
 

 
 
P.O. Box 1749 
Halifax, Nova Scotia 
B3J 3A5 Canada    

 
          Item No. 14.1.1 

North West Community Council 
February 9, 2026 

 
 
 
TO:   Chair and Members of North West Community Council 
 
 
FROM:   Erin MacIntyre, Acting Executive Director of Planning and Development  

 
 
DATE:   December 31, 2025 
 
 
SUBJECT: PLANAPP 2023-01594:  Development Agreement for 143 and 153 Sackville 

Drive, Lower Sackville 
 
 
ORIGIN 
 
Application by Sightline Planning and Approvals, on behalf of the property owner. 
 
 
EXECUTIVE SUMMARY  
 
This report recommends approval of a development agreement to permit a mixed-use building at 143 and 
153 Sackville Drive, Lower Sackville. The proposed development consists of two towers (thirteen and 
fourteen storeys) on a shared podium with vehicle access from Hillcrest Avenue. Policy SS-4(a) of the 
Sackville Drive Secondary Municipal Planning Strategy allow for the consideration of this proposal by 
development agreement. Staff recommend that North West Community Council approve the proposed 
development agreement.  
 
 
RECOMMENDATION 
 
It is recommended that North West Community Council: 
 

1. Give notice of motion to consider the proposed development agreement, as set out in Attachment 
A, for a mixed-use building at 143 and 153 Sackville Drive, Lower Sackville 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; 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 
 
Sightline Planning and Approvals has applied for a development agreement to construct a mixed-use 
building consisting of two towers (thirteen and fourteen storeys) on a shared podium at 143 and 153 
Sackville Drive, Lower Sackville. Policy SS-4(a) of the Sackville Drive Secondary Municipal Planning 
Strategy allows for the consideration of buildings over 15.24 metres (50 feet) in height by development 
agreement. 
 
Subject Site 143 Sackville Drive (PID 40010050) and 153 Sackville Drive 

(PID 41510256), Lower Sackville 
Location Corner of Sackville Drive and Hillcrest Avenue 
Regional Plan Designation Urban Settlement (US) 
Community Plan Designation (Map 1) Pinehill-Cobequid (PC) Designation 
Zoning (Map 2) Pinehill/Cobequid (PC) Zone  
Size of Site 8,647.9 square metres (93,085.2 square feet) 
Street Frontage ~188 metres (~616.8 feet) 
Current Land Use(s) Commercial and Residential 
Surrounding Use(s) Commercial, Residential, and Instiutional (Cemetery)  

 
Proposal Details  
The applicant proposes to consolidate two properties and construct a mixed-use building, with the major 
aspects of the proposal as follows: 
 

• Two towers, thirteen and fourteen storeys, on a shared podium of one to three storeys; 
• A potential unit yield of approximately 301 residential units, 
• Commercial uses permitted within the Pinehill/Cobequid (PC) Zone, 
• A minimum of 20% of the ground-floor area shall be occupied by commercial uses, 
• Landscaped open space and activated streetscape, 
• Vehicular access points off Hillcrest Avenue and Sackville Drive, and 
• Underground parking, along with a surface parking lot located at the rear of the property. 

 

Source: Submission document for PLANAPP 2023-01594 
 
Enabling Policy and LUB Context 
The subject property is designated Pinehill-Cobequid under the Sackville Drive Secondary Planning 
Strategy (SPS) and zoned PC (Pinehill-Cobequid) under the Sackville Drive Land Use By-law (LUB). The 
PC (Pinehill-Cobequid) Zone permits a wide range of commercial, institutional, community, and residential 
uses, including multiple unit dwellings. This proposal is being evaluated under Policy SS-4(a) of the 
Sackville Drive SPS, which allows Council to consider multiple-unit residential buildings exceeding 15.24 
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etres (50 feet) in height through the development agreement process. The criteria that Council must 
consider in reviewing such an agreement are outlined in both Policy SS-4(a) and Policy I-5 of the Sackville 
Drive SPS. These criteria are outlined in Attachment B of this report and discussed further in the Discussion 
section. 
 
