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STAFF REPORT 
Planning & Development Department  

  

Subject: Application by Nathan McDonald (3264532 Nova Scotia Limited) to amend the 
LUB and to enter into a development agreement to permit outdoor storage of 
recreational vehicles and watercraft.  

To: CAO for Planning Advisory Committee, July 16, 2019 
Date Prepared: July 9, 2019 
Related Motions: PAC19(29) and C19(125) 
Prepared by: Debbie Uloth, Project Planner 
Approved by: John Woodford, Director of Planning & Development 

 

Summary 
The Planning and Development Department has received an application from Nathan McDonald (3264532 Nova 
Scotia Limited) to amend the Land Use Bylaw (LUB) and to enter into a development agreement with the 
Municipality of East Hants to permit the outdoor storage of recreational vehicles and watercraft. The property 
is located at 36 Beamish Road, East Uniacke and is zoned Rural Use (RU). 

First reading the proposed Land Use Bylaw amendments for Recreational Vehicle Storage was given at the May 
2019 meeting of Council. At the same meeting Council gave initial consideration to entering into a 
development agreement with the applicant.   

 

Financial Impact Statement 
There are no immediate financial impacts associated with the adoption of this report.  
 
 

Recommendation 
That Planning Advisory Committee recommend that Council give second reading and approve Land Use Bylaw 
text amendments to permit the storage of recreational vehicles and watercraft in the Highway Commercial 
(HC) Zone and Business Park (BP) Zone.   
 
For a Future Meeting of Council (after LUB amendments are in effect) 
That Planning Advisory Committee recommend that Council give final consideration and approve entering into a 
development agreement with Nathan McDonald (3264532 Nova Scotia Limited) to permit the Rural Use (RU) 
Zoned land located at 36 Beamish Road, East Uniacke to be used for Highway Commercial (HC) Zone uses, to 
permit the storage of recreational vehicles and watercraft; within one year of Council’s approval.  
 
 

Recommended Motion 
Planning Advisory Committee recommends that Council:  

• give second reading and approve Land Use Bylaw text amendments to permit the storage 
of recreational vehicles and watercraft in the Highway Commercial (HC) Zone and 
Business Park (BP) Zone.  
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For a Future Meeting of Council (after LUB amendments are in effect) 
Planning Advisory Committee recommends that Council: 

• give final consideration and approve entering into a development agreement with Nathan 
McDonald (3264532 Nova Scotia Limited) to permit the Rural Use (RU) Zoned land located 
at 36 Beamish Road, East Uniacke to be used for Highway Commercial (HC) Zone uses, to 
permit the storage of recreational vehicles and watercraft; 

• within one year of Council’s approval.     
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Background 
Planning & Development staff received an application from Nathan McDonald (3264532 Nova Scotia Limited) in 
March 2019. The applicant wishes to use the land located at 36 Beamish Road, East Uniacke (PID 45396181) for 
the storage of recreational vehicles (RVs, campers, trailers, etc.) and watercraft. Vehicles to be stored at the 
site are not for sale or rental and are not fleet vehicles. Vehicles stored at the site are owned by individuals 
who are looking to store their recreational vehicles and watercraft in a secure location. None of the current 
land uses defined in the LUB correctly define the type of land use the applicant would like to undertake. 
Therefore, Planning staff feel the best way to move forward is to add a new definition to the LUB describing 
the proposed use and permitting the use to take place in the Highway Commercial (HC) Zone and Business Park 
(BP) Zone. HC Zone uses are permitted by development agreement in the Rural Use (RU) Zone; therefore, 
Council can consider entering into a development agreement with the applicant for the proposed use.     
 
 

Subject Property  
The subject property is located at 36 Beamish Road, East Uniacke (PID 
45396181). Ownership of the property belongs to 3264532 Nova Scotia 
Limited, of which Nathan McDonald is the President. The property is 
designated Rural Use (RU) and zoned Rural Use (RU). There had been a 
dwelling located on the subject property but it has been subsequently 
destroyed by fire. Surrounding property uses include residential uses and 
Molega Tours, a bus tour company operating in Atlantic Canada. An excerpt 
of the zoning map to the left shows the location of the subject property.  

The size of the subject property is 3.12 acres with 61 m of frontage. 
Surrounding properties are zoned Rural Use (RU) Zone. Beamish Road is an 
unpaved road owned by the Provincial government, the driveway on the 
subject property is approximately 360 m from East Uniacke Road. Most of 
the tree cover on the property has been removed.  

 

 

Development Proposal  
Commercial uses catering to the storage of recreation vehicles and watercraft for individuals are not currently 
defined as a permitted use under the LUB. Nathan McDonald has made a planning application requesting that 
East Hants Council consider this use on lands located at 36 Beamish Road, East Uniacke. The subject property is 
zoned Rural Use (RU), which permits Highway Commercial (HC) Zone, Regional Commercial (RC) Zone and 
Industrial Commercial (IC) Zone uses by development agreement. In order for the storage of recreation vehicles 
and watercraft to become a permitted use in the LUB, a definition has to be added to the LUB and the use has 
to be permitted under the appropriate separated commercial zone uses. After reviewing the Municipal Planning 
Strategy (MPS) policies for the Separated Commercial Zones, Planning staff are recommending that a new 
definition is added to the Highway Commercial (HC) Zone and the Business Park (BP) Zone.  

