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(b) addressing the planning principles of transition, pedestrian-orientation, human-scale, 
building design, and context-sensitive as noted in Table 2 of this report; 
  

2. Continue to process the site-specific secondary municipal planning strategy amendments for the 
proposals outlined in Attachment B;  
 

3. Follow the public participation program for the site-specific secondary municipal planning strategy 
amendments as outlined in Attachments A and B of this report; and 
 

4. Discontinue processing the requests for site-specific amendments as outlined in Attachment C of 
this report.  
 

 
BACKGROUND 
 
Over the past 10 years, individual requests for site-specific Secondary Municipal Planning Strategy (SMPS) 
amendments have been considered as a method to address the outdated policies of the Halifax SMPS. 
Prior to this such requests were not a regularly accepted means of considering development proposals as 
their focus on a small geographic area detracts from planning in a comprehensive manner. Additionally, 
responding to these types of requests represents a significant demand on limited staff resources, reducing 
their capacity to focus on updating the overall planning frameworks.  
 
Ultimately, a key purpose of the Centre Plan and Land Use By-law Simplification programs is to shift the 
existing paradigm of outdated planning frameworks towards one in which expectations are set in policy, 
understood by all stakeholders, and applied consistently by municipal staff.  The goal is to create an updated 
planning policy framework and schedule active maintenance of the policy at intervals which can be 
anticipated by both the community and Council. Amendments to policy documents would then primarily be 
undertaken on a scheduled basis and through comprehensive planning processes. 
 
While Regional Council may consider SMPS amendment requests at any time, they are significant 
undertakings and Council is under no obligation to consider such requests.  A brief overview of the different 
types of planning and development applications is provided in Table 1. 
 
Table 1.  High Level Overview Types of Planning Applications 
 

As-of-Right Applications  
Applications that can be decided upon by staff under existing Council-approved by-laws 
Permits  Subdivision 
Applications for permit that meet the regulations in 
place in the land use by-law  

Applications to consolidate or subdivide land based on the 
regulations in place in the land use by-law and subdivision 
by-law 
 

Discretionary Planning Applications 
Applications that may be considered by Council 
Enabled  Plan Amendment 
Applications where the proposed land use has 
been envisaged by the community and may be 
considered subject to meeting certain criteria. The 
criteria are listed in policy and are what the Council 
must consider in making a decision to enable the 
proposal. An example is a Development 
Agreement or Rezoning enabled in policy.  

Requests to change the planning policy because the 
proposal was not envisaged at the time the policy 
framework was created. Generally, plan amendments are 
only recommended to be considered if there is a change in 
circumstances, such as societal, land use, servicing or 
business changes not contemplated at the time the policy 
was created.   
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Planning 
Principles  

Description 

awnings and recesses, and be designed to mitigate the impact of required parking 
accesses and utility features. 
 

Human-Scale Human-scale means the impression of a building when seen in relation to its 
surroundings, or the size and proportion of parts of a building or its details in 
relation to its surroundings, that relates in a positive way to the visual and physical 
experience of a pedestrian. Moderately sized buildings, as well as taller buildings 
with lower scale podiums and architectural detailing, work together with narrow 
streets, plazas and small pocket parks to create an intimate environment and 
comfortable experience. Human scale design makes urban environments more 
interesting, encourages exploration and draws more people to local shops and 
services. 
 

Building Design  Design means the overall architectural composition of a building and its orientation 
on the site. Proposed buildings should provide visual interest from all vantage 
points, and especially from the street. The building’s façade should be articulated 
vertically and horizontally using a combination of windows, changes to materials 
and material treatments and other architectural façade elements. Coordinated 
building elements (like lighting and signage) and site elements (like landscaping) 
contribute to the overall quality of the design. 
 

Context-sensitive The proposed building’s design respects the character of the surrounding 
neighbourhood. The scale, form, and materials used respond to the architectural 
character of the neighbourhood. Next to heritage buildings or streetscapes, the 
proposed building complements and enhances the heritage features. 
 

Strategic Growth  The Regional Plan targets at least 75% of new housing units to be located in the 
Regional Centre and urban communities with at least 25% of new housing units 
within the Regional Centre over the life of the Plan. New developments should 
respond to the natural, cultural, historical, and urban character of their context. 
Intensification and change is directed to areas that will benefit from growth. Every 
new building contributes to the betterment of the public realm. Design supports 
accessibility, active transportation and transit (i.e. streets, land uses, 
neighbourhoods, open spaces, circulation systems).  
 

