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STAFF REPORT 
Planning and Development Department  

  

Subject: 3273265 Nova Scotia Limited Development Agreement Application 
To: CAO for Planning Advisory Committee, June 16, 2020 
Date Prepared: June 10, 2020 
Related Motions: PAC20(28) and C20(111) 
Prepared by: Debbie Uloth, Project Planner 
Approved by: John Woodford, Director of Planning and Development 

 

Summary 
The Municipality has received an application from 3273265 Nova Scotia Limited (Ettinger Funeral Home) to 
enter into a development agreement with the Municipality to permit land located at 860 Highway 2, Elmsdale 
to be used as a funeral home (not including embalming facilities or crematorium). Funeral services are 
classified as an Institutional Use (IU) Zone use under the Land Use Bylaw, which may be considered by 
development agreement on lands zoned Two Dwelling Unit Residential (R2) Zone.  
 
Initial consideration of the development agreement was given at the April 29, 2020 meeting of Council. The 
public hearing for the application has been scheduled for June 24, 2020. 
 
 

Financial Impact Statement 
There are no immediate financial impacts associated with the adoption of this report. The property is currently 
assessed as residential, with the change of use to a funeral home, the property will be assessed as commercial. 
No new Municipal roads or services will be required to support the development.   
 

Recommendation 
That Planning Advisory Committee recommend that Council give final consideration and approve the 
application. 
 

Recommended Motion 
Planning Advisory Committee recommends that Council:  

• give final consideration and approve entering into a development agreement with 3273265 Nova 
Scotia Limited to enable the development of a funeral home on lands zoned Two Dwelling Unit 
Residential (R2) Zone;  

• within one year of Council’s approval.  
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Background 
An application has been received from 3273265 Nova Scotia Limited (Ettinger Funeral Home) to enter into a 
development agreement with the Municipality to permit a funeral home on lands located at 860 Highway 2, 
Elmsdale. No embalming facilities or a crematorium are proposed. Council may consider funeral services by 
development agreement on lands zoned Two Dwelling unit Residential (R2) Zone, which the subject property is 
zoned.  
 
 

Subject Property  
The subject property is located at 860 Highway 
2, Elmsdale and is identified as PID 45404340. 
As indicated on the zoning map to the left, the 
subject property and adjacent properties are 
zoned Two Dwelling Unit Residential (R2) Zone. 
The size of the subject property is 0.4 hectares 
with approximately 60 m of frontage along 
Highway 2. Approximately 80 metres south, 
along Highway 2, is the Elmsdale Legion, which 
is zoned Institutional Use (IU). 
 
A plan of subdivision for the subject property 
was approved in March 2020. Boundaries in our 
Municipal mapping system have not been 
updated to show the new property boundaries 
yet. Therefore, boundaries of the property 
illustrated on the subject property map are not 
accurate but the measurements provided in 
this section are correct and the boundaries 
identified on the site plan submitted by the 
applicant are accurate.  
 
There is an existing house on the property that 
is proposed to be converted into the funeral 
home. Around ten years ago the house had 
been used as a day spa but since the spa closed 
the property has not been used for commercial 
purposes. Access to the property is over 

adjacent lands, a right-away easement has been registered.  
 
 

Development Proposal 
The purpose of this application is to enable 3273265 Nova Scotia Limited (Ettinger Funeral Home) to develop a 
funeral home at 860 Highway 2, Elmsdale. As indicated in a letter from the applicant, the function of the 
funeral home will be to facilitate family meetings, to plan funeral services, and to select funeral-related 
merchandise. It will also allow for visitations, receptions and funeral services. No embalming facilities or a 
crematorium are proposed for the subject property. The funeral home is to provide additional services to the 
Elmsdale/Enfield/Lantz area and not to replace the existing business in Shubenacadie.   
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Funeral Services are identified as an Institutional Use (IU) Zone use under the LUB. Institutional Use (IU) Zone 
uses are permitted in the Two Dwelling Unit Residential (R2) Zone by development agreement. Therefore, the 
applicant is requesting Council consider entering into a development agreement to permit funeral services to 
take place on lands zoned R2. A site plan has been attached as Appendix A and is shown below.  

As shown on the site plan, the existing house on the subject property is proposed to be converted into the 
funeral home. The applicant has been in contact with the Building Officials to determine what is required to 
allow for the change of use. Proposed parking of 40 stalls meets the requirements of the LUB.  

At the April meeting of Planning Advisory Committee, 
committee members had concerns with overflow parking. In 
order to address PAC concerns, the developer will provide an 
additional gravel parking area for overflow parking, adjacent 
to Highway 2, which will allow for an additional 13 vehicles to 
be parked on-site. A total of 53 vehicles will be accommodated 
on the subject property. This area had been used for parking 
when the day spa operated from this property. To the right is 
an image from 2009 of the subject property and the proposed overflow parking area.  

In addition, parking is permitted along Highway 2, on the shoulder of the Highway. In fact, nearly 1 km from 
the subject property, along Highway 2, is a cemetery owned by the Anglican Church of Canada where people 
park along the side of Highway 2 for the burial portion of funeral services.  
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Policy Analysis 
The Planning and Development Department has reviewed 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 have 
requested comments from internal departments and external agencies, including Nova Scotia Transportation 
and Infrastructure Renewal. A detailed table of the evaluative criteria from the enabling policies and 
corresponding comments from Staff and reviewing agencies has been attached to this report. 