 
DISCUSSION 
 
Staff have reviewed the proposal relative to all relevant policies and advise that it is reasonably consistent 
with the intent of the SPS. Attachment B provides an evaluation of the proposed development agreement 
in relation to the relevant SPS 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: 
 

• Allows two thirteen and fourteen storey towers on a shared podium of one to three storeys;  
• Height, siting, massing, and exterior design controls of the building; 
• Permitted uses under the Pinehill/Cobequid (PC) Zone of the Sackville Drive Land Use By-law; 
• Required indoor and outdoor amenity space; 
• Controls on site access location; 
• Landscape and lighting controls; 
• Requirement for Lot Grading and Erosion and Sedimentation Control Plans; and 
• Non-substantive amendments including: 

o Changes to the landscaping materials; 
o Changes to allow the conversion of any ground floor commercial to residential units; and 
o Extension to the dates of commencement and completion of development. 

 
The attached development agreement will permit a mixed-use building, subject to the controls identified 
above. Of the matters addressed by the proposed development agreement to satisfy the SPS criteria as 
shown in Attachment B, the following have been identified for detailed discussion. 
 
Compatibility  
The site is bordered by low-rise commercial uses to the north and south, a cemetery to the west, and low-
density residential uses to the east. While a fourteen-storey building is a significant increase in height for 
the area, Policies SS-4(a)(c) and (f) require consideration be given to compatibility and impact of the 
building on the surrounding built form, lands use, and residential areas. Staff acknowledge this proposal 
does not provide a gradual or natural transition in scale, however, based on the surrounding uses and 
development pattern, staff believe compatibility, which can be defined as being in existence without conflict, 
can still be achieved through thoughtful design and site planning.  
 
There is limited existing development along this portion of the Sackville Drive corridor. Fronting a high-
volume street on the edge of low-density residential area, the site is well positioned to accommodate 
additional height and density with limited disruption. The site layout positions the towers away from existing 
homes to the east and design measures such as setbacks, stepbacks, and landscaping can ensure a 
respectful interface with nearby low-density dwellings to minimize shadow and privacy impacts. The 
adjacent low-rise commercial uses—car dealerships and a funeral home—are not sensitive to height or 
increased activity, further reducing potential impacts. With a cemetery across the street and limited 
surrounding sensitivity, the proposal is expected to have minimal shadow, traffic, and visual impacts, 
resulting in a compatible and context-appropriate development. Building stepbacks above the one to three 
storey podium, which reflects the existing low-rise form, help reduce the visual impact of the height and 
mass. Further, the one to three storey podium with townhouse units fronting Hillcrest Avenue provides a 
human-scaled street edge consistent with the surrounding low-density character. These factors contribute 
to a compatible built form reducing impact and a more balanced, pedestrian-friendly streetscape. 
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Wind and Shadow Studies 
Policy SS-4(a)(d) requires that microclimate issues such as wind and solar orientation be examined. A Wind 
Study and a Shadow Study were submitted with the application indicating that microclimate impacts will be 
minimal and manageable, and no dangerous wind conditions are expected under typical weather systems. 
The shadow analysis confirms that the development will not cast more than four consecutive hours of shade 
on any one area and will maintain at least six hours of daylight on both the cemetery and nearby residential 
areas. The wind analysis examined the pedestrian level comfort and safety within and surrounding the 
subject area using the criteria found in the Regional Centre Land Use By-law as the Sackville Drive LUB 
does not provide this. This study concluded that most grade level areas within and surrounding the site are 
predicted to be acceptable for the intended pedestrian uses throughout the year. Overall, the proposed 
building placement, podium height variation, and tower setbacks support a compatible relationship with the 
surrounding community by minimizing potential conflict. 
 
