property line. The Manorhouse property is situated at a higher
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elevation than the 3285414 NS Limited parcel and the proposed building is limited to four to five storeys
where adjacent to this property. Future redevelopment of the Manorhouse lands is not expected to be
significantly impacted by the proposed building.

The property of 3285414 NS Limited is affected to a greater extent by the proximity of the proposed
building to their lands. Because of the close proximity, the proposed building (3-8 storeys) may have a
greater presence over the adjacent two storey building on 3285414 NS Limited than if there were greater
setbacks. Winter shadowing (Attachment F) of the 3285414 NS Limited lands could be expected which
may impact heating costs and maintenance issues. With this said, because of the size of the 3285414 NS
Limited lands, the scale of future redevelopment of the site would likely be limited in height and lot
coverage. It is not expected that the proximity of the proposed building will significantly affect the ability of
the 3285414 NS Limited lands to redevelop.

South and East - To the northeast of the site is the Bedford Highway and Fisherman’s Market (Fish
Distributor). To the south is the driveway access for multi-unit dwellings on Oceanview Lane. The site has
an acceptable relationship to these areas because of existing and proposed setbacks and limited
development potential of the lands adjacent to Oceanview Lane.

Lot Coverage — Lot coverage for this proposal is identified by the applicant as approximately 48 percent
above the parking podium. Lot coverage typically varies between 35 and 50 percent for suburban multi-
unit dwellings, with the proposed being within this range. Typically, the lot coverage does not include
parking podiums located below grade. Given the grades of the site, portions of the parking podium,
specifically at the Bedford Highway elevation and portions of the northern and southern elevations are
exposed to a greater extent than typical. This condition increases the lot coverage of the development to
approximately 64 percent. The impact of such a building is more typical of an urban building design.
However, given the surrounding existing development, specifically the adjacent access points to other
multi-unit dwellings south of the site, the property does not visually appear to be overdeveloped and is
within the scope of what can be considered under policy.

Views

There are no protected viewplanes in the area. However, policy requires the consideration of views from
public spaces and active transportation corridors. Staff reviewed the impact on views from the parkland
corridor that passes through the Bedros Lane condominium and apartment site located to the north. The
proposed eight storey building is not anticipated to have a significant impact on views from the corridor.
Staff has determined that the proposed building will not be visible along most of the corridor. Further,
where there are views from the corridor between existing buildings, small portions of the building may be
visible in the distance. In general, the impact on views can be described as minor in nature.

Renderings of the site have been produced by the applicant from various angles and are found in
Attachment E. The renderings demonstrate minimal impacts on views from developments on Bedros
Lane, as well as the relationships with other buildings.

Parking

The proposed site has 54 parking spaces of which 51 are underground. This total includes 7 visitor
spaces. This exceeds the required parking under the Halifax Mainland Land Use By-law for multi-units
dwellings in the Bedford Highway area and is felt to be sufficient. .

Landscaping / Amenity Space
Due to the number of proposed units on the site and the lot coverage, extensive at grade and rooftop
landscaping is proposed for this site. Additional interior space is also proposed for a combined total of
approximately 22,440 sq. ft. amenity space. The total includes:

e Balconies: 3,863 sq. ft.;

e Landscaping: 875 sq. ft.;

e Green Roof /Roof Top Gardens: 16,402 sq. ft.;
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e Gym: 870 sq. ft.; and
e Community Room: 430 sq. ft.
The proposed extent of landscaping and open space is appropriate for a building of this scale.

Pedestrian Linkages

No existing public sidewalks exist on the Bedford Highway. The proposed development agreement
requires that public sidewalks be constructed along the Bedford Highway frontage leading to an adjacent
bus stop located in front of the Shaunslieve Apartments at 20 Charlotte Lane. Additional off-site sidewalks
would require coordination, design and monetary resources as well as requiring significant alteration to
off-site driveways and grades within the Bedford Highway right-of-way. These upgrades, including the
proposed sidewalk, are beyond the responsibility of the developer and outside of the scope of this
application. However, the Developer has offered to construct the proposed sidewalk, and thus it has been
enabled in the development agreement.