Nova Scotia Transportation and Infrastructure Renewal (NSTIR) indicates that the current driveway location is 
acceptable for the proposed use and a negative impact to the Provincial road network is not anticipated. The 
Municipal Department of Infrastructure and Operations indicates that capacity will be determined when the 
applicant applies for the Building Permit. Comments were received from Elmsdale Fire & Emergency Services 
related to the construction of the building, staff followed-up indicating that the funeral home would have to 
follow all building and fire codes.   

The fiscal impact of the proposed development will have a positive impact to the Municipality. No new roads or 
services are required to be installed. Instead an existing residential property, with a residential assessment, 
will be converted to the funeral home, which will be assessed as commercial. Therefore, the taxes collected by 
the Municipality will increase.  

 

Citizen Engagement  
Planning staff have complied with the Citizen Engagement Policies of the Municipal Planning Strategy when 
processing the application. An advertisement outlining the proposal and indicating that it is under review by 
staff was placed in the March 24th edition of the Chronicle Herald. A letter and questionnaire were mailed to 
all property owners within 300 m of the subject property asking for comments on the proposed funeral home. 
Questionnaire responses have been provided to PAC members for review.  
 
Responses to the questionnaire have been very positive, with respondents indicating that the proposed 
development is a good idea. One response was opposed to the funeral home.  
 
A notice advising the public of the June 25, 2020 hearing will be placed in the June 10th and 17th editions of the 
Chronicle Herald 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. 
 
 

Conclusion 
Staff have completed their review of the application to enter into a development agreement to permit a 
funeral home on lands zoned Two Dwelling Unit Residential (R2), located at 860 Highway 2, Elmsdale. The 
proposed application 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 final consideration and approve the 
application. 
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Appendix C – Policy Analysis 
 

Policy Comments 
There is no policy under the R2 Zone to allow IU Zone 
Uses. It is only enabled under Section 6.6 of the LUB 
and the implementing policies, IM26, IM27, and IM28.   
 

 

IM26.  Council shall consider the evaluation criteria, 
 terms, and conditions for development 
 agreements enabled by this Strategy, and 
 specifically in this subsection. 
 

 

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. 
 

The impact of the proposed development on neighbouring uses 
should be minimal. Most of the adjoining lands are zoned R2, 
with the Elmsdale Legion not far from the subject lands. The 
funeral home will not have cremation or embalming services. 
The parking area will be buffered along the north property 
line to buffer the neighbouring residential property from the 
subject lands.  
 

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 proposed development will not impact Municipal roads, 
the subject lands have frontage on Highway 2, which is owned 
by the Province. Capacity will be determined when the 
building permit is applied for. Recreation amenities are not 
required.   
 

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. 
 

NSTIR indicates that the current driveway location is 
acceptable for the proposed use and a negative impact to the 
Provincial road network is not anticipated. 
 
 

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 
 easily accessible to active transportation 
 users, and if it promotes visual variety and 
 interest for active transportation users. 

The application will not impact the design of the current road 
network and active transportation network. There is a 
sidewalk along Highway 2 that may be used by pedestrians. 
The existing structure is human-scaled and does not feel 
overwhelming to pedestrians using the sidewalk.   

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

There are a limited number of properties zoned Institutional 
Use (IU).   
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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 professionally drawn site plan has been submitted showing 
the location of the funeral home, parking, walkways, and 
landscaping.   

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

The property is adequately sized for the purpose of a funeral 
home. The lot size, frontage and parking all exceed the 
minimum parking requirements of the LUB.  
 

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

Not applicable.   

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. 
 

An existing single unit dwelling will be renovated for the 
funeral home. The massing and setbacks are not proposed to 
be altered.   

j) If the proposal is inappropriate by reason of 
 the financial capability of the Municipality to 
 absorb any costs relating to the development. 
 

The fiscal impact of the proposed development will have a 
positive impact to the Municipality. No new roads or services 
are required to be installed. Instead an existing residential 
property, with a residential assessment, will be converted to 
the funeral home, which will be assessed as commercial. 
Therefore, the taxes collected by the Municipality will 
increase.  
 

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. 
 

The current structure, a single unit dwelling, is proposed to 
be renovated for the funeral home purposes.  

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.  
 

The design of the existing structure is not proposed to 
radically change. The renovation will be reasonably consistent 
with the style and character of the community.   

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

The draft development agreement requires that the applicant 
buffer the parking area adjacent to the residential property to 
the north, which is also owned by the applicant but the home 
is rented. Buffering will reduce the impacts of headlights from 
the subject property onto the dwelling unit.    
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d)  Any matter that may be addressed in the Land 
 Use Bylaw, such as yard requirements, 
 outdoor storage, height, bulk and lot 
 coverage, etc. 
 

All items not identified in the development agreement shall 
be applicable to the LUB.  

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 
development permit and two years to make the property 
consistent with the terms of the development agreement.  
  

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

No hours of operation have been established.  

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

The applicant has exceeded the parking requirements of the 
LUB by including 40 marked parking stalls and by providing an 
additional 13 in an overflow parking area designated on-site.  

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

Signage as per the requirements of the LUB. The ground sign 
will be similar to the sign installed at the Ettinger Funeral 
Home property located in Shubenacadie.  

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. 
 

As per NSE regulations. NSE made no other comments. 

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

There is limited treed vegetation on the subject site. Most of 
the subject property is developed.   
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