Streetscape and Landscaping  
Policies SS-4(a)(a),(e),(g),(h) and (j) emphasize the importance of an activated Sackville Drive streetscape 
with enhanced pedestrian experiences and landscaping measures. The proposal ensures pedestrian-level 
activity is supported by providing both residential and commercial uses on the ground floor. These 
commercial uses were requested by the applicant and not required by the development agreement to 
ensure compliance with the Provincial Minimum Planning Requirements Regulations (MPRs). 
 
The residential units along Hillcrest Avenue have individual grade-level access and are oriented to the 
street, while the commercial spaces include spill-out and seating areas along the Sackville Drive frontage. 
Landscaping is designed to define walkways, highlight building entrances, and commercial and amenity 
spill-out areas. Street trees and landscaped areas are incorporated along Sackville Drive, Hillcrest Avenue, 
and within the interior of the site to enhance aesthetics. Additional streetscape elements, such as lighting, 
seating, and defined spill-out areas, further contribute to pedestrian comfort and activity. Together, these 
features support an attractive, accessible, and vibrant public realm along Sackville Drive and Hillcrest 
Avenue. 
 
Access and Traffic Generation  
Policy LD-1(f), SS-4(a)(i), and I-5(b) require the impact on traffic circulation from the proposed development 
be considered. The development will be served by access points from Hillcrest Avenue and Sackville Drive. 
The applicant submitted a traffic impact study that assessed existing transportation conditions, projected 
traffic volumes, potential impacts, and any required improvements to the surrounding road network. The 
study concluded that the traffic generated by the proposed development would remain within acceptable 
volume guidelines for the local street system. The analysis also noted that, independent of this proposal, 
additional capacity at the Sackville Drive/Cobequid Road intersection will be required in the future to 
improve operational performance. HRM Traffic Management and HRM Engineering staff have reviewed the 
study and accept its findings. 
 
Minimum Planning Requirements  
In August of 2024, the Minister of Municipal Affairs and Housing announced several changes to the 
Provincial Minimum Planning Requirements Regulations (MPRs) to support efforts to increase housing in 
HRM. On October 3, 2025, the Minister ordered an Interim Planning Area for the entirety of the municipality, 
effectively implementing the Minimum Planning Requirements Regulations (MPRs). The public hearing for 
the updated approach to amending planning documents for Provincial Minimum Planning Requirement was 
held December 11, 2026, approved by Regional Council and the amendment package has been sent to 
Province for review. The chart below identifies the three MPRs relevant to this proposal and outlines how 
the development agreement complies with them.  
 

Minimum Planning Requirement Compliance 
No requirement related to unit mix may apply to 
any residential building development that begins 
construction before April 1, 2028.  

The development agreement does not require a unit mix. 
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Requirements related to ground floor commercial 
for residential building development that begin 
construction before April 1, 2028, must not 
exceed more than 20%. 

The Development Agreement requires a minimum of 20% 
of the ground floor to be devoted to commercial uses. The 
applicant is proposing ground-floor commercial uses more 
than this minimum and has designed the ground floor 
accordingly. Section 6.1.1 provides the option for a non-
substantive amendment to consider building design 
changes that would allow the conversion of ground-floor 
commercial space in excess of 20% to residential units. 

No requirement related to the minimum or 
maximum number of on-site parking spaces may 
apply to residential uses within the urban service 
area of the Halifax Regional Municipality Interim 
Planning Area. 

The development agreement does not require maximum 
or minimum on-site parking. However, it does allow for 
both surface and underground parking. 

 
Priorities Plans  
In accordance with Policy G-14A of the Halifax Regional Plan, staff considered the objectives, policies and 
actions of the priorities plans, inclusive of the Integrated Mobility Plan, the Halifax Green Network Plan, 
HalifACT, and Halifax’s Inclusive Economic Strategy 2022-2027 in making its recommendation to Council.  
 
