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North West Community Council
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PLANAPP-2025-01152

Applicant: Mode Architecture Inc.
Location: PID 40306565, Lucasville 
Road, Lucasville
Proposal: Amend Appendix A-1
Type of Application: Land Use By-
law Text Amendment

Proposed Development
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General Site location in Red Site Boundaries in Red

N N

Site Context
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Site Photos
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Regional Plan & 
Subdivision By-law Guide where population 

growth and the 
investment of services 
like transit, piped water 
and sewer should occur.

Community Plan

Land Use By-law 
(Zoning)

Planning Policy Overview
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Regional Plan & 
Subdivision By-law

Outlines where, how, and 
which types of 
development may occur. 
Some uses may only be 
allowed after community 
consultation and Council 
approval.

Land Use By-law 
(Zoning)

Community Plan

Planning Policy Overview
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Regional Plan & 
Subdivision By-law

Specifies what can be 
approved without going to 
Council and seeking 
feedback from the public.

Community Plan

Land Use By-law 
(Zoning)

Planning Policy Overview



7

PLANAPP-2025-01152

Complete Application

Staff Review

Public Engagement

Community Council First 
Reading/Notice of Motion

Public Hearing

Staff Report 14-day Appeal Period

Land Use By-law Text Amendment
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Municipal Sewer and/or Water: Water Service Only

Zone: Mixed Use 1 (MU-1)

Designation: Mixed Use B (MUB)

Existing Use: Vacant

Enabling Policy: P-9A & Appendix A-1

Planning Overview
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Background Information
• August 2022 Regional Council: adopted polices & regulations 

for shared housing
• July 2022 Regional Council: First Reading for region-wide 

amendments and motion for ‘Senior Citizen Housing’ to remain 
in Beaver Bank, Hammonds Plains, Upper Sackville Land Use 
By-law  allowing additional time for active development projects

• May 2023 Public Hearing: Regional Council deferred the 
motion to remove ‘Senior Citizen Housing’

• September 2023 Public Hearing: Regional Council deferred 
motion resulting in the approval and adoption of Appendix A-1
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Appendix A-1
• Appendix A-1 allows for Existing 

Senior Citizen uses that were 
issued a development permit 
prior to First Reading of the 
Shared Housing Amendments to 
continue

• Properties in the appendix may 
have permits re-issued until May 
23, 2026
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Land Use Regulation
Appendix A-1:
Appendix A-1 of the Land Use B-law indicates that an Existing Senior Citizen 
Housing Use that was issued a development permit for Senior Citizens 
Housing prior to First Reading of the Appendix may only be re-issued for that 
use until May 23, 2026, and shall only be a permitted use for those properties 
listed. 

Any expansion or alteration of an Existing Senior Citizen Housing use may 
only be considered if the number of dwelling units does not exceed the Total 
Number of Dwelling Units listed for the property.  
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Policy Consideration

Enabling Policy P-9A: 
This policy enables Senior Citizens Housing uses to be permitted within the 
MU-1 (Mixed Use 1) zone, on specified parcels of land, as listed in Appendix 
A-1 of the Land Use By-law. All Senior Citizens Housing uses listed in 
Appendix A-1 shall be deemed to be an existing use and permitted to 
continue to operate with the same amount of dwelling units or less, as listed 
within the Appendix. 



13

PLANAPP-2025-01152

Proposal Details
• An amendment to Appendix A-1 to add PID 40306565 as 

access only for development on adjacent parcel, 505 
Lucasville Road

• Development Permit for ‘Senior Citizen Housing’ was 
approved for 505 Lucasville Road for a total of 118 units, 
which included access shown on the subject parcel in 
September 2022

• Site layout details are currently under review
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Site Plan

505 Lucasville 
Road

PID 40306565
Access Parcel

Proposed Access on PID 40306565
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Notifications Mailed Level of engagement 
completed was consultation 
achieved through a mail out 
notification.

219

Individual Calls/Emails

Webpage Views

46

317

Public Engagement Feedback
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Feedback included :
• Concerns regarding the proposed scale of the development and 

the impact to an African Nova Scotian Community;
• Concerns regarding the lack of transit, sidewalks, bike lanes and 

current traffic conditions within the community;
• Concerns regarding the lack of a secondary access;
• Clarifications regarding the approval of Appendix A-1 and permit 

approvals; and
• Questions on the detailed site layout of the proposal.

Public Engagement Feedback
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• Brought to Staff’s attention that 64 dwelling units for 505 
Lucasville Road was incorrect

• Staff completed a detailed review of the matter including a 
review of the Development and Building Permits issued

• Concluded that a clerical error was made, and PID 40306565 
should be included as access only to the development at 505 
Lucasville Road

Staff Analysis
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The staff recommendation contained in the staff report was 
arrived at after a detailed analysis of all relevant policies in the 
Regional and local Municipal Planning Strategies.  

Staff recommend:
That North West Community Council approve the proposed land 
use by-law text amendment, as outlined in the staff report.

Staff Recommendation
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Jess Harper
 jessica.harper@halifax.ca
 902-478-6875

Thank You
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