Complete 
Neighbourhoods 

Support safe, mixed-use and diverse neighbourhoods, including: affordable 
housing and a variety of tenures; residential, commercial, employment uses; and 
visually and physically accessible amenity space, including schools and parks 
within walking distance. Public services and amenities to support quality of life, 
cohesive communities and creative places.  
 

 
 
Further detail of staff’s analysis for each proposal can be found in Attachment F. Each of the applications 
identified in Attachment A and B still require some adjustment to respond to the above planning principles 
and feedback received during public engagement on December 7 2016.  Staff will continue to work with 
applicants to  refine these proposals through the application process ensure the planning principles of 
transition, pedestrian-orientation, scale, building design, and sensitivity to surrounding context are 
addressed. Generally, the public suggested further consideration be given to form, design, amenity, traffic, 
wind and shadows.  
 
Table 3 provides an overview of the specific Centre Plan components that have been used to further assess 
the proposals. The Centre Plan Urban Structure Map is the primary tool used to outline the way that growth 
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will be distributed throughout the regional centre in context-appropriate forms. It establishes a focus on 
moderate height buildings in areas that are to experience intensification, with tall buildings located in 
strategic locations. Established residential areas are generally meant to accommodate growth through 
gentle density, such as garden suites or secondary suites. The applications that generally align with the 
Centre Plan document: 
 

 are in appropriate locations for intensification or growth; and 
 represent a built form that generally reflects the Centre Plan vision that is established in the Urban 

Structure.  
 

Table 3.  Centre Plan Components 
 

Centre Plan 
Components  

Description 

Urban Structure The urban structure presents a vision for how and where the Regional Centre 
should grow. The urban structure groups neighbourhoods in the Regional Centre 
under different classifications. These classifications are based on the 
characteristics of the overall built form, intended uses, and capacity for future 
growth within the areas they cover. Each classification has its own pattern of 
development and intended level of intensity. These classifications are:  

 Downtowns 
 Centres 
 Corridors 
 Future Growth Nodes 
 Established Residential Areas 
 Higher Order Residential Areas 
 Intensive Employment Areas 
 Institutional Employment Areas 
 Small Scale Institutional Areas 
 Parks and Public Spaces 

 
Proposed developments were compared to the urban structure’s intent based on 
their location and proposed use.  
 

Height The Urban Structure policy directions have proposed building heights for each 
classification. Proposed developments were evaluated against the potential height 
framework. 

 Centres: Height ranges from 3 to 20 storeys; based on maps within the 
June 2017 Centre Plan 

 Corridors: Low (3-storey) to moderate (4-6 storey)  
 Higher Order Residential Areas: Moderate height (4-6 storeys) 

depending on lot size and depth 
 Established Residential Areas: Low 

 
Floor Area Ratio 
(FAR) 

Floor Area Ratio (FAR) means the gross area of all floors in a building, measured 
from the inside face of external walls, divided by the site area. The Centre Plan 
will control the density of new developments, in part, using a maximum Floor Area 
Ratio. The policy directions state a FAR of 3.5 be considered in the development 
of regulations in Corridors and Higher Order Residential areas.  
 

 
The remaining proposals outlined in Attachment C are generally proposing a development form that are 
contrary to the planning principles as outlined, and exceed the direction for intensification that has been 
outlined in the June 2017 Centre Plan. Staff recommend that further site-specific consideration of these 



Site-specific SMPS Amendments within the Regional Centre Boundary  
Regional Council Report  - 7 -                   August 1, 2017 
 
projects would be contrary to the Regional Plan goal to plan in a comprehensive manner for the Regional 
Centre, and contrary the Centre Plan’s vision.   
 
 
Consideration of Centre Plan Impacts  
There are several risks associated with moving forward with any SMPS amendment requests at this time. 
There has been a substantial investment of time and effort by the public participating in the development 
of Centre Plan and citizens may consider moving forward with any SMPS applications as undermining their 
contributions and efforts. There are members of the public who have conveyed strong concerns that these 
proposals are moving ahead of the Centre Plan process, and find the relationship between the SMPS 
Amendment process and the Centre Plan process confusing. By Council continuing to consider site-specific 
requests, the construction of new buildings which are contrary to future planning policies and regulations 
could result. The policy and regulatory framework is still evolving, and will be subject to change as more 
detailed work occurs.  As this work evolves, bringing forward individual applications to Council now may 
cause uncertainty and ongoing public debate surrounding the future of the Centre Plan planning documents. 
 