Conclusion 
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 proposal meets the key policy criteria by providing a 
multiple unit dwelling-built form that mitigates impacts on surrounding residential areas and enhances the 
public realm through active street frontages and improved landscaping. Technical studies support that 
traffic, shadow, and microclimate impacts are manageable, and the overall design represents a compatible 
and well-integrated addition to the Sackville Drive area. Therefore, staff recommend that the North West 
Community Council approve the proposed development agreement.  
 
 
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 proposed development agreement. The administration of the 
proposed development agreement can be carried out within the approved 2025-2026 operating budget for 
Planning and Development. 
 
 
RISK CONSIDERATION 
 
There are no significant risks associated with the recommendations contained within this report. This 
application may be considered under existing SPS policies. Community Council has the discretion to make 
decisions that are consistent with the SPS, and such decisions may be appealed to the N.S. Regulatory 
and Appeals Board. Information concerning risks and other implications of adopting the proposed 
development agreement are contained within the Discussion section of this report. 
 
 
COMMUNITY ENGAGEMENT 
 
The community engagement process is consistent with the intent of the HRM Community Engagement 
Strategy and the Public Participation Administrative Order (2023-002-ADM). 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, an online survey, and an online information video. Attachment C contains a copy of the survey results. 
A total of 13 letters were mailed to property owners within the notification area (Map 2). The HRM website 
received a total of 1,015 unique pageviews over the course of the application, with an average time on page 
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of 2 minutes and 51 seconds. Staff received 3 survey responses 1 email response from the public. The 
public comments received include the following summarized topics: 
 

Public Comment Staff Comment 
Impact on school capacity  The site is located within the Sackville High Family of Schools 

catchment area. According to HRCE, for the next 10 years all schools 
within the Sackville High catchment area will be under capacity. 
HRCE Planning staff have no concern about capacity issues and the 
site development. 

Desire to have more retail/restaurant 
commercial space and public open 
space; and 
 

Commercial uses permitted within the Pinehill/Cobequid (PC) Zone 
are allowed to occupy the ground floor of the building. These 
commercial uses also have commercial spill out areas and sitting 
areas facing Sackville Drive. 

Concerns around building height and 
impacts on the surrounding 
neighbourhood, including traffic and 
infrastructure. 

These items are addressed in the Discussion section above.  

 
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 advertisement on the HRM webpage, property owners within the 
notification area shown on Map 2 will be notified of the hearing by regular mail.  
 
 
ENVIRONMENTAL IMPLICATIONS 
 
No environmental implications are identified.  
 
 
LEGISLATIVE AUTHORITY 
  
Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development. 
 
 
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. Regulatory and Appeals 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. Regulatory and Appeals 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:  Review of Relevant MPS Policies 
Attachment C: Survey Responses 
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___________________________________________________________________________ 
 
Report Prepared by: Dean MacDougall – Acting Principal Planner – 902.240.7085 
___________________________________________________________________________________  
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NOTES: 
1) THE CONTRACTOR IS RESPONSIBLE FOR CHECKING ALL
ALL D MENSIONS ON SITE & REPORTING ANY DISCREPANCY
TO THE ARCHITECT BEFORE PROCEEDING.

2) DO NOT SCALE FROM DRAWINGS USED FIGURED
DIMENSIONS.
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Attachment B – Review of Relevant MPS Policies 

Sackville Drive Secondary Planning Strategy  

PART 5: THE POLICIES  
5.5 Pinehill – Cobequid Designation 

Policy Staff Comments 

Policy LD-1  
A Pinehill - Cobequid Designation shall be established, as shown on Schedule ‘A’- 
Generalized Future Land Use that shall: 

(a) support and encourage development 
of specialized niche markets; 

The development agreement permits ground floor 
commercial space. The GFA (ground floor area) of 
the commercial space and neighbourhood location 
could result in some niche markets.   

(b) encourage new residential 
opportunities; 

The development agreement permits a mixed-use 
building with residential units. 