On-site walkways connecting both the front door and a secondary door to the proposed public sidewalk
on the Bedford Highway is required by the proposed agreement. Because of the proposed building and
site design, additional walkways are not required.

Traffic

The proposed development will have two access points on the Bedford Highway, one at each end of the
existing road frontage. Development Engineering has indicated they will authorize both access points and
no issues with this aspect of the proposal are anticipated. A Traffic Impact Statement (TIS) was provided
for this application and accepted by Development Engineering. The study determined no upgrades were
required to the road network to accommodate the proposed development.

As a result of public concerns with the TIS (due to the date of data collected), engineering staff
subsequently conducted further data collection and determined that the TIS sufficiently represented the
existing and future local demands on the road network and confirmed that there are no concerns.

Density

Density in a planning context is one measure of the intensity of development, and is typically a
measurement of the population or number of dwelling units in an area. It can be measured on a variety of
scales ranging from single to multiple sites or from neighbourhoods to communities and beyond. In the
case of this proposal, density is based on units per acre and population per acre to provide comparison
with other developments.

Density can be used as a control in planning documents or development agreements to achieve a
specific population goal or establish a maximum limit within a given area. Most commonly, limits on
density are linked to the capacity of service systems such as sewer, water or road networks.

While density is an indicator of the intensity of a development, it is only a single measurement. It
illustrates very little about a development itself in terms of form, typology, and can be deceptive when
used to compare seemingly similar developments. If for example a large building contains many large 4-5
bedroom units within it, the calculation of units/acre would be low. If that same building were to be re-
configured internally to include a number of smaller 1 bedroom units, the ‘density’ would increase despite
the size of the building remaining the same. Similarly, measuring units per acre on a lot by lot basis is
less telling about the true size of a development because this can be manipulated by placing the building
on a differently sized lot. A small lot pushes the units per acre up while a larger lot forces this number
down. This means that a building on a small lot can look on paper to be inappropriate when compared
against others, although when seen in the physical context it may be appropriate.

Policy 1.8 of the Bedford Highway Secondary Plan enables the consideration of buildings taller than 35
feet by development agreement. The policy does not establish maximum limits for density, building size
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or height. The lack of guidance on these matters is common in planning policies as they are intended to
allow for innovation and creativity in design based on the unique attributes of each site.

Attachment C provides a comparison of densities for all other sites in the immediate area of the proposal
under consideration. Existing development ranges from 11.1 units per acre to 35.5 units per acre, while
the proposed development is for 105 units per acre.

The applicable MPS policies establish several criteria that must be assessed for this proposal, in addition
to the matter of density. If the proposal satisfies all the other criteria, then density alone should not be a
matter of concern. The questions raised by the policy criteria include:

o does the density indicated cause any specific problems or issues;

is there adequate parking;

are the adjacent roads capable of supporting the development;

are sewer and water services capable of supporting the development;
is the bulk, mass and height of the building appropriate;

does the proposed building overshadow its neighbours; and

are the site and building well designed.

The proposed density is approximately 237 persons per acre (based on an average of 2.25 persons per
unit) which is approximately 235 percent greater than other multi-unit developments in the area. There
are no servicing or traffic concerns relative to this density, and the greater building envelope required to
accommodate this higher density fits into the surrounding building context of the area due to the
topography of the site. The proposed development and its density are at the very highest that may be
appropriate for the site. Public concern was stated with regard to the ratio of parking to units. Staff advise
that given that the parking standards are based in the Halifax Mainland Land Use By-law, the issue is
general to most multi-unit dwellings in the Bedford Highway SPS.

Conclusion

SPS policy requires the consideration of specific planning matters and that the end product be a
reasonable result of this consideration. Staff have reviewed the proposal in terms of all relevant policy
criteria and advise that the proposal is reasonably consistent with the intent of the MPS.