There has also been concern expressed by Council and some members of the public that the Municipality 
must mobilize and enable growth to occur, as we may risk delaying growth by not processing all of the 22 
SMPS amendments. Staff is highly cognisant of our shared responsibility with the Halifax Partnership to 
promote and maximize growth and to make Halifax an easier place to do business as articulated in the 
Economic Growth Plan 2016-20212. The Centre Plan is recognized in this strategy as the method by which 
Council can streamline approvals and direct the intensification of development, in a manner that 
strengthens community, and Halifax’s economy. Planning is the primary tool that cities have available to 
direct growth and build a liveable community that develops in a manner that attracts people through the 
creation of place.  
 
In considering the question of growth, it is important to recognize that throughout the Centre Plan process, 
planning applications have continued to be reviewed and approved for sites within the Regional Centre. 
Table 4 contains a summary of the number of applications completed since the time of initiation of the 
Centre Plan, up to the end of 2016. In addition to this, at the time of the writing of this report, there are a 
total of 65 discretionary planning applications underway in the Regional Centre, with 43 of these being 
enabled (already envisaged by policy), and 22 requested as plan amendments (not envisaged by policy).  
 
Table 4.  Number of Applications Completed within Regional Centre Boundary – 2014-2016  
 

 
Application Type  

As-of-Right Discretionary 
Permit Subdivision Enabled SMPS 

Amendment 
Total Number 
Applications 
Processed/Completed   

3,084 62 70 11 

 Total Number of 
Units/Lots  

2,599 84 3,977 618 

 Total Commercial 
Floor Area 
(Square Ft.)  

3,541,247 N/A 578,576 41,535 

 
 
Staff has written this report with a view to balancing the community’s vision for the Regional Centre, a desire 
for economic prosperity, and the development proposals that have been presented for specific sites. To 
mitigate potential risks, staff recommends continuing to process applications that respond to the planning 

                                                      
 
2 http://www.halifaxpartnership.com/en/home/economic-data-reports/economic-strategy/default.aspx 
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principles outlined, and generally align with the Centre Plan document. To help ensure the proposed policy 
and regulations are aligned as closely as possible to the future policy and regulations, staff working on the 
amendment requests will continue to work closely with the Centre Plan team in setting the site-level policy. 
At the time a proposal comes forward, Council is under no obligation to approve any proposed amendment 
and may choose to decline a proposal, while retaining the opportunity to revisit policy for the same site 
through the Centre Plan adoption process.  
 
Applications Meriting Special Consideration 
Due to unique circumstances under current policy, staff recommend that the following two applications 
continue to be processed for SMPS amendments, irrespective of the Centre Plan direction for these sites:  
 
Case 20323, for the former Ben’s Bakery lands, involves redevelopment of a former light industrial use 
within a residential neighbourhood. Under the Halifax MPS, the existing policy directs Council to consider 
MPS and LUB amendments when the bakery use is no longer relevant. Section VI Policy 2.5 states that 
mixed-use redevelopment options may be appropriate provided the development integrates appropriately 
with the existing residential neighbourhood.  Although the development proposal differs somewhat from the 
June 2017 Centre Plan urban structure, staff recommends that there is merit to considering this proposal 
given the presence of the existing policy.  
 
Case 20436 proposes the expansion of an auto repair business at the intersection of Victoria Road and 
Albro Lake Road into an existing commercial building on the adjacent property. Although the property is 
designated Commercial under the Dartmouth MPS, there is an existing site specific policy which applies to 
the lands that limits the types of commercial uses that may be considered. Under the draft Centre Plan, the 
site is within the Victoria Road Corridor, where automotive uses should be provided only in fully-enclosed 
retail and accessory service spaces. As the proposal is minor in nature, focusing on a change in use in an 
existing building, there is merit to consider the proposal. A detailed review of the application would address 
any neighbourhood compatibility concerns.  
 
Staff Resources and Timing of Centre Plan 
Staff will work on the applications identified in Attachments A and B, prioritizing them by the timing of their 
receipt. Continuing with individual applications will require a significant investment in time for staff, Council, 
and the community. Our next step in processing the applications outlined Attachment A and B will be to 
meet with applicants, discuss additional design changes, and proceed with the alternative public 
participation program as has been outlined. For those applications occurring on the Peninsula, they will 
also proceed to the Halifax Peninsula Planning Advisory Committee.  
 