(c) encourage a greater balance of 
commercial and residential uses; 

The development agreement allows for a mixed-
use development with ground floor commercial 
introducing more residential to an area along 
Sackville Drive that is predominate commercial. 

(d) improve the visible and physical 
connection to the Little Sackville River; 

The subject site is not abutting the Sackville River, 
but it does provide a visible connection to the river 
for the future residents of the building. 

(e) create a more recognizable entry into 
Sackville Drive; 

The development will provide a substantial change 
at the southern end of Sackville Drive, offering 
ground floor that will activate Sackville Drive and 
improve the streetscape.  

(f) improve vehicular movement; and The development will utilize access points off 
Hillcrest Avenue and Sackville Drive. The applicant 
submitted a traffic impact study that examined the 
existing transportation conditions, anticipated 
changes, potential impacts, and any required 
improvements to the road network. The findings of 
the traffic analysis suggest the traffic volumes 
generated by the development are considered 
within the volume guidelines for the local road 
network.  The study did identify that, regardless of 
this proposal, additional capacity at the Sackville 



Drive/Cobequid Road intersection would be 
required in the future to improve operational 
performance. HRM Traffic Management and HRM 
Engineering have reviewed the analysis and 
accepted its findings.  

(g) maintain low density appearance. While this development does not meet this  
requirement, the development sympathizes with 
this requirement by strategically locating the 
building mass away from existing low-density 
residential uses, establishing a streetwall that 
varies in height from 1 storey to 3 storeys.  In 
addition, townhouse units fronting Hillcrest Avenue 
introduce new residential opportunities and 
maintain a low-density appearance along that 
street edge.  

PART 6: STREETSCAPE DESIGN GUIDELINES 
6.2 Architecture 

Policy Staff Comments 

Policy SS-4 (a)  
Within all designations, buildings over 50ft (15.24m) in height above established grade shall 
only be considered by development agreement in accordance with the provisions of the 
Municipal Government Act. In considering any such agreement, Council shall have regard to 
the following: 

(a) Building shall be oriented to the street 
and transit services and primary 
entrances shall be orientated to the 
sidewalk and primary pedestrian ways; 

The building is oriented to both Sackville Drive and 
Hillcrest Avenue. Transit service is located on 
Sackville Drive. Commercial uses face Sackville 
Drive and residential lobby accesses are provided 
to both streets and their sidewalks.  

(b) in a multiple unit dwelling compatible 
commercial use may be required at street 
level and adequate recreation and 
amenity space shall be provided; 

Commercial uses of the PC (Pinehill Cobequid) 
zone are permitted within the ground floor of the 
building, facing Sackville Drive. A non-substantive 
amendment is provide should the owner find 
commercial uses not viable and would like to 
switch to grade access residential units.  

A total of 3,250 square metres of amenity space is 
to be provided within the development, of which 
2,700 square metres is meant to be provided 
outdoors. This equates to approximately 10 square 



metres of amenity space per unit, which staff 
consider adequate.  

(c) compatibility and impact on the 
surrounding built form, lands uses and 
residential areas; 

The site is bordered by low-rise commercial uses 
to the north and south, a cemetery to the west, and 
low-density residential uses to the east. While a 
fourteen story building is a significant increase in 
height for the area, Policies SS-4(a)(c) and (f) 
require consideration be given to compatibility and 
impact of the building on the surrounding built form, 
lands use, and residential areas. Staff 
acknowledge this proposal does not provide a 
gradual or natural transition in scale, however, 
based on the surrounding uses and development 
pattern, staff believe compatibility, which can be 
defined as being in existence without conflict, can 
still be achieved through thoughtful design and site 
planning.  
 