The proposed building form, mass and many other characteristics are very typical of its suburban
location, however the density and relationship with surrounding properties is more typical of urban infill
projects. SPS policy does not specifically specify densities, and as such the issue of density is less
relevant than form and character. Ultimately policy requires the building fit in with the surrounding
development without significantly affecting surrounding properties. In the case of the proposed building,
the buildings form and mass are acceptable. The architectural characteristics debated within this report
are subjective in nature, not explicitly laid out within policy, and are minimized by proposed and existing
vegetation.

Based on the above, and a complete review of relevant SPS policy, the proposed building meets the

intent of the SPS policy. Therefore, staff recommended that North West Community Council approve the
proposed development agreement (Attachment A).

EINANCIAL IMPLICATIONS

There are no financial implications. The applicant will be responsible for all costs, expenses, liabilities and
obligations imposed under or incurred in order to satisfy the terms of this development agreement. The
administration of the development agreement can be carried out within the approved 2016-2017 budget
with existing resources.
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RISK CONSIDERATION

There are no significant risks associated with the recommendations contained within this report. This
application may be considered under existing MPS policies. Community Council has the discretion to
make decisions that are consistent with the MPS, and such decisions may be appealed to the N.S. Utility
and Review Board. Information concerning risks and other implications of adopting the proposed
development agreement are contained within the Discussion section of the staff report.

ENVIRONMENTAL IMPLICATIONS

No environmental implications are identified.

ALTERNATIVES

1. North West Community Council may choose to approve the proposed development agreement
subject to modifications. Such modifications may require further negotiation with the applicant and
may require a supplementary report or another public hearing. A decision of Council to approve
this development agreement is appealable to the N.S. Utility & Review Board as per Section 262
of the HRM Charter.

2. North West Community Council may choose to refuse the proposed development agreement, and
in doing so, must provide reasons why the proposed agreement does not reasonably carry out
the intent of the MPS. A decision of Council to refuse the proposed development agreement is
appealable to the N.S. Utility & Review Board as per Section 262 of the HRM Charter.

ATTACHMENTS

Map 1: Generalized Future Land Use

Map 2: Zoning and Notification Area
Attachment A: Proposed Development Agreement
Attachment B: MPS Policy Review

Attachment C: Comparison of Local Densities by Site
Attachment D Public Information Meeting Notes
Attachment E 3D Renderings of Proposed Building
Attachment F Solar Study

Attachment G Legislative Authority

Available Upon Request:
Wind Study


http://www.halifax.ca/planning/applications/documents/19110WindStudy.pdf
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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, MCIP, LPP, Planner Ill Development Approvals, 902-490-6743

ORIGINAL SIGNED
Report Approved by:

Carl Purvis, Acting Manager, Current Planning, 902-490-4797
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(d) the scale of the building(s) having regard
for the retention of views of the Bedford
Basin from public spaces including streets,
and active transportation corridors;

Although the building height in total is 8 storeys, the
building is located in a location where views of Bedford
Basin from public places are not anticipated to be
significantly affected. Views from public trails within the
Bedros Lane development are primarily screened by
existing vegetation and buildings. Public views of Bedford
Basin from public streets are not expected to be
significantly affected. Views in the vicinity of Ecole
Beaubassin, as well from Bedford Highway are shown in
the attachments.

(e) safe vehicular and pedestrian access to
the site and building(s);

Two vehicular access points on the Bedford Highway are
proposed. These access points are located at opposite
ends of the Bedford Highway frontage. The northern most
access is a two way access point and the southernmost is a
one-way exit from the site. The design of all access points
have been approved by the development engineering. A
review has determined that additional upgrades to the
Bedford Highway are not required.

There are two pedestrian accesses proposed to the site,
one at the centre of the site and one at the southern end of
the site. These accesses lead to the main entrance and a
secondary entrance. In addition, the developer has offered
to upgrade the Bedford Highway frontage with a concrete
sidewalk which connects to a sidewalk on an adjacent

property.

There are existing bike lanes on the Bedford Highway
which will be maintained.

Sidewalks beyond the development do not exist and are
beyond the scope of what can be required in a development
agreement. Pedestrians currently use the shoulder of the
road to walk beyond this and other properties in the area.
Council may wish to consider future upgrades to sidewalks
in the area to make connections to the closest existing
sidewalks at Larry Uteck Boulevard (237m (777 feet).