Council should also be advised that the Centre Plan planning document amendments may come forward 
before the site-specific SMPS amendment process has concluded for any given application. As the timing 
of the Centre Plan formal adoption path is scheduled, staff will identify any proposals that have work 
outstanding and recommend the most expedient path forward for each request. It is possible that at that 
point in the process, the Centre Plan amendments will be the quickest route to achieving enabling policy 
and regulations for a particular site. Any staff work on the application up to that point will still be applicable, 
and will help to refine proposals so that they are ready for consideration should the new policy and 
regulations be approved. In either case, there will be two processes underway, both of which will advance 
the proposals for decision by developing policy and regulations for Council’s consideration. Should the 
Centre Plan exercise take longer to move through the approval process, the application requests will 
advance to Council for decision, individually. Considerable resources will be required to advance the site-
specific requests referenced in Attachment A and B of this report, and Council should be advised that new 
applications received will be processed outside of normal timeframes, and that is likely the Centre Plan will 
come into place before they are advanced. 
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Conclusion 
Staff has assessed the associated risks and recommends continuing to process site-specific SMPS 
amendment applications which respond to good planning principles and generally align with the Centre 
Plan direction. In doing so, these individual applications will act as test cases for the new policy structure, 
helping Council, the public and the development community to understand the intent of the developing 
framework. By moving forward with applications in this manner, development interests can continue to be 
facilitated in a way that corresponds with the community’s vision for the Regional Centre.  
 
 
COMMUNITY ENGAGEMENT 
 
The HRM Charter requires that Regional Council approve a public participation concerning the preparation 
of planning documents. In February of 1997, Regional Council approved a general public participation 
resolution which outlines the process for proposed SMPS amendments that are local in nature. The 
resolution requires, at a minimum, staff to hold a public meeting, along with any other measures necessary 
to obtain public opinion.  
 
For the proposals outlined in Attachments A and B, staff are proposing an alternative public participation 
program. Depending on the specifics of each request, the program will involve either a neighbourhood 
questionnaire, a public meeting or a neighbourhood mail out notification. Staff are recommending a limited 
engagement program for those applications which align with the Centre Plan document. Significant input 
has been achieved through the Centre Plan engagement program as well as the December 7, 2016 public 
meeting. An outline of the process used for this meeting is described in Attachment E, with a summary of 
comments received for each site described in Attachment F.   
 
For those applications that moderately align with the Centre Plan direction, staff will host a public meeting 
in a workshop format that aligns with the Centre Plan process and allows for some design feedback based 
on the planning principles established in this report. 
 
Amendments will potentially impact the following stakeholders: residents, businesses and property owners. 
 
FINANCIAL IMPLICATIONS 
 
The HRM costs associated with processing this planning application can be accommodated within the 
approved 2017/2018 operating budget for C320 Policy & Strategic Initiatives. Any applications that are 
discontinued will be refunded HRM application fees.  
 
RISK CONSIDERATION 
 
Council is under no obligation to consider a site-specific SMPS amendment. SMPS amendment proposals 
are not enabled or contemplated under the existing policy framework and it is at Council’s discretion 
whether they wish to develop policy for site-specific proposals. Such amendments are at the discretion of 
Regional Council and are not subject to appeal to the N.S. Utility and Review Board.   
 
The Centre Plan is a complex policy and regulatory undertaking.  As is noted in the Centre Plan Adoption 
Path Report3 to the Community Design Advisory Committee, work has been initiated on several areas within 
the Regional Centre, including updates to planning documents in Downtown Halifax, Downtown Dartmouth 
as well as adoption of Heritage Conservation Districts in Downtown and South End Halifax, in addition to 
the Regional Centre Plan and Land Use By-law. Resources are currently aligned to work on these projects 
but changes to priorities, staffing, and other unforeseen circumstances could all present risks for timely 
completion of the project. 

                                                      
 
3 http://legacycontent.halifax.ca/boardscom/documents/170426CDAC8.1.pdf 
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ENVIRONMENTAL IMPLICATIONS 
 
No environmental implications are identified at this time. 
 
 
 
ALTERNATIVES 
 

1. Regional Council may choose to direct staff to discontinue processing any of the SMPS 
amendment applications that are outlined in this report. Such a decision of Council is not 
appealable to the NS Utility and Review Board as per Section 262 of the HRM Charter.   
 

2. Regional Council may choose to consider the SMPS amendment requests in a manner that 
would differ from those outlined in this report.  This may require a supplementary report from 
staff. 

 
ATTACHMENTS 
 
Attachment A: Site-Specific SMPS Amendments that will continue to be processed 
Attachment B:             Site-Specific SMPS Amendments with special merit under existing policy   
Attachment C: Site-Specific SMPS Amendments that will be discontinued  
Attachment D:  Regional Council Memo June 2016 
Attachment E: Overview December 7, 2017 Public Open House 
Attachment F:  Individual Site Overview and Assessment 
Attachment G:  Legislative Authority 
 
 
___________________________________________________________________________ 
 
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: Kate Greene, Policy & Strategic Initiatives Program Manager, 902.225.6217  
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