This portion of the Sackville Drive corridor is scarce 
in terms of existing buildings. Fronting a high-
volume street on the edge of low-density 
residential area, the site is well positioned to 
accommodate additional height and density with 
limited disruption. The site layout positions the 
towers away from existing homes to the east and 
design measures such as setbacks, step backs, 
and landscaping can ensure a respectful interface 
with nearby low-density dwellings to minimize 
shadow and privacy impacts. The adjacent low-rise 
commercial uses—car dealerships and a funeral 
home—are not sensitive to height or increased 
activity, further reducing potential impacts. With a 
graveyard across the street and limited 
surrounding sensitivity, the proposal is expected to 
have minimal shadow, traffic, and visual impacts, 
resulting in a compatible and context-appropriate 
development. Building step backs above the 
podium, which reflects the existing low-rise form, 
helps reduce the visual impact of the height and 
mass. Further, the one to three storey podium with 
townhouse units fronting Hillcrest Avenue provides 
a human-scaled street edge consistent with the 
surrounding low-density character. These factors 
contribute to a compatible built form reducing 
impact and a more balanced, pedestrian-friendly 
streetscape. 



(d) microclimate issues such as wind, 
solar orientation, and shadowing; 

Studies provided show that microclimate issues 
are minimal and manageable with little impact on 
surrounding properties. A wind study found that 
during common weather system no dangerous 
wind conditions are expected anywhere over the 
site. Further, a desktop shadow analysis confirmed 
that the development would not create more than 
4 hours of consecutive shade and no less than 6 
hours of light on the cemetery or the residential 
community.  

(e) pedestrian street level activity shall be 
encouraged through, but not limited to, 
the incorporation of outdoor cafes and 
ground floor uses. Consideration shall be 
given to weather protection for 
pedestrians; 

Pedestrian street level activity is provided for both 
residential and commercial uses on the ground 
floor. Residential units on the ground floor have 
grade access and are street facing. The 
commercial uses have commercial spill out areas 
and sitting areas provided facing the Sackville 
Drive frontage. Awnings and canopies are 
provided for pedestrian protection.  

(f) incorporation of building stepbacks at 
various levels to reduce the visual impact 
of the height and mass in relation to the 
surrounding built form; 

The development incorporates tower setbacks 
above the shared podium and at upper levels to 
break up massing. These stepbacks create a 
transition in scale improving compatibility with the 
surrounding built form and contributing to a more 
pedestrian-friendly streetscape. 

(g) landscaping complements shall 
reinforce circulation paths, highlight 
entrances, provide shade, and add 
seasonal interest and designed for 
appreciation by pedestrians, bicyclists 
and motorists. Adequate landscaping 
features and/or street trees should be 
provided around the perimeter and 
throughout the site of the development to 
enhance the aesthetics of the site;  

Landscaping is designed to provide paths in and 
around the development, highlight building 
entrances, commercial/amenity spill out areas, and 
provide shade and seasonal interest through out 
the site. Street trees and landscaped areas are 
incorporated along Sackville Drive and Hillcrest 
Avenue, and within the site to enhance aesthetics 
and create an inviting environment for pedestrians 
and motorists. 

(h) incorporation of streetscape elements 
and furniture; 

The development includes streetscape elements 
such as street trees, lighting, benches, and spill out 
areas to enhance pedestrian comfort and activity. 
These features contribute to an attractive public 
realm along Sackville Drive and Hillcrest Avenue, 
supporting a vibrant and accessible streetscape. 



(i) traffic circulation and access to and 
from the site should be designed to 
minimize adverse impacts on the 
adjacent residential uses and street 
network; 

The development will utilize access points off 
Hillcrest Avenue and Sackville Drive. The applicant 
submitted a traffic impact study that examined the 
existing transportation conditions, anticipated 
changes, potential impacts, and any required 
improvements to the road network. The findings of 
the traffic analysis suggest the traffic volumes 
generated by the development are considered 
within the volume guidelines for the local road 
network.  The study did identify that, regardless of 
this proposal, additional capacity at the Sackville 
Drive/Cobequid Road intersection would be 
required in the future to improve operational 
performance. HRM Traffic Management and HRM 
Engineering have reviewed the analysis and 
accepted its findings.  

