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STAFF REPORT 
Planning and Development Department  

 

 

 

Subject: Plan Update – Shubenacadie Village Core Parking 
To: CAO for Planning Advisory Committee, September 20 2022 

Date Prepared: September 7, 2022 

Related Motions: None 

Prepared by: Rachel Gilbert, Manager of Planning 

Approved by: John Woodford, Director of Planning & Development 

 

Summary 
As part of the ongoing plan update, planning staff are preparing background papers to discuss and propose 

approaches to different land use issues within the Municipality. The current background paper discusses the 

challenges with parking in the Shubenacadie and what solutions might be available. 

 

 

Financial Impact Statement 
The Community Plan Update has been budgeted for in the 2021/2022 Municipal Budget. 

 

An opportunity for an increase in commercial development in the Shubenacadie Village Core has the potential 

to increase tax revenue.  There is a cost implication to having a parking layout plan be prepared by a 

professional. 

 

 

Recommendation 
Authorize staff to prepare amendments to land use policies and regulations based on the direction identified in 

the staff report on the Shubenacadie VC Parking and to and include an item in the 2023/24 draft budget 

regarding parking at PID 45330214.  

 

 

Recommended Motion 
Move that the Planning Advisory Committee recommend to Council that Council authorize staff to 

prepare land use policies and regulations for parking in the Shubenacadie Village Core, based on options 

1 & 2 in Staff’s report dated September 7, 2022; and that staff include an item in the draft 2023/24 

budget to design and layout parking on the property identified as PID 45330214. 
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Background 
The village core of Shubenacadie is centered around the 

intersection of highway 2, highway 215 and Mill Village 

Rd.  Development in Shubenacadie has been hampered by 

the aging wastewater treatment plant, which 

significantly reduced any capacity for new growth. With 

the replacement of the treatment plant underway the 

community will soon be able to accommodate new 

development.  

 

The village core currently has no formalized municipal 

centralized public parking, and instead relies on off-

street parking provided by businesses according to the 

minimum parking requirements in the Land-Use Bylaw. 

However, many of the lots in the VC (village core) zone 

are small and lack the capacity to accommodate parking 

requirements. The map to the bottom right of this page 

identifies just some of the properties with minimal 

opportunities to park on-site. 

 

Parking requirements in the Village Core Zones are set 

out in the land use bylaw and includes the following 

regulations: 

 

• The amount of parking is dependant on the use and not on the zone – for example:  

o a retail store requires 1 parking space for 

every 18 m2 of commercial floor area 

o a medical and dental office requires 2 

spaces per consulting room/practitioner 

o a building containing more than 6 

residential units requires 1.5 spaces per 

unit & 1 dedicated visitor parking space 

for each 7 units. 

 

• The parking area shall be situated on the same 

lot for which it is intended to serve except where 

prevented by lot configuration, lot area, or other 

development constraints, in which case an 

adjacent common-user parking area within 15m 

from the main structure shall be available to 

accommodate the parking generated by the 

development. 

 

• The location of the parking area for the Village Core Zone is set out in the form based zone 

requirements (Appendix B of the Land Use Bylaw).  

o No parking shall be permitted between the village core street and the building front (shall be 

located to the side or rear) 
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Many of the existing commercial buildings in Shubenacadie are located very close to their front property line, 

or even outside the property boundary. Some of the properties in the VC zone in Shubenacadie are also in the 

HF zone (High Risk Floodplain), which creates other challenges in providing new parking areas.  

 

There have been enquiries from people requesting change of uses in the Village Core where providing the 

required parking has been a problem.  There haven’t been many enquiries to date but the level of 

development in the Shubenacadie Village Core has likely been held back by the lack of available capacity of 

the waste water treatment facility.  It’s unclear how much development will be brought on by the completion 

of the waste water treatment facility however staff anticipate potential challenges with providing parking for 

new uses in the Village Core. 

 

 

Policy Discussion 
This report is prepared to outline some options for parking requirements in the Village Core in Shubenacadie. 

 

Availability of off-site parking 

Planning staff have identified locations where 

other parking options are available or are potential 

off site.  The largest area is a property owned by 

the municipality.  This property is 0.36 hectares 

(0.9 acres) in size and is located on the northern 

end of the village core.  The property is 

highlighted on the map below.  Also included on 

the map is a 400 metre buffer from the property 

which is an average of a 5 minute walk which 

planning literature suggests is a reasonable 

distance that people will walk to parking.   

