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Summary 
The Municipality has received an application from Greg Burke to