(j) significant natural and cultural features 
on the site should be identified and 
protected where appropriate; 

There are no significant natural or cultural features 
on the site. The property is previously developed, 
and no features requiring protection were identified 
through site review. 

(k) lighting shall be designed to provide 
security, safety, and visual appeal for 
both pedestrians and vehicles while 
ensuring minimal impact on adjacent 
properties; 

The agreement requires that all site lighting is 
designed to enhance safety and visibility for 
pedestrians and vehicles while minimizing glare 
and spillover onto adjacent properties. Fixtures are 
positioned to provide adequate illumination for 
walkways, entrances, and parking areas, 
contributing to both security and visual appeal. 

(l) the provisions of Policy I-5 be met. 
(RC-Sep 5/06;E-Oct 7/06) 

See below.  

PART 10: IMPLEMENTATION 
10.3 Land Use By-law  

Policy I-4:  
The following uses shall be considered subject to the entering into a development agreement:  

(e) Within all Designations 1. Buildings 
over 50ft (15.24m) in height (Policy SS-
4(a)) 

This application is made under this policy. The 
proposed building is over 50ft (15.24m) in height.   

Policy I-5 
In considering a development agreement or rezoning, Council shall have regard to the 
following matters: 



(a) the proposal furthers the intent of the 
streetscape guidelines established within 
the Land Use By-law and Schedule D 
relating to signage, architecture, 
landscaping, parking and driveway 
entrances; 

The proposal aligns with the intent of the Sackville 
Drive streetscape guidelines through a mix of 
commercial and residential uses, active frontages, 
and an overall design that complements the 
surrounding context. The site has adequate 
municipal services and access to the existing 
street network. Building height and mass are 
mitigated through tower setbacks and the 
placement of the taller components toward 
Sackville Drive, and away from lower-density 
residential uses. The development is designed to 
minimize traffic and visual impacts, while 
contributing to the ongoing evolution of Sackville 
Drive as a mixed-use corridor. 

(b) that the proposal is not premature or 
inappropriate by reason of: 

(i) the financial capability of the 
Municipality to absorb any costs 
relating to the development; 
(ii) the adequacy of sewer and water 
services; 
(iii) the adequacy or proximity of 
school; recreation and other 
community facilities; 
(iv) the adequacy of road networks 
leading or next to, or within the 
development; and 
(v) the potential for damage to or for 
destruction of designated historic 
buildings and sites. 

(i) The Municipality will not be financially 
responsible for costs associated with this 
development. The subject site is well served by 
existing municipal infrastructure. Any cost to 
upgrade municipal infrastructure, to accommodate 
the project, will be the responsibility of the 
developer. 

(ii) Halifax Water did not identify any significant 
issues. The developer will be required to provide 
evidence at the building permit stage that sufficient 
capacity exists in the local wastewater system. Any 
necessary upgrades to the wastewater system will 
be the responsibility of the developer. 

(iii) The site is located within the Sackville High 
Family of Schools catchment area. According to 
HRCE, for the next 10 years all schools within the 
Sackville High family will be under capacity. HRCE 
Planning staff have no concern about capacity 
issues and the site development. Green space, 
community, and recreational facilities are located 
to the north of the site along Sackville Drive. 
Access to these amenities would require travel by 
vehicle or public transit. 

(iv) The development will utilize access points off 
Hillcrest Avenue and Sackville Drive. The applicant 
submitted a traffic impact study that examined the 
existing transportation conditions, anticipated 
changes, potential impacts, and any required 
improvements to the road network. The findings of 







• Interconnected private and public open space   
• Focus on waterfront parks and trails  
• Private and public realm urban forest canopy 
cover to be maintained and improved  
• Provisions for food security  
• Public art integrated with new development  
• Scenic public views preserved 
 

9.6 PRIORITIES PLANS 

Since the adoption of this Plan in 2014, Regional Council has approved several priority plans  
including the Integrated Mobility Plan, Halifax Green Network Plan, HalifACT, and  
Halifax’s Inclusive Economic Strategy 2022-2027. The second review of this Plan began in  
2020 and is expected to be readopted by Regional Council in 2023. The review will revise the  
policies of this Plan to ensure they are consistent with the priorities plans as approved. In the  
interim, this Plan supports the priorities plans which are actively used by staff to guide 
ongoing work. 