As indicated, a new definition is required to be added to the LUB for the proposed use. Planning staff propose 
adding the following definition:  

Recreational Vehicle Storage Facility means a lot or part of a lot used for the storage of recreational 
vehicles, campers, trailers, off-highway vehicles, watercraft and similar vehicles but shall not include 
fleet vehicles or vehicles for sale or rental.  
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If Council agrees to proceed with the proposed amendments to the LUB, the applicant will still be required to 
enter into a development agreement to permit the use on the subject property. As part of the development 
agreement process, the applicant has identified 3,258 square metres to be used for recreational vehicle 
storage, which is equal to 26% of the site. In addition to commercial activities proposed to take place on the 
subject lands, the applicant is also proposing to construct a single unit dwelling and a residential garage at a 
future date. Single unit dwellings and accessory structures are permitted as-of-right in the Rural Use (RU) 
Zone.  

Through the development 
agreement process the 
applicant will be subject to 
the regulations of the Highway 
Commercial (HC) Zone. A site 
plan for the proposed 
recreational vehicle storage 
area has been provided to staff 
for their review. As indicated 
on the site plan, the proposed 
gravel storage area is at the 
rear of the property. 
Approximately 60 to 100 
recreational vehicles will be 
stored at the site, depending 
on the size of the vehicles 
being stored. In accordance 
with the Land Use Bylaw, 
Highway Commercial (HC) 
Zone uses are required to be buffered if a residential zone use takes place on adjacent lands. Therefore, staff 
have included a provision in the draft development agreement that requires the recreational vehicle storage 
facility area to be wholly enclosed with an opaque fence a minimum of 1.8 m in height or a vegetated buffer of 
a sufficient height and spacing to screen the storage area.     

The applicant does not feel that the buffer is required. He believes that there is adequate buffering existing 
around the subject property. However, staff feel that resident’s concerns are valid and feel that buffering 
should be required around the recreational vehicle storage facility use, as per the LUB, and are recommending 
that the development agreement be approved with the buffering provision included. Council may disagree with 
Planning staff’s recommendation and direct staff to remove the buffering provision from the LUB. 

The applicant is proposing a facility where owners of the recreational vehicles would be given notice of a 
specific schedule to store the recreational vehicle in the fall and would be given notice of a specific schedule 
to pick up the recreational vehicle in the spring. Mr. McDonald has indicated that both the drop off and pick up 
of the vehicles would occur over a few days in the fall and spring. During these two time periods there would 
be increased traffic on Beamish Road and East Uniacke Road. Although, this is the plan, the only restrictions on 
when the facility is used is through the hours of operation. The draft development agreement indicates that 
the hours of operation are 7:00 am to 8:00 pm on weekdays and from 9:00 am to 8:00 pm on weekends.    

No dump facilities are proposed for the recreational vehicle storage facility and the development agreement 
indicates that no dump facilities are permitted to be constructed.  
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Policy Analysis 
The Planning and Development Department has reviewed the application based on the applicable policies 
contained in the Municipal Planning Strategy. To comply with criteria applied to consideration of this 
application, staff have requested comments from external agencies, including Nova Scotia Transportation and 
Infrastructure Renewal (NSTIR). A detailed table of the evaluative criteria from the enabling policies and 
corresponding comments from staff and reviewing agencies have been attached as Appendix C. 

Existing policies in the MPS allow Council to consider amendments to the LUB regulations without concurrent 
amendments to the policy. The policy goal of the Highway Commercial (HC) Zone is to allow commercial uses 
of a vehicle dependent nature to locate directly along arterial or collector highways, in specified areas, where 
the use would not conflict with the existing development pattern and the established natural and built 
character of the community.   

Staff are also proposing that recreational vehicle storage facilities are also permitted in the Business Park (BP) 
Zone. Existing business park policies support the addition of recreational vehicle storage facilities as a 
permitted use in the LUB.  

In the Rural Use (RU) Zone, development agreement applications may be considered by Council to permit 
Highway Commercial (HC) Zone uses subject to Policy AR6.1 and the implementing policies.   

NSTIR have provided comments on the application, they have indicated that “the existing access to Beamish 
Road has not been constructed under an approved Work Within Highway Right-of-Way Permit. A permit shall 
be obtained by the current owner to gain approved access to PID 45396181”. This requirement has been 
reflected in the draft development agreement. Further, NSTIR indicated that “a negative impact to the 
Provincial Road network is not anticipated with the proposed future use of the parcel.” 

Nova Scotia Environment has provide their standard response regarding their land development requirements. 
No comments have been received from Uniacke and District Volunteer Fire Department. 

Comments received from property owners within 300 metres of the application site refer to the recreational 
vehicle storage use not being suitable for a residential area. During the plan review for the 2016 East Hants 
Official Community Plan, Planning staff had initially recommended that the majority of Beamish Road be zoned 
Country Residential (CR) Zone. However, after first reading of the Planning documents, Council decided that 
Beamish Road should keep its Rural Use (RU) Zone. If Council had decided to zone the properties on Beamish 
Road to Country Residential (CR) the proposed application for a recreational vehicle storage facility would not 
have been enabled. However, since the Rural Use (RU) Zone has been maintained Council can consider the 
Highway Commercial (HC) Zone use on the subject lands.    

Only one public hearing is required for the text amendments to the LUB and consideration of the development 
agreement. However, the amendments to the Land Use Bylaw are required to be in place prior to Council 
deciding on whether to enter into a development agreement with the applicant. Therefore, at the July 24th 
public hearing, Council can only vote to approve or refuse the proposed LUB text amendments. If the text 
amendments are approved by Council, and there are no appeals, Council may consider the next step of the 
application which is to enter into the development agreement at a following Council meeting. If Council 
refuses the text amendments the development agreement cannot be considered. Also, Council can also decide 
to approve the text amendments to the LUB and refuse the development agreement. Amendments to the LUB 
impact the entire comprehensive planned area of the Municipality while the development agreement is site 
specific.  
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Public Participation 
Planning staff have complied with Public Participation Policies of the Municipal Planning Strategy when 
processing this application. Amendments to the LUB do not require a public information meeting. An 
advertisement outlining the application and indicating that it had been received and was under review by staff 
was placed in the April 24th edition of the Weekly Press. As part of the review process, an information sheet 
outlining the development proposal and a questionnaire was mailed out to all property owners within 300 
metres of the subject property. These questionnaires have been provided to Planning Advisory Committee and 
Council for their review.   

