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

Item No. 15.1.4 
Halifax Regional Council 

March 10, 2020 

TO: Mayor Savage and Members of Halifax Regional Council 

SUBMITTED BY: 
Jacques Dubé, Chief Administrative Officer 

DATE: February 24, 2020 

SUBJECT: Case 21946:  Amendments to the Bedford Municipal Planning Strategy for 
lands at the intersections of Southgate Drive and Bedford Highway, 
Bedford 

ORIGIN 

Application by WSP Canada Inc. 

LEGISLATIVE AUTHORITY 

Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development 

RECOMMENDATION 

It is recommended that Regional Council direct the Chief Administrative Officer to: 

1. Initiate a process to consider amendments to the Bedford Municipal Planning Strategy and Bedford
Land Use By-law to redistribute existing development rights and allow for development agreements
on Block BH-1 which would allow a multiple storey mixed residential development, and BH-2 which
would allow a one storey commercial building and single family dwellings, on lands located at the
corners of Southgate Drive and the Bedford Highway; and

2. Follow the public participation program for municipal planning strategy amendments as approved by
Regional Council on February 27, 1997.
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BACKGROUND 
 
WSP Canada Inc. is applying to enter into a development agreement to permit a five storey, 73 unit multiple 
unit residential building on site BH-1 (PID 41119496); and to amend an existing development agreement 
to permit a one storey, 16,000 square foot commercial building and five single unit dwellings on site BH-2 
(PIDs 00360560, 00430025, 00430017, 00429977, and 00430058) in Bedford.  
 
The proposal for the five storey apartment building on site BH-1 cannot be considered under the Bedford 
South Secondary Municipal Planning Strategy (BSSMPS) within the existing Bedford Municipal Planning 
Strategy (MPS) policies given specific policies referencing allowed commercial space, residential density, 
and overall intensity of the neighbourhood, and therefore, the applicant is seeking amendments to the 
BSSMPS to enable its proposal. 
 
Subject Site (a) Site BH-1 (PID 41119496); and 

(b) Site BH-2 (PIDs 00360560, 00430025, 00430017, 00429977, 
and 00430058)  

Location West side of Bedford Highway between Glenmont Avenue and Wyatt 
Road  

Regional Plan Designation Urban Settlement (US) 
Community Plan Designation 
(Map 1) 

Bedford South Secondary Municipal Planning Strategy (BSSMPS) 

Zoning (Map 2) BSCDD (Bedford South Comprehensive Development District) 
Size of Site BH-1: 0.57 hectares (61,382 square feet)  

BH-2: 1.42 hectares (152,460 square feet)  
Street Frontage BH-1: 178.61 metres (586 feet) 

BH-2: 407.52 metres (1,337 feet) 
Current Land Use(s) BH-1: vacant 

BH-2: vacant with exception of one single-unit dwelling 
Surrounding Use(s) Multi-residential buildings and single dwelling units, trail system,                                                                                                                                                                                                                                                                                                                

Bedford Highway (high volume transportation corridor) 
 
History 
All of the subject lands are located within the Bedford South Secondary Municipal Planning Strategy 
(BSSMPS) of the Bedford MPS. The BSSMPS sets maximum residential density levels to ensure that 
municipal servicing remains adequate to meet community needs. Under Policy MS-2, populations are 
calculated based on an assumed occupancy of 3.35 persons per single unit, two-unit or townhouse 
dwelling, and 2.25 persons per unit in each multiple unit dwelling. Additionally, Policy RN-2 sets the density 
of housing units at a maximum of six units per acre within neighbourhoods A and C (Map 3), in which site 
BH-2 is located. 
 
2002 Development Agreement 
In December 2002, Council approved a development agreement for a phased development between the 
Bedford Highway and Bicentennial Drive (case 00492) for ‘Neighbourhood A’ and ‘Neighbourhood C’ of the 
Bedford South development (Map 3). ‘Neighbourhood A’ included site BH-1 and a portion of the current 
BH-2, and the development agreement allowed for the following: 
 

a mixed residential and commercial neighbourhood with 335 residential dwelling units (a mix of 
single, semi-detached and townhouse styles), 134 multiple unit dwelling units, two commercial 
developments, and open space and recreational lands.  