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 proposed development aligns with the 
various priority plans as per the following: 

• integrating climate change implications 
into land use planning policies and 
process by reducing sprawl and 
efficiently using transportation systems 
(Action 23 HalifACT); and  

• increasing housing stock to 
accommodate the growing population in 
Halifax (Strategic Objective 1.6 Halifax’s 
Inclusive Economic Strategy 2022-
2027). 

• When planning and implementing transit 
oriented development and Park & Ride 
lots, pursue opportunities to reduce 
housing costs through such measures 
as reduced parking requirements, 
optional parking for each residential 
unit, bonus zoning, partnerships, land 
banking and innovative technologies 
(A15 IMP).  

• Consider focusing commercial land use 
inside designated mixed-use growth 
centres and minimize these uses in 
other areas (A27 IMP) 

 







Q1  How appropriate do you feel this proposed development is for this area, considering its
existing character and scale?

1 (33.3%)

1 (33.3%)

2 (66.7%)

2 (66.7%)

0 (0.0%)

0 (0.0%)

0 (0.0%)

0 (0.0%)

0 (0.0%)

0 (0.0%)

Very appropriate Very innapropriate Somewhat appropriate Neutral Somewhat inappropriate
Question options

Mandatory Question (3 response(s))
Question type: Radio Button Question

PLANAPP 2023-01594: 143 & 153 Sackville Drive, Lower Sackville : Survey Report for 20 May 2025 to 18 June 2025
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Q2  What are your main concerns, if any, about this development (select all that apply)

Building height Traffic Shadowing Privacy Strain on infrastructure

Change in neighbourhood character None Other (please specify)

Question options

1

2

3

2 2 2 2

1

2

Mandatory Question (3 response(s))
Question type: Checkbox Question

PLANAPP 2023-01594: 143 & 153 Sackville Drive, Lower Sackville : Survey Report for 20 May 2025 to 18 June 2025
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Q3  What features or amenities do you like, or would make this development more acceptable
to you? (select all that apply)

Retail or commercial space Public plaza or open space None Community facilities (e.g. daycare, library)

Sustainable design (e.g. green roofs, energy-efficient systems) Other (please specify)

Question options

1

2

3

1 1

2

Mandatory Question (3 response(s))
Question type: Checkbox Question

PLANAPP 2023-01594: 143 & 153 Sackville Drive, Lower Sackville : Survey Report for 20 May 2025 to 18 June 2025
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Q4  How strongly do you support or oppose the proposed development in this location?

1 (33.3%)

1 (33.3%)

2 (66.7%)

2 (66.7%)

0 (0.0%)

0 (0.0%)

0 (0.0%)

0 (0.0%)

0 (0.0%)

0 (0.0%)

Strongly support Strongly oppose Somewhat support Neutral Somewhat oppose
Question options

Mandatory Question (3 response(s))
Question type: Radio Button Question

PLANAPP 2023-01594: 143 & 153 Sackville Drive, Lower Sackville : Survey Report for 20 May 2025 to 18 June 2025
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Anonymous
6/03/2025 08:15 AM

Ensuring retail space would be vital for revitalizing this area of
Sackville Drive. It is currently a bit of a dead zone in terms
commercial activity that the community would use on a regular basis,
such as grocery or cafe/restaurant.

Q5  Do you have any additional comments or suggestions about the proposed development?

Optional question (1 response(s), 2 skipped)
Question type: Essay Question
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