A notice advising the public of the July 24, 2019 hearing will be placed in the July 10th and 17th editions of the 
Weekly Press for two consecutive weeks prior to the hearing. As well, the date and time of the public hearing 
has been mailed out to all property owners within 300 m of the subject property. 
 
Comments from property owners included concerns regarding a possible lack of a security fence for the 
proposed recreational vehicle storage use. Neighbouring property owners indicated that there are woods trails 
that lead to the subject property and run alongside the subject property that could potentially be used by 
thieves. Planning staff have visited the site and there are trails that connect to the subject property and run 
alongside the subject property. Through the provisions of the Land Use Bylaw, Highway Commercial (HC) Zone 
uses are required to have buffering around the commercial use, this may be through the use of a fence or 
vegetative screen. Therefore, a provision has been added to the draft development agreement requiring the 
recreational vehicle storage area to be buffered. A buffer is not required around the remaining lot.  

The quality of Beamish Road and the possible increase to traffic has been noted as a concern by property 
owners. Beamish Road is a provincially owned road and therefore staff defer to NSTIR who indicated that the 
proposed application should not have a negative impact to the Provincial road network.  

Noise from the recreational vehicle storage facility was also indicated as a concern. For most of the year when 
the recreational vehicles are being stored for the winter or are with their owners for the summer months, noise 
coming from the subject property is expected to be minimal. During the spring and fall noise levels may be 
expected to increase compared to the winter and summer months. However, the draft development agreement 
identifies the hours of operation for the recreational vehicle storage facility which do not extend beyond the 
“daytime” hours identified in Bylaw P-100, Community Standards Bylaw. In addition, Beamish Road is a rural 
area which allows for a variety of rural uses that create noise such as the harvesting of wood, the use of all-
terrain vehicles, agricultural uses or kennel uses, repair uses, and much more.  

 

Conclusion 
Staff has completed their review of the proposal by Nathan McDonald (3264532 Nova Scotia Limited) to amend 
the LUB and to enter into a development agreement to permit recreational vehicle and watercraft storage uses 
on Rural Use (RU) Zoned property located at 36 Beamish Road, East Uniacke. Mr. McDonald’s proposal has been 
evaluated using all applicable policies in the Municipal Planning Strategy. Based on this evaluation, Staff find 
the proposed development consistent with the spirit and intent of the Municipal Planning Strategy. 

 

Recommendation 
That Planning Advisory Committee recommend that Council give second reading and approve Land Use Bylaw 
text amendments to permit the storage of recreational vehicles and watercraft in the Highway Commercial 
(HC) Zone and Business Park (BP) Zone.   
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For a Future Meeting of Council (after LUB amendments are in effect) 
That Planning Advisory Committee recommend that Council give final consideration and approve entering into a 
development agreement with Nathan McDonald (3264532 Nova Scotia Limited) to permit the Rural Use (RU) 
Zoned land located at 36 Beamish Road, East Uniacke to be used for Highway Commercial (HC) Zone uses, to 
permit the storage of recreational vehicles and watercraft; within one year of Council’s approval.  
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Appendix A – Site Plan 
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Appendix B – Site Photographs 
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Appendix C – Policy Analysis  

 

Land Use Bylaw Amendment Criteria  

Policy  Comments 

Land Use Bylaw Amendment Criteria  
 
IM13      It shall be the policy of Council to 

consider amendments to the Land 
Use Bylaw provided the amendment 
is consistent with the intent of the 
Municipal Planning Strategy.  

 

The proposed LUB text amendment is consistent with the proposed MPS 
policies for the Highway Commercial (HC) Designation and Business Park 
(BP) Designation.  

IM14      It shall be the policy of Council to 
consider an application for 
amendment to the Land Use Bylaw 
only if the application has identified 
a proposed use for the property. 
Council shall give consideration to 
both the proposed use and to the 
impact of other uses permitted in 
the requested zone. 

 

Not applicable as the amendments to the LUB are not site specific. Site 
specific criteria will be considered as part of the proposed Development 
Agreement. 
 

IM15      It shall be the policy of Council to 
consider an application for 
amendment to the Land Use Bylaw 
only if the site meets all of the lot 
size and zone standards for the zone 
sought. 

 

Not applicable as the amendments to the LUB are not site specific. Site 
specific criteria will be considered as part of the proposed Development 
Agreement. 
 

IM16      Council shall consider the Land Use 
Bylaw Amendments within the 
applicable Generalized Future Land 
Use designation as subject to the 
policies of this Strategy 

 

Not applicable.  

 
IM17 Council shall, in considering 
 amendments to the Land Use Bylaw, 
 in addition to all other criteria as set 
 out in the policies of this Strategy, 
 have regard for the following 
 matters: 
 

 

 
a) Whether the proposed development 

is in conformance with the intent of 
this Strategy and with the 
requirements of all other Municipal 
Bylaws and regulations as applicable 
matters.  

 

The proposed LUB text amendments are consistent with the intent of 
the Strategy, in particularly the intent of the Highway Commercial (HC) 
Designation policies and Business Park (BP) Designation polices.  

 
b) Whether Planning Staff have 

initiated a review of this Strategy, or 
any of the Official Community Plan 
documents.  

 

The application was put forward by the applicant. Planning Staff did not 
initiate the review.   