 
The commercial developments permitted as part of Neighbourhood A were to be located at the northwest 
corner of the intersection of  Southgate Drive and Bedford Highway for site BH-1 (PID 41119496) and at 
the Bedford Highway between Southgate Drive and Glenmont Avenue for site BH-2 (PIDs 00360560, 
00430025, 00430017, 00429977, and 00430058). The development agreement aligns the maximum 
density of 30 persons per acre for each commercial area with the BSSMPS.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  
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MPS and LUB Context 
Under the BSSMPS and the Bedford Land Use By-law the subject sites BH-1 and BH-2 are designated 
BSSMPS and zoned BSCDD (Bedford South Comprehensive Development District).  Policy RN-1, that 
enabled the existing development agreement for all of Neighbourhood A and the existing development 
agreement for site BH-2, also enables subsequent development agreements within Neighbourhood A 
subject to meeting the approved concept plan for the residential neighbourhood.  
 
Matters to be considered for all development agreements within Neighbourhood A are provided by Policy 
RN-2 which contains the considerations for residential development in Bedford South.  Policy RN-3A, 
introduced above in the discussion of the 2003 BSSMPS amendment, was created specifically to allow for 
the modified development of site BH-2 and withstood policies RN-2, RN-3, MS-1 and MS-9 to achieve this.  
 
Policy RN-3 enables consideration of a five-storey residential apartment                                                                                                                                                       
for lands abutting the neighbourhood collector road (Southgate Drive) in the vicinity of the Old Coach Road 
and the Bedford Highway. This however, has also been withstood by Policy RN-3A thereby requiring Policy 
RN-3 to be reincluded to allow the proposed five storey building land use at site BH-1.  The commercial 
use anticipated by the concept plan for BH-1 under Neighbourhood A allows a density of 30 persons per 
acre which is not sufficient for the number of units requested by the applicant.  Therefore, the applicant is 
requesting to amend the existing BSSMPS policies to allow the existing densities on these two sites to be 
reallocated. 
 
 
DISCUSSION 
 
The MPS is a strategic policy document that sets out the goals, objectives and direction for long term growth 
and development in Municipality. While the MPS provides broad direction, Regional Council may consider 
MPS amendment requests to enable proposed development that is inconsistent with its policies. 
Amendments to an MPS are significant undertakings and Council is under no obligation to consider such 
requests.  Amendments should be only considered within the broader planning context and when there is 
reason to believe that there has been a change to the circumstances since the MPS was adopted, or last 
reviewed. 
 
Applicant Rationale  
The applicant has provided the following rationale in support of the proposed amendment(s): 
 

• The proposal will utilize existing density and not increase beyond what is permitted on both sites 
BH-1 and BH-2.  

• The proposed five storey residential structure is proximate to other 5 storey buildings and is not out 
of local character or context. 

• Overall density, number of buildings and building mass will be reduced on site BH-2. 
• The proposed single unit dwellings near Glenmont Avenue on site BH-2 are complementary to the 

adjacent neighbourhood character.  
 
Attachment A contains the applicant’s application letter.   
 
Review 
Staff have reviewed the submitted rationale in the context of site circumstances and surrounding land uses.  
Staff advise that there is merit to the request for site-specific MPS amendments.  
 
Existing Policy and Regulations 
Current BSSMPS policies allow for the development of Neighbourhood A that includes the subject sites 
BH-1 and BH-2.  Existing policies enable future development agreements within Neighbourhood A providing 
that proposed developments conform to the existing concept plan. Sites BH-1 and BH-2 are the remaining 
lands not developed within Neighbourhood A.  
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Planning Exercises 
Higher densities such as the proposed five storey apartment could assist in supporting transit oriented 
communities, which is a goal of the Integrated Mobility Plan.  Staff recommend considering intensification 
and transit oriented development through the current joint land use and transportation study for the Bedford 
Highway, as well as through a site-specific MPS amendment.  
 
Existing Development Options  
Under the current permissions of the existing development agreement for site BH-2, the applicant may build 
a 44 unit residential building up to 4 stories in height, 12 townhouses and 1 single unit dwelling and 16,000 
square feet of commercial space.  Transferring sufficient density to allow the development of a five storey 
apartment building on site BH-1 leaves an ample number of residential units for future development on site 
BH-2 and therefore includes possibility of a future multiple unit building on site BH-2. Staff’s opinion is that 
existing development rights and the requested changes warrant consideration for residential and 
commercial development at this location.  
 
Change in circumstances 
Amendments to an MPS may be justified if circumstances have changed since the policy was adopted or 
reviewed. The subject properties are within the BSSMPS area. Higher density and taller building 
development requests are becoming more frequent along the Bedford Highway and are not anticipated by 
the Bedford plan.  The five storey proposal for site BH-1 is enabled by existing policy and may prove 
compatible with other 5 storey residential buildings and similar development in the area. 
 
With these considerations in mind staff would complete a full review that would consider the following: 
 
• The scope and appropriateness of different amendments options; 
• The feedback received through community engagement initiatives; 
• The feedback received from other HRM departments and teams; and 
• The findings of the Bedford Highway Functional Plan. 
 
Conclusion 
Staff reviewed the proposed MPS amendment and advise that there is merit to the request. There are 
existing comprehensive policies already in place under the BSSMPS that provide for future development 
agreements subject to meeting the approved concept plan for Neighbourhood A and identify where a five 
storey residential building may be developed. Additionally, the policy set for Neighbourhood A have 
previously been amended to enable a development agreement on site BH-2 whose considerations mostly 
apply to the request for a five storey residential building. Therefore, staff recommend that Regional Council 
initiate the MPS and LUB amendment application process. 
 
 
COMMUNITY ENGAGEMENT 
 
A Public Information Meeting (PIM) was held on June 12, 2019 at the Lebrun Recreation Center for input 
regarding proposed development on sites BH-1 and BH-2.  Approximately 53 community members were in 
attendance who provided feedback on traffic congestion and parking control, hazardous location of 
apartment building underground parking access on a hill, height of commercial building from Bedford 
Highway centreline, single access to Bedford Highway commercial site, blocking of views by five storey 
apartment building and subject site related development hazards.  It was later determined that due to a 
conflict in the policies an amendment to the BSSMPS would be required to proceed with a multi-unit 
development on site BH-1. Therefore, staff recommend that Regional Council initiate the MPS amendment 
application process.  
 
 
Should Regional Council choose to initiate the MPS amendment process, the HRM Charter requires that 
Regional Council approve a public participation program.  In February of 1997, Regional Council approved 
a public participation resolution which outlines the process to be undertaken for proposed MPS 
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amendments which are considered to be local in nature.  This requires a public meeting to be held, at a 
minimum, and any other measures deemed necessary to obtain public opinion. 
 
The proposed level of community engagement is consultation, achieved through a public meeting early in 
the review process, as well as a public hearing, before Regional Council can consider approval of any 
amendments. 
 
Amendments to the BSSMPS and LUB will potentially impact the following stakeholders: local residents 
and property owners. 
 
 
FINANCIAL IMPLICATIONS 
 
The HRM costs associated with processing this planning application can be accommodated within the 
approved 2019-2020 operating budget for C310 Urban and Rural Planning Applications. 
 
 
RISK CONSIDERATION 
 
There are no significant risks associated with the recommendations contained within this report.  This 
application involves proposed MPS amendments. Such amendments are at the discretion of Regional 
Council and are not subject to appeal to the N.S. Utility and Review Board.  Information concerning risks 
and other implications of adopting the proposed amendments are contained within the Discussion section 
of this report.  
 
 
ENVIRONMENTAL IMPLICATIONS 
 
No environmental implications are identified at this time. 
 
 
ALTERNATIVES 
 

1. Regional Council may choose to initiate the consideration of potential policy that would differ 
from those outlined in this report.  This may require a supplementary report from staff. 
 

2. Regional Council may choose not to initiate the MPS amendment process.  A decision of 
Council not to initiate a process to consider amending the BSSMPS is not appealable to the 
NS Utility and Review Board as per Section 262 of the HRM Charter. 

 
 
ATTACHMENTS 
 
Map 1:  Generalized Future Land Use 
Map 2:  Zoning and Notification Area 
Map 3:  Neighbourhoods A, B and C 
 
Attachment A: Application Letter  
Attachment B: Concept plans BH-1 and BH-2 
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__________________________________________________________________________________ 
 
A copy of this report can be obtained online at halifax.ca or by contacting the Office of the Municipal Clerk at 
902.490.4210. 
 
Report Prepared by: Anne Totten, Planner II, 902.490.4919 

Darrell Joudrey, Planner II, 902.490.4181  
 
Report Approved by: Steve Higgins, Manager of Current Planning, 902.490.4382 
 
 
Report Approved by: Kelly Denty, Director of Planning and Development, 902.490.4800 
   
                                                                      
 
 
 
 
 
































































































