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STAFF REPORT 
Planning and Development Department  

  

Subject: Dean Shea Substantial Development Agreement Amendment Application 
To: CAO for Planning Advisory Committee, April 21, 2020 
Date Prepared: April 14, 2020 
Related Motions: None 
Prepared by: Debbie Uloth, Project Planner 
Approved by: John Woodford, Director of Planning and Development 

 

Summary 
The Municipality has received an application from Jarsky Architecture Ltd. on behalf of 3313013 Nova Scotia 
Limited to substantially amend an existing development agreement. The purpose of the application is to 
increase to the size of the building by 152.1 m2, adding two additional dwelling units to the building.   
 
 

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 initial consideration to the development 
agreement amendment application and authorize staff to schedule a public hearing.  
 

Recommended Motion 
Planning Advisory Committee recommends that Council:  

• give initial consideration to substantially amending an existing development agreement with 
3313013 Nova Scotia Limited to permit the addition of two dwelling units for a total of ten 
dwelling units; and  

• to enable a public hearing and authorize staff to schedule a public hearing.  
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Background 
The Municipality received an application from Jarsky Architecture Ltd. on behalf of 3313013 Nova Scotia 
Limited, in March 2020, to substantially amend an existing development agreement. As part of the original 
development agreement that was approved in June 2018, the property owner was permitted to construct a 
mixed-use residential and commercial building on lands located at the corner of Old Enfield Road and Old 
Horne Settlement Road (PID 45078458). The existing development agreement has a maximum of eight dwelling 
units and a maximum of 1,300 m2 gross floor area. A new site plan has been submitted showing the addition of 
two dwelling units and an increase to the size of the building by 152.1 m2, for a total of 1,426 m2. In addition, 
the site plan shows 26 parking spaces including approximately 6 parking spaces located on an easement on 
lands to the south. To satisfy the requirements of the approved development agreement, the property owner 
has purchased land from Payzant Building Products Limited, the additional land accommodates 13 parking 
spaces.  
 
Due to the acquisition of lands from Payzant Building Products Limited, the subject property now has two 
additional development agreements registered on the lands. A 1998 development agreement and a 2006 
substantial development agreement amendment related to the development and expansion of the hardware 
store. Both of these agreements will have to be discharged from the property through this process, as they do 
not relate to the proposed land use of the subject property (PID 45078458). 
 
 

Subject Properties  
The subject property is located at the corner of Old Horne Settlement 
Road and Old Enfield Road, and is identified as PID 45078458. As indicated 
on the zoning map to the left, the subject property is split designated 
Village Core (VC) and Highway Commercial (HC) and split zoned Village 
Core (VC) and Highway Commercial (HC). Adjacent zones include the 
Village Core (VC) Zone, in which the majority of surrounding properties are 
zoned and the Highway Commercial (HC) Zone on the yard belonging to 
Payzant Building Products Limited.  
 
The size of the subject property is approximately 2,015 m2 and has 
approximately 58 m of frontage along the Old Horne Settlement Road and 
15 m of frontage along the Old Enfield Road. As part of the application, six 
parking stalls are proposed to be located on an easement on the adjacent 
property to the south.  
 
 

 

Development Proposal 
The purpose of this application is to amend an existing development agreement to permit an increase in the 
size of a proposed mixed-use residential and commercial building and to allow an increase in dwelling units 
from eight to ten units. In addition, the applicant has acquired land from the adjacent property owner, so the 
parking location for the subject property is proposed to change from the original development agreement. An 
updated site plan, that will replace the existing site plan, has been attached as Appendix A and is shown on the 
adjacent page.  

Parking was noted as a concern during the consideration of the 2018 development agreement. The original 
development agreement requires 14 parking stalls on site and 8 off site spaces within 50 metres of the 
property, and the proposed site plan for the development agreement amendment shows 26 parking stalls. With 
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the addition of two more dwelling units, a total of 15 parking stalls are required for the 10 dwelling units and 
an additional 7 parking stalls are required for the café. In total 22 parking stalls are required for the 
development and the developer has provided 26 stalls. Another issue of concern that was discussed during the 
consideration of the initial development agreement was the requirement for a buffer between the subject 
lands and the residential property at the western property line. No changes are being proposed to the buffering 
requirements.  

 

As shown on the site plan, the landscaping for the front of the building shows a concrete area and walkways 
from the building to the sidewalk. Outdoor seating may be provided during the summer months for the café in 
the concrete area. The outdoor seating area would be completely be within the property boundaries and not 
encroach into the road right-of-way.  

In addition to changes to the building size and the site plan, the applicant is also proposing to slightly amend 
the front elevation of the building. The glazing on the apartment window on the top floor, above the café, has 
been slightly reduced to accommodate the layout of the apartment. An elevation drawing showing the front of 
the building has been attached as appendix B.  

 

Policy Analysis 
The Planning and Development Department is currently reviewing the proposed application based on the 
applicable policies contained in the Municipal Planning Strategy. To address potential compatibility issues with 
neighbouring residences, and to comply with criteria applied to consideration of this application, Staff will be 
requesting comments from internal departments and external agencies, including Nova Scotia Transportation 
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and Infrastructure Renewal. A detailed table of the evaluative criteria from the enabling policies and 
corresponding comments from Staff and reviewing agencies will be attached to the final report. 

As shown on the subject property map, the property is split zoned Village Core (VC) Zone and Highway 
Commercial (HC). The development agreement will be applicable to the Village Core (VC) Zone portion of the 
property, as the Highway Commercial (HC) Zone permits commercial parking and no structures are proposed 
for the Highway Commercial (HC) Zone portion of the property. During the next Plan Review staff will propose 
that the land use designation and zone be amended so that the entire property is designated and zoned Village 
Core (VC).  

 

Citizen Engagement  
Planning staff will comply with the Citizen Engagement Policies of the Municipal Planning Strategy when 
processing this application. An advertisement outlining the proposal and indicating that it is under review by 
staff will be placed in the March 24th edition of the Chronicle Herald. A letter and questionnaire will be mailed 
to all property owners within a 300 m of the subject property asking for comments on the proposed 
development agreement amendment.  
 
 

Conclusion 
Staff will continue to review the application to substantially amend and existing development agreement to 
increase the size of the proposed building by 152.1 m2, adding two additional dwelling units to the building.  
The proposed application will be evaluated using all applicable policies in the Municipal Planning Strategy. 
Staff will make a recommendation to PAC in their final staff report. 

 

 

 

Recommendation 
That Planning Advisory Committee recommend that Council give initial consideration to substantially amending 
an existing development agreement with 3313013 Nova Scotia Limited to permit the addition of two dwelling 
units for a total of ten dwelling units; and to enable a public hearing and authorize staff to schedule a public 
hearing.  
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Appendix A – Site Plan 
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Appendix B – East (Front) Elevation  
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Appendix C – Subject Property Photos  
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