  



  

Page 12 of 21 
 

IM18 Council shall consider if the proposal 
 is premature or inappropriate by 
 reason of:  
 
 

a) The financial capability of the 
Municipality to absorb any costs 
relating to the development.  

 

No new roads, or new lots are being created with the proposed 
development. There is also potential for part of the property to be 
taxed at a commercial rate.  

 
b) The adequacy of municipally 

approved water and wastewater 
services or if services are not 
provided, the adequacy of physical 
site conditions for private on-site 
septic and water system. Council 
shall consider comments from the 
Municipal Infrastructure and 
Operations Department or Nova 
Scotia Environment as applicable.  

 

The land is not serviced by municipal water or wastewater services. On-
site septic and water systems are not required for the Recreational 
Vehicle Storage Facility proposed for 36 Beamish Road, East Uniacke.  
 

 
c) The adequacy and proximity of 

school, recreation, and any other 
community facilities. Council shall 
consider comments from Municipal 
departments and the appropriate 
School Board as applicable.  

 

Not applicable.  

 
d) The potential for significantly 

reducing the continuation of 
agricultural land uses.  

 

Not applicable. 

 
e) The adequacy of existing or 

proposed road networks in, adjacent 
to, or leading to the development 
and ability of the proposed 
development to satisfy applicable 
stopping sight distances. Council 
shall consider comments from the 
appropriate Municipal Engineer 
and/or Nova Scotia Transportation 
and Infrastructure Renewal.  

 

Beamish Road is owned by Nova Scotia Transportation and Infrastructure 
Renewal. NSTIR has commented that a negative impact to the Provincial 
Road network is not anticipated with the proposed future use of the 
parcel. NSTIR did indicate that the existing access to Beamish Road has 
not been constructed under an approved Work Within Highway Right-of-
Way Permit and that the applicant will have to obtain a Permit to gain 
approved access to PID 45396181.  

 
f) The potential for the contamination 

of watercourses or the creation of 
erosion or sedimentation. Council 
shall consider comments from 
relevant Provincial Departments as 
applicable.  

 

 
The amendments to the LUB are municipal wide and therefore the 
potential for contamination is not relevant to the amendments of the 
LUB.   
 
However, mitigation practices during and after construction should 
follow “Nova Scotia Environmental Construction Practice Specifications” 
and “Erosion and Sediment Control Handbook for Construction Sites. 
1988.” Erosion and sedimentation controls must be in place before 
construction begins if the construction will in any way impact 
watercourses or create an adverse effect to the surrounding 
environment. Erosion and sedimentation controls are the responsibility 
of the developer. 
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g) Creating a leap frog, scattered, or 

ribbon development pattern as 
opposed to compact and orderly 
development.  

 

The amendments to the LUB are municipal wide and therefore this 
analysis is not relevant.  Review of the site specific impacts of the 
development will be considered in the DA analysis section.   

 
IM19 Council shall consider if the 
 proposed development is shown on a 
 professionally drawn site plan as 
 being in compliance with the 
 applicable sections of the 
 Subdivision Bylaw, with the following 
 matters of the Land Use Bylaw:  
 

The applicant has provided a site plan. Discussion of the site specific 
element of the application will be discussed in the DA analysis section.   
The amendments to the LUB are municipal wide and therefore all of the 
following matters are marked as not applicable. 

 
a) Type of use.  

 
N/A  

 
b) Number of buildings.  

 
N/A  

 
c) Yard setbacks.  

 
 

N/A 

 
d) Height, bulk, stepback 

requirements, and lot coverage of 
any proposed structures.  

 

N/A  

 
e) External appearance of any 

structures where design standards 
are in effect.  

 
 

N/A  

 
f) Street layout and design.  

 
N/A  

 
g) Access to and egress from the site, 

parking.  
 

N/A 

 
h) Open storage and outdoor display.  

 

 
N/A  

 
i) Signage.  

 
N/A  

 
j) Similar matters of planning concern.  

 
N/A  

 
IM20 Council shall consider the  suitability 
 of the proposed site in terms of the 
 environmental features of the site, 
 particularly susceptibility to flooding 
 and other nuisance factors, and 
 where applicable, comments from 
 relevant Provincial Departments 
 concerning the suitability of the site 
 for development.  

 

The amendments to the Land Use Bylaw are not site specific and are 
municipal wide. Site specific analysis will be discussed in the 
Development Agreement section.    
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IM21 Council shall consider the provision 
 of buffering, screening, and access 
 control to minimize potential 
 incompatibility with adjacent and 
 nearby land uses, rail lines and 
 traffic arteries.  

 

The amendments to the Land Use Bylaw are not site specific and are 
municipal wide. Site specific analysis will be discussed in the 
Development Agreement section.    

 
IM22 Council shall consider the extent to 
 which the proposed development, 
 where applicable, provides for 
 efficient pedestrian circulation and 
 integrates pedestrian walkways and 
 sidewalks within adjacent 
 developments.  
 

The amendments to the Land Use Bylaw are not site specific and are 
municipal wide.  Site specific analysis will be discussed in the 
Development Agreement section.     

 
IM23 Council shall consider the proposed 
 development is shown to manage 
 stormwater on-site in a manner 
 which does not negatively impact on 
 other properties.  
 

The amendments to the Land Use Bylaw are not site specific and are 
municipal wide.  Site specific analysis will be discussed in the 
Development Agreement section.    

 
IM24 Council shall consider massing, and 
 compatibility of the proposed 
 development’s external appearance 
 with adjacent buildings by means of 
 design features, roof type, exterior 
 cladding materials, and overall 
 architectural style that is reasonably 
 consistent with the style and 
 character of the community or 
 compliments the character of the 
 community.  
 

The amendments to the Land Use Bylaw are not site specific and are 
municipal wide.  Site specific analysis will be discussed in the 
Development Agreement section.    