 

There is a war memorial on the site in one small 

area.  When planning staff visited the site the 

property was being used informally as a location 

for parking.  This property could be formalized as 

a location for parking for the community. 

 

The property is currently not laid out efficiently 

for parking and if designed and laid out properly 

for there may be an opportunity to provide more 

parking than currently available.  A very rough 

calculation of the site potential provides an 

estimate that up to 80 parking spaces could be 

provided.  This doesn’t account for any existing 

features of the site which would be maintained or 

even topography of the site and therefore staff want to highlight that this is a rough estimate and if Council 

want to pursue this further then a professional be requested to design the site for parking.  

 

This property could also provide parking options for people using the park opposite the site for example during 

ball tournaments. 

  

There are also locations where on street parking is available which is located outside the travelled way.  These 

areas are already being used for parking.  The map below identifies locations where there is current parking 

and potential parking.  Rough calculations by staff identify approximately 20 - 25 +/- in the NSPW ROW.  The 
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locations identified are all outside of the travelled way of the roads in the Village Core but some are located in 

the right-of-way.  Planning staff have not had any discussions with NS Public Works about the parking of 

vehicles in their right-of-way’s. 

 

Benefit to the Community 

Many of the buildings in the Village Core are older mercantile buildings constructed in the early 20th century 

and form an important part of the character of the community.  Planning staff see an opportunity to protect 

the buildings on smaller lots by taking a different approach to parking than in the other village cores.  Planning 

staff understand the concerns around providing adequate parking but in Shubenacadie there is a large parcel of 

municipal land in the village centre which could provide an opportunity to provide parking for people visiting, 

living in or working in the village and enabling properties with existing small lots to be developed creating 

economic opportunities and also enabling existing buildings to be retained. 

 

 

 

 
 

STRATEGIC ALIGNMENT 
The 2021-2024 East Hants Strategic Plan identifies ‘Strong Community’ and ‘Economic Prosperity’ as two of the 

four areas of strategic focus.   

 

LEGISLATIVE AUTHORITY 
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The legislative authority to create planning policies and land use regulations is set out in the Municipal 

Government Act (MGA), Part VIII.   

 

FINANCIAL CONSIDERATIONS 
An opportunity for an increase in commercial development in the Shubenacadie Village Core has the potential 

to increase tax revenue.  There is a cost implication to having a parking layout plan be prepared by a 

professional. 

 

 

Amendment Options 
Planning staff consider there is potential to take a different approach to parking in the Village Core in 

Shubenacadie to enable more commercial development.  This is a timely discussion as development potential in 

the village is going to open up when the waste water treatment plant is completed.  The options are outlined 

below.  Planning staff have provided a recommendation on the approach to be taken however in understanding 

that PAC and Council may have concerns about parking in the village, an alternative option has been provided.   

 

1) For commercial uses - where the property owner can demonstrate that room for parking is not 

available or limited on the property, amendments to the land use bylaw regulations could enable all or 

a portion of required parking to be reduced where the property is located within 400 metres of the 

municipal property identified in the map above.  Coincidently the on-street parking identified by 

planning staff is also located within this 400 metre buffer area. 

 

2) For all permitted uses in the Village Core Zone - where there are site constraints that don’t allow for 

all or a portion of the required parking to be provided in the side or rear yard, parking be enabled to 

the front of the building whether this be on the subject property and/or on NSPW ROW where it is not 

in the travelled way.  

 

3) Direct staff include an item in the 2023/24 budget for a professional plan to be prepared for a parking 

lot to be provided at PID 45330214.  This work would include consultation with NS Public Works. 

 

Planning staff recommend all three options be moved forward. 

 

Development in the Village Core (VC) Zone requires site plan approval. Enabling a different approach to parking 

than currently, where the property owner/developer has to demonstrate that room for parking is not available 

or limited, would be reviewed by the development officer.  It would be the decision of the development officer 

whether parking be enabled elsewhere.  This provides for the oversight to the review and location of parking 

provision rather than enabling as-of-right. 

 

 

Alternatives 
The alternative would be to maintain the regulations regarding parking in the Shubenacadie Village Core 

remain as they are existing.  This may prove challenging for encouraging new commercial uses in the area but 

staff could provide an update on this a year or two following the completion of the waste water treatment 

facility.   

 

 

Attachments 
None 