No additional issues with regard to safety was identified
during the review of this proposal.

() the adequacy of vehicle and bicycle
parking facilities;

The development agreement requires 57 parking spaces
which is considered adequate for the development under
the Halifax Mainland Land Use By-law. While meeting the
minimums required by the Land Use By-law, there may be
times where the proposed visitor parking may be
inadequate for the demand.

Bicycle parking is provided as per the LUB at bicycle racks
at building entrances and within the parking garage.

(g) the location of the majority of the
vehicular parking below or to the side or rear
of the building(s) with a minimal amount of
parking accommodated in the front of the
building(s) only where appropriate landscape
measures along the street edge are
provided;

Fifty-four of the fifty-seven parking spaces are located
underground; the remaining three spaces are located above
ground, in the front yard, adjacent the Bedford Highway.

Street trees are required to be planted along the Bedford
Highway street frontage which mitigates the visual effects of
the minimal front yard parking.



http://www.google.ca/url?sa=t&rct=j&q=&esrc=s&source=web&cd=1&ved=0ahUKEwjijsa377rSAhUm04MKHaidA7cQFgggMAA&url=http%3A%2F%2Fbeaubassin.ednet.ns.ca%2F&usg=AFQjCNEFDfC0RD-s9mpNYTRzS-rYz4gl9g
http://www.google.ca/url?sa=t&rct=j&q=&esrc=s&source=web&cd=1&ved=0ahUKEwjijsa377rSAhUm04MKHaidA7cQFgggMAA&url=http%3A%2F%2Fbeaubassin.ednet.ns.ca%2F&usg=AFQjCNEFDfC0RD-s9mpNYTRzS-rYz4gl9g






















Attachment E - 3D Renderings of Proposed Building

[]


bonea
Typewritten Text
Attachment E - 3D Renderings of Proposed Building

bonea
Typewritten Text

bonea
Typewritten Text














A9 a3NOIS3A SN ‘RemyBiH piojpad 265

SN ‘KemyBiH piojped 265 €00 VAL TT0Z

200V

dl1 SN €E00.Lree AdNLS MOAvHS

SMWOC
AdNLS MOAVHS SNOISIATY

'30110Vdd TvdNLO3LIHOYY NI d31d300V ATIVHINTIO
SV MV LHOIGADOD QHUVANVLS A9 AINI3AOO 39 TIVHS ONIMVEA
SIHL 40 3SN 3HL "3A02 ONIATING TVNOILVYN 3HL HLIM ATdWNOD
TIVHS SNOISNINIA TVNININ 7TV "LOIFLIHOYY LTNSNOD ‘LSIX3
SAIONVYJIYISIA I HO ' SNOISNINIA 40 FONISAV IHL NI 3LIS
NO d3IdId3A 39 OL SNOISNIWIA 1TV "'SONIMVHA 3TvOS LON Od

89€8°'v0V'Cc06'}

€8€8'v0¥V'Cc06'}

TAT HEd 11005 BAON ‘XejljeH
60T 83InS ‘peoy uspies Bulids 088G

. \/

s Ja(
7/ 5 Lz
i
>
©
7 N
-
p) ~
W "
© 3
m | L 4 das/ien
D ) 7 | / k&
S
) . % _
o puim wolj uomndtoid uipiedar Apnis Jayuny aanbal im 3uipjing : \
() Yl JO 3pIs yInos ayl uo spieAunod dgnd pue areaud pue ‘eale IdUBIIUD _
1 AemysiH piojpag ay ‘a8e1s udisap pajie1ap ayi duling -anoqe Adoued ayl Aq .
LL  1jelpumop wolj paidaloid ale SI00p 3JURIIUD |BIIUIPISAL dy) “dleulwopald ﬂ /
£ UIN0S JO 1SIMUINOS 3Y1 Wol) Spulm ‘Syluow Jawwns syl u ‘sinoqydisu : [ n N
@  SM uo 10 ‘3us 3yl uo Supjiom pue Zuial 9jdoad uo edwl [ewIUlW SISNED I
& udisap ay1 a10j219y1 ‘93e101s 10y pasn are Aadold 1uddelpe sy uo s3ulpjing /l.\ fa
L 2yl "swuapisal ayl Aq $sadde Jeindal aABY 10U Op JAULB 3L JO 2B} Ylou :\ \
% AUl pue pud 1SaMm 3yl puim Jaiuim 3uijreasasd ayl Jo 33| Yl Ul JAULB YL S~ o
£ soded 1sam-yuou 3yl 01 |1y Syl “1Samyuou Jo 1sam ayl wolj Ajpuanbay p
< 150w MO|Q PUB SYIUOW J3pP|0I 3yl Ul 1S93U0JIS 318 SPUIM Y] B110IS BAON U] un(
L
Lz