 
IM25 Council shall consider the following 

matters in Growth Management 
Areas and other areas where 
applicable to determine if the 
proposed development contributes 
to a favourable community form, 
and the proposed development’s 
ability to: 

 

 

 
a) Provide for efficient pedestrian 

movement into, out of, and within 
the development, especially 
between commercial and residential 
neighbourhoods, as well as the 
ability for pedestrian routes to link 
with existing sidewalks, active 
transportation routes and walking 
trails on abutting lands to provide 
for a cohesive network of same. 
 

The amendments to the Land Use Bylaw are not site specific and are 
municipal wide. Site specific analysis will be discussed in the 
Development Agreement section.    

 
b) Council shall consider, where 

appropriate, the impact of the 
development on the comfort and 
design of proposed streets and 

The amendments to the Land Use Bylaw are not site specific and are 
municipal wide.  Site specific analysis will be discussed in the 
Development Agreement section.    
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existing street users. This shall 
include whether the proposed 
development is humanscaled, is 
easily accessible to active 
transportation users, and if it 
promotes visual variety and interest 
for active transportation users. 
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Development Agreement Criteria 

Policy Comments 
AR6.1 Council shall, within the Rural Use (RU) 
 Designation on lands zoned Rural Use (RU), 
 consider the following uses by development 
 agreement:  
 

a) Any Highway Commercial (HC), General 
Commercial (GC), and Industrial Commercial 
(IC) uses;  

 
 

 

IM27.  Council shall consider the following evaluation 
 criteria for any development agreement 
 application: 

 

a)  The impact of the proposed development on 
 existing uses in the area with particular 
 regard to the use and size and of proposed 
 structure(s), buffering and landscaping, hours 
 of operation for the proposed use, and other 
 similar features of the proposed use and 
 structures. 
 

No new structures are proposed as part of the Recreational 
Vehicle Storage Facility. The property owner will still be able 
to construct the dwelling and an accessory building as per the 
provisions of the Land Use Bylaw.  
 
The draft development agreement proposes that the hours of 
operation are between 7:00 am to 8:00 pm on weekdays and 
from 9:00 am to 8:00 pm on weekends. The DA indicates that 
the undeveloped area is to be landscaped and to be kept tidy. 
As per the LUB requirements an opaque buffer (fence or 
vegetation) is required around the perimeter of the 
recreational storage area, to buffer the Highway Commercial 
use from adjacent residential uses.  
 

b)  The impact of the proposed development on 
 existing infrastructure with particular regard 
 to Municipal piped water and wastewater 
 systems, fire protection, refuse collection, 
 school capacities, and recreation amenities. 
 Council shall consider comments from the 
 Municipal Engineer and other agencies as 
 applicable. 

The site is not serviced by Municipal services. No refuse 
storage is proposed. The application does not impact schools 
or recreational amenities in the area. The Uniacke and District 
Volunteer Fire Department was asked to comment on the 
application but no comments were received.  
 
Beamish Road is owned by Nova Scotia Transportation and 
Infrastructure Renewal. NSTIR has commented that a negative 
impact to the Provincial Road network is not anticipated with 
the proposed future use of the parcel. 

c)  The impact of the proposed development on 
 pedestrian and motor traffic circulation with 
 particular regard to ingress and egress from 
 the site, traffic flows and parking, adequacy 
 of existing and proposed road networks to 
 service the proposed development, adequacy 
 of pedestrian infrastructure including 
 walkways and sidewalks where required. 
 Council shall consider comments from 
 Municipal Engineer(s) and/or the Provincial 
 Transportation Departments as applicable. 
 

Beamish Road is owned by Nova Scotia Transportation and 
Infrastructure Renewal. NSTIR has commented that a negative 
impact to the Provincial Road network is not anticipated with 
the proposed future use of the parcel. NSTIR did indicate that 
the existing access to Beamish Road has not been constructed 
under an approved Work Within Highway Right-of-Way Permit 
and that the applicant will have to obtain a Permit to gain 
approved access to PID 45396181. There is no pedestrian 
infrastructure in this area. 

d)  Council shall consider, where appropriate, the 
 impact of the development on the comfort 
 and design of proposed streets and existing 
 street users. This shall include whether the 
 proposed development is human-scaled, is 

NSTIR has indicated that a negative impact to the Provincial 
Road network is not anticipated with the proposed future use 
of the parcel.  
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 easily accessible to active transportation 
 users, and if it promotes visual variety and 
 interest for active transportation users. 

No new roads are proposed and active transportation is not 
applicable to the proposed development.   

e)  The suitability and availability of other 
 appropriately zoned sites for the proposed 
 use. 
 

There are a limited number of Highway Commercial (HC) 
Zoned lands available for development throughout the 
Municipality. However, lands zoned Rural Use (RU) are 
plentiful and Highway Commercial (HC) Zone uses may be 
considered by development agreement on lands zoned HC.  
 

f)  The submission of a professionally drawn site 
 plan showing the location of all new and 
 existing structures on the lot, parking areas, 
 proposed and existing walkways, areas of tree 
 retention, watercourses or environmentally 
 sensitive areas, buffering, and landscaping 
 and building plans, including signage plans, if 
 applicable, showing the nature and design of 
 the proposed structure. 
 

A site plan has been submitted by the applicant showing the 
location of the dwelling and garage foundations. Just the 
foundations remain of the buildings. The site plan shows the 
location of the recreation vehicle storage area, the property 
boundaries, foundations of buildings, septic system, well, 
driveway and gate for access to the storage area. The draft 
development agreement requires that the pad for the storage 
of the recreational vehicles be buffered. Signage provisions 
will be as per the provisions of the LUB.  

g)  Adequacy of the size of the lot to ensure 
 required buffering and screening can be 
 carried out. 
 

The subject property exceeds the minimum lot requirements 
of the Highway Commercial (HC) Zone. No new buildings are 
being proposed. The development agreement requires the 
recreational vehicle storage facility to be buffered through 
the use of an opaque fence or vegetation that provides 
screening.  
 

h)  Potential for significantly reducing the 
 continuation of agricultural land uses. 
 

The application does not impact any agricultural land. 
Adjacent properties are also zoned Rural Use (RU).  

i)  The proposed density and urban form, 
 including height, massing, bulk, stepbacks and 
 setbacks, are compatible with (not necessarily 
 the same as) existing development forms. 
 

No building is proposed for the recreational vehicle storage 
facility. A dwelling and accessory garage may be constructed 
in accordance with the provisions of the Rural Use (RU) Zone.   

IM28.  Terms and conditions of the agreement to 
 ensure consistency with Strategy policies and 
 the employment of sustainable development 
 practices shall include, but are not limited to 
 the following where applicable: 
 

 

a)  The use and size of any new structures or any 
 expansions of existing structures. 
 

No buildings are proposed for the recreational vehicle storage 
facility. A dwelling and accessory garage may be constructed 
as per the requirements of the Rural Use (RU) Zone. There are 
existing foundations on the subject property for a dwelling 
and residential garage.  
 

b)  The compatibility of the structure in terms of 
 design elements including, but not limited to 
 roof type, exterior cladding material, and 
 overall architectural form and elements that 
 are reasonably consistent with the style and 
 character of the community.  
 

No building is being proposed as part of the recreational 
storage facility.  

c)  Provisions for adequate buffering and 
 screening to minimize the impacts of the 
 development on adjacent uses, such buffering 

The draft development agreement requires that the 
recreational vehicle storage area be wholly enclosed with an 
opaque fence a minimum of 1.8 m in height or a vegetated 
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 and screening to be designed with 
 consideration given to the types of impacts 
 that may be felt by adjacent properties (ie. 
 noise, headlights, dust, etc.). 
 

buffer of a sufficient height and spacing to screen the storage 
area.   
 
The recreational vehicle storage facility is not anticipated to 
be busy year round. Activity on the site should be minimal 
while the vehicles are being stored during the winter months 
and while the vehicles are being used during the summer 
months. During the fall and spring activity at the site will 
increase while the recreational vehicles are being stored and 
picked-up for use. Therefore, the hours of operation of the 
facility do not extend beyond the “daytime” hours identified 
in Bylaw P-100, Community Standards Bylaw, to help reduce 
impacts on neighbouring property uses.  
 

d)  Any matter that may be addressed in the Land 
 Use Bylaw, such as yard requirements, 
 outdoor storage, height, bulk and lot 
 coverage, etc. 
 

No new buildings are proposed and therefore yard setbacks, 
lot coverage are not relevant.  Any future dwelling or 
accessory buildings will be subject to the regulations within 
the Land Use Bylaw. 

e)  Time limits for the application for a 
 development permit and the initiation and 
 completion of construction. 
 

One year to enter into the agreement, one year to apply for a 
permit and one year to comply with the requirements of the 
DA. 
  

f)  The establishment of hours of operation and 
 maintenance of the proposed use. 
 

The proposed hours of operation for this development are 
7:00 am to 8:00 pm on weekdays and from 9:00 am to 8:00 pm 
on weekends. 

g)  The provision of adequate parking and parking 
 lot design to include maximum ease and 
 safety of traffic flow and dust control. 
 

The recreational facility may hold up to 100 recreational 
vehicles depending on the size and type of vehicle. The pad is 
proposed to use 26% of the lot area (3,258 m2).  
 

h)  Provisions regarding signage that may be 
 sensitive to the overall visual amenity of the 
 immediate area and safety issues. 
 

Signage shall be as per the signage regulations of the Land Use 
Bylaw.  
 

i)  Methods of protection of the land and 
 watercourses and mitigation practices during 
 and after construction of the proposed 
 development. 

As per NSE regulations.  
 

j)  Methods of stormwater management on-site 
 during and after construction and methods 
 used to control erosion and sedimentation. 
 

The Lot Grading Bylaw is not relevant to this proposal as the 
site is outside the Growth Management Boundary. The draft 
development agreement requires that stormwater is directed 
away from neighbouring residential uses.  

k)  Provisions regarding tree removal, 
 devegetation, and tree planting on the site 
 and overall adequacy of landscaping. 
 

The subject property has been cleared and has limited 
vegetation. No new tree planting is proposed. 
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Appendix D – LUB Amendment Sheets 

Amendment Sheet  
 
The Municipality of East Hants 
Official Community Plan 
Land Use Bylaw  
 
Land Use Bylaw Part 2 – Definitions 
 

 
Part 2 – Definitions is amended by adding the green italicized text:  

Recreational Vehicle Storage Facility means a lot or part of a lot used for the storage of recreational 
vehicles, campers, trailers, off-highway vehicles, watercraft and similar vehicles but shall not include 
fleet vehicles or vehicles for sale or rental.  
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Amendment Sheet  
 
The Municipality of East Hants 
Official Community Plan 
Land Use Bylaw  
 
Land Use Bylaw Part 8 – Separated Commercial Zones 
 

 
Section 8.1 Separated Commercial Zones Permitted Uses is amended by adding the green italicized text:  
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Appendix E – Draft Development Agreement 
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T H E  M U N I C I P A L I T Y  O F  T H E  D I S T R I C T  O F  E A S T  H A N T S  
 
 
 
 
 
 
 

Draft  Development Agreement 
 
 
 
 
 
 
 
 
 
 
 
 

Between: 
 
 
3264532 Nova Scotia Limited 
 
And 
 
 
Municipal Council for the 
Municipality of the District of East 
Hants, Nova Scotia 
 
 
To permit a Highway Commercial (HC) 
Zone Use, recreational vehicle storage 
facility, on lands identified as PID 
45396181, 36 Beamish Road, East 
Uniacke. 
 