bonea
Typewritten Text
Attachment F - Solar Shadow Study


Attachment G — Legislative Authority

Development Agreements By Community Council

The Community Council Administrative Order, subsection 3 (1) “Subject to subsection (3) of this section,
sections 29, 30 and 31 of the Halifax Regional Municipality Charter apply to each Community Council.”

Halifax Regional Municipality Charter:

Development agreements by community councils

31 (1)

(2)

3)

(4)

This Section applies to a community council if the Council so provides in the policy
establishing the community council.

Where a municipal planning strategy of the Municipality provides for development by
agreement, the community council stands in the place and stead of the Council and Part VIl
applies with all necessary changes.

A development agreement, or amendment to a development agreement, entered into by a
community council must be signed by the Mayor and the Clerk on behalf of the Municipality.

Where a development agreement entered into by a community council purports to commit the
Municipality to an expenditure, the commitment has no force or effect until approved by the
Council. 2008, c. 39, s. 31.

HRM Charter, Part VIII, Planning and Development, including:

Development agreements
240 (1) The Council may consider development by development agreement where a municipal

planning strategy identifies

(a) the developments that are subject to a development agreement;

(b) the area or areas where the developments may be located; and

(c) the matters that the Council must consider prior to the approval of a development
agreement.

(2) The land-use by-law must identify the developments to be considered by development

agreement. 2008, c. 39, s. 240.

Content of development agreements
242 (1) A development agreement may contain terms with respect to

(a) matters that a land-use by-law may contain;

(b) hours of operation;

(c) maintenance of the development;

(d) easements for the construction, maintenance or improvement of watercourses, ditches,
land drainage works, stormwater systems, wastewater facilities, water systems and other
utilities;

(e) grading or alteration in elevation or contour of the land and provision for the disposal of
storm and surface water;

(f) the construction, in whole or in part, of a stormwater system, wastewater facilities and
water system;

(g) the subdivision of land;

(h) security or performance bonding.

(2) A development agreement may include plans or maps.

(3) A development agreement may



(a) identify matters that are not substantive or, alternatively, identify matters that are
substantive;

(b) identify whether the variance provisions are to apply to the development agreement;

(c) provide for the time when and conditions under which the development agreement may be
discharged with or without the concurrence of the property owner;

(d) provide that upon the completion of the development or phases of the development, the
development agreement, or portions of it, may be discharged by the Council;

(e) provide that, where the development does not commence or is not completed within the
time specified in the development agreement, the development agreement or portions of it
may be discharged by the Council without the concurrence of the property owner. 2008, c.
39, s. 242.

Requirements for effective development agreement

243

1)

)

3

(4)

A development agreement must not be entered into until

(a) the appeal period has elapsed and no appeal has been commenced; or

(b) all appeals have been abandoned or disposed of or the development agreement has
been affirmed by the Board.

The Council may stipulate that a development agreement must be signed by the property
owner within a specified period of time.

A development agreement does not come into effect until

(a) the appeal period has elapsed and no appeal has been commenced or all appeals have
been abandoned or disposed of or the development agreement has been affirmed by the
Board,;

(b) the development agreement is signed by the property owner, within the specified period
of time, if any, and the Municipality; and

(c) the development agreement is filed by the Municipality in the registry.

The Clerk shall file every development agreement, amendment to a development agreement
and discharge of a development agreement in the registry. 2008, c. 39, s. 243.