 
Original agreement approved by 
Municipal Council on the ____ day of 
_____, 2019. 
 
 
Signed and entered into this _____ day 
of _______________, 2019. 
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This Agreement made this _____ day of ________________, 2019. 
 
 
BETWEEN: 
 
 

3264532 NOVA SCOTIA LIMITED of Mount Uniacke, Nova Scotia 
 
 

hereinafter called the “DEVELOPER,” 
 

OF THE FIRST PART; 
 

- and - 
 
 

THE MUNICIPALITY OF THE DISTRICT OF EAST HANTS, a body corporate 
pursuant to the Municipal Government Act (SNS 1998, c. 18), having its chief place of 
business at Elmsdale, in the District of East Hants, Nova Scotia, 
 
 
hereinafter called the “MUNICIPALITY,” 
 

OF THE SECOND PART. 
 

 
WHEREAS the “DEVELOPER” has good title to lands known as 36 Beamish Road (PID 45396181), 
East Uniacke, hereinafter called the “PROPERTY”, more particularly described in Schedule “A” of this 
agreement; 
 
AND WHEREAS the “DEVELOPER” has requested that they be permitted to develop a Highway 
Commercial (HC) Zone use in order to operate a recreational vehicle storage facility on lands zoned 
Rural Use (RU) on the “PROPERTY” by entering into a development agreement with the 
“MUNICIPALITY” pursuant to the Municipal Government Act, and pursuant to the Municipality of East 
Hants Municipal Planning Strategy Policies AR6.1, IM26, IM27, and IM28 so that the “DEVELOPER” 
may develop and utilize the “PROPERTY” in a manner not otherwise permitted by the Land Use Bylaw. 
 
AND WHEREAS the Council of the “MUNICIPALITY”, hereinafter called the “COUNCIL”, at its 
meeting held the ___ day of _____, 2019, approved the “DEVELOPER’S” application to enter into a 
development agreement to permit a recreational vehicle storage facility in the Rural Use (RU) Zone, 
hereinafter called the “DEVELOPMENT,” subject to the registered owners of the “PROPERTY” 
entering into this agreement. 
 
NOW THEREFORE, THIS AGREEMENT WITNESSETH THAT in consideration of the covenants, 
promises and agreements contained herein, the parties hereto agree as follows: 
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1 LAND USE 

 
1.1 The permitted uses of the Property, subject to the terms and conditions of this agreement, shall 

be all those uses permitted in the Rural Use (RU) Zone, as per the requirements of the East 
Hants Land Use Bylaw, in addition to any other uses permitted by this agreement. 

1.2 The Developer is permitted to operate a Recreational Vehicle Storage Facility, generally in 
accordance with Schedule “B”.  

1.3 Except where specifically stated otherwise in this agreement, all provisions of the Land Use 
Bylaw of the Municipality of the District of East Hants, approved by Municipal Council on July 
27, 2016 as amended, with specific reference to the requirements of the Rural Use (RU) Zone, 
shall apply to this development. 

2 PLANS 
 
2.1 The property shall be developed generally in accordance with the site plan attached to this 

agreement as “Schedule B”.  

2.2 The parking area for recreational vehicle storage shall not exceed 3,258 m2. 

2.3  The parking area for recreational vehicle storage may be less than the 3,258 m2.  

2.4 The recreational vehicle storage area shall be wholly enclosed with an opaque fence a 
minimum of 1.8 m in height or a vegetated buffer of a sufficient height and spacing to screen 
the storage area.   

2.5 No recreational vehicle dump facilities shall be permitted.  

2.6 All outdoor lighting installed for the recreational vehicle storage facility shall be installed so as to 
reflect light away from adjacent properties.  

2.7  The parking area for recreational vehicle storage shall not drain stormwater onto adjacent 
properties.  

2.8 The property shall maintain a tidy and orderly appearance, including the upkeep of vegetation 
and landscaped areas and the removal of debris and unsightly objects.  

2.9 Refuse containers shall be located in the rear yard or side yard of the subject property and shall 
be screened by an opaque fence.   

2.10 Signage shall be in accordance with the signage provisions for the Rural Use (RU) Zone.   

2.11 The hours of operation shall be 7:00 am to 8:00 pm on weekdays and from 9:00 am to 8:00 pm 
on weekends.  

 
 

3 DEVELOPMENT PERMIT 
 
3.1 This development agreement shall be administered by the Development Officer as appointed 

by the Council of the Municipality of East Hants. 
 
3.2 The development described in this agreement shall not be commenced until the Development 

Officer has issued a development permit.  A development permit for the land use described in 
Section 1 of this agreement shall not be issued until the Development Officer is satisfied that 
the detailed plans are in conformance with the site plan attached as Schedule “B” and the 
requirements for the components in Schedule “B”.  In addition, the Development Officer shall 
not issue a development permit until: 

 

(b) An approved Work Within Highway Right-of-Way Permit shall be required from 
Nova Scotia Transportation and Infrastructure Renewal and the location of the 
current driveway shall be altered, if required, to comply with the requirements 
of Nova Scotia Transportation and Infrastructure Renewal. In addition, Nova 
Scotia Transportation and Infrastructure Renewal has granted positive 
recommendation on all transportation issues within their responsibility and has 
given their approval if any is required; and  

 
(c) Nova Scotia Environment has granted positive recommendation on all 

environmental issues within their responsibility and has given their approval if 
any is required; and  
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(a) Payment for all required permit fees, registration of the document at the 
Registry of Deeds, and costs associated with advertising and processing the 
application have been received by the Municipality’s Planning and 
Development Department;  

 
 
4 IMPLEMENTATION  
 
4.1 Upon breach of this agreement, the Municipality may proceed in accordance with Section 264 

of the Municipal Government Act. 
 