	19110 Attachments.pdf
	19110 A Scheds B-I.pdf
	19110 Attachment A Development Agreement
	19110 Attachment A Schedule B Site Plan
	19110 Attachment A Schedule C Site Plan Yards
	19110 Attachment A Schedule D Landscape Plans
	Sheets
	A104 - LEVEL P1 LANDSCAPE
	A107 - LEVEL 3 LANDSCAPE
	A110 - LEVEL 5 LANDSCAPE
	A114 - ROOF LANDSCAPE


	19110 Attachment A Schedule E North Elevation
	19110 Attachment A Schedule F South Elevation
	19110 Attachment A Schedule G East Elevation
	19110 Attachment A Schedule H West Elevation
	19110 Attachment A Schedule I Fine Grain Detailing

	19110 Attachment E 3D Renderings of Proposed Building (current).pdf
	2016_06_17.592BedfordHwySubmission7.HRM_LetterShort
	2016_06_17.592BedfordHwyMajorChangesFromSubmission1to7.v4
	Sheets
	A000 - COVER SHEET
	A001 - PROJECT DATA SHEET
	A002 - SHADOW STUDY
	A003 - NORTH EAST VIEW
	A004 - NORTH VIEW
	A005 - BEDROS LANE VIEW
	A006 - ROYALTON VIEW
	A007 - CHARLOTTE LANE VIEW
	A008 - PODIUM PERSPECTIVE
	A101 - SITE PLAN
	A102 - SITE SIDE YARDS
	A103 - LEVEL P1 FLOOR PLAN
	A104 - LEVEL P1 LANDSCAPE
	A105 - LEVEL P2 FLOOR PLAN
	A106 - LEVEL 3 FLOOR PLAN
	A107 - LEVEL 3 LANDSCAPE
	A108 - LEVEL 4 FLOOR PLAN
	A109 - LEVEL 5 FLOOR PLAN
	A110 - LEVEL 5 LANDSCAPE
	A111 - LEVEL 6 FLOOR PLAN
	A112 - LEVEL 7 FLOOR PLAN
	A113 - LEVEL 8 FLOOR PLAN
	A114 - ROOF LANDSCAPE
	A201 - NORTH ELEVATION
	A202 - SOUTH ELEVATION
	A203 - WEST ELEVATION
	A204 - EAST ELEVATION
	A301 - BUILDING SECTIONS
	A302 - BUILDING SECTION


	19110 Attachment F Solar Shadow Study.pdf
	2016_06_17.592BedfordHwySubmission7.HRM_LetterShort
	2016_06_17.592BedfordHwyMajorChangesFromSubmission1to7.v4
	Sheets
	A000 - COVER SHEET
	A001 - PROJECT DATA SHEET
	A002 - SHADOW STUDY
	A003 - NORTH EAST VIEW
	A004 - NORTH VIEW
	A005 - BEDROS LANE VIEW
	A006 - ROYALTON VIEW
	A007 - CHARLOTTE LANE VIEW
	A008 - PODIUM PERSPECTIVE
	A101 - SITE PLAN
	A102 - SITE SIDE YARDS
	A103 - LEVEL P1 FLOOR PLAN
	A104 - LEVEL P1 LANDSCAPE
	A105 - LEVEL P2 FLOOR PLAN
	A106 - LEVEL 3 FLOOR PLAN
	A107 - LEVEL 3 LANDSCAPE
	A108 - LEVEL 4 FLOOR PLAN
	A109 - LEVEL 5 FLOOR PLAN
	A110 - LEVEL 5 LANDSCAPE
	A111 - LEVEL 6 FLOOR PLAN
	A112 - LEVEL 7 FLOOR PLAN
	A113 - LEVEL 8 FLOOR PLAN
	A114 - ROOF LANDSCAPE
	A201 - NORTH ELEVATION
	A202 - SOUTH ELEVATION
	A203 - WEST ELEVATION
	A204 - EAST ELEVATION
	A301 - BUILDING SECTIONS
	A302 - BUILDING SECTION