4.2 Subject to the provisions of this agreement, the Developer shall be bound, unless specifically 

stated otherwise in this agreement, by all Bylaws and regulations of the Municipality as well as 
to any applicable statutes, policies, and regulations of the Province of Nova Scotia or the 
Government of Canada. 

 
4.3 This agreement shall run with the land and be binding upon the Developer, its lessees, and the 

occupiers of the land. 
 
4.4 This agreement shall be filed by the Municipality in the Registry of Deeds at Lawrencetown, 

Nova Scotia, and shall form a charge or encumbrance upon the property as described in 
Schedule “A” attached hereto. 

 
4.5 The costs of recording and filing all documents in connection with the agreement shall be paid 

by the Developer. 
 
4.6 The provisions of this agreement are severable from one another and the invalidity or 

unenforceability of one provision shall not prejudice the validity or enforcement of any other 
provisions. 

 
4.7 The Developer shall at all times indemnify and save harmless the Municipality from and against 

all claims, demands, losses, costs, damages, actions, suits or other proceedings by whomever 
made, brought or prosecuted to the extent that the foregoing are based upon, occasioned by or 
attributable to anything done or omitted by the Developer or his servants or his agents or his 
employees in the fulfillment of any of his obligations under this Agreement. 

 
4.8 Upon completion of the Development, or after three (3) years from the date of approval of this 

Agreement, whichever time period is less, Council may review this agreement, in whole or in 
part, and may: 

 
(a) retain the Agreement in its present form; or  

 
(b) discharge the Agreement on the condition that for those portions of the 

development that are deemed complete by the Council, the Developer’s rights 
hereunder are preserved and Council shall apply appropriate zoning pursuant 
to the Municipal Planning Strategy and Land Use By-law. 

 
5 TIME LIMITS 
 
5.1 The parties shall enter into this agreement within one (1) year of Council’s approval to enter 

into this agreement. 
 
5.2 Pursuant to the terms and conditions of this agreement, the Developer shall apply for a 

development permit for the recreational vehicle storage facility within one (1) year of the parties 
entering into this development agreement. Once a development permit has been issued for the 
recreational vehicle storage facility the development shall be made consistent with all terms 
and conditions of this agreement and all features of the site plan attached as Schedule “B” no 
later than one (1) year after the development permit has been issued, otherwise the 
development agreement may be terminated and the existing zone and all provisions of the 
Land Use Bylaw shall apply. 

 
 
6 UNSUBSTANTIAL AMENDMENTS 
 
6.1 Any amendment to this agreement, whether substantive or otherwise, must be approved by 

both parties in writing. 
 
6.2 Any unsubstantial amendment to either the terms of this agreement or to any Schedules shall 

be subject to the amendment procedures set out in the Municipal Government Act.  
Amendments which are considered unsubstantial are the following: 

 
(a) A written request to have the time limits identified in Section 5 of this 

agreement extended by a period to be decided by Council. 
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(b) Construction of accessory buildings related to the storage of recreation 
vehicles.  

 
(c) Signage provisions.  

 
(d) Changes to the site plan that are necessary to accommodate features that are 

subject to approval or authorization by other authorities such as, but not limited 
to, the Nova Scotia Department of Transportation and Infrastructure Renewal 
and Nova Scotia Environment. 
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 IN WITNESS WHEREOF the parties hereto for themselves, their successors and assigns have hereunto set 
their hands and seals as of the day and year first above written. 

 
 
SIGNED, SEALED AND DELIVERED 
in the presence of: 
 
 
 
 
 
 
 

 DEVELOPER 
 
 

 
 
 
 

 
Witness 

  
 
 
 

 
Nathan McDonald, President 
3264532 Nova Scotia Limited 

 
 
 
 

  
MUNICIPALITY OF EAST HANTS 

 
 
 
 
 

Witness 
 
 
 
 
 

 Municipal Clerk, Connie Nolan 
 

   
   
Province of Nova Scotia, County of Hants. Province of Nova Scotia, County of Hants. 

On this _____ day of ________________, 
2019, before me the, subscriber personally 
came and appeared 
__________________________, a subscribing 
witness to the foregoing agreement, who 
having been by me duly sworn, made oath and 
said that the Developer, one of the parties 
thereto, signed, sealed and delivered the same 
in his/her presence. 

 On this ______day of _____________, 2019, 
before me, the subscriber personally came and 
appeared ____________________________, a 
subscribing witness to the foregoing agreement, 
who having been by me duly sworn, made oath 
and said that Connie Nolan, Municipal Clerk, 
signing authority for the Municipality of East 
Hants, one of the parties thereto, signed, sealed 
and delivered the same in his/her presence. 

   

A Commissioner of the Supreme 
Court of Nova Scotia  

 A Commissioner of the Supreme 
Court of Nova Scotia 
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Development Agreement: 
3264532 Nova Scotia Limited and the  

Municipality of East Hants 
 

 
Schedule A 

 
Deed Description of Property 

 
 
 
This agreement applies to property identified by PID 45396181 and further 
described by Plan filed at the Registry of Deeds Office for the registration 
district of Hants in Lawrencetown, Nova Scotia, registered under the Land 
Registration Act. 
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Development Agreement: 

3264532 Nova Scotia Limited and the  
Municipality of East Hants 

 
 
 

Schedule B 
 

 Site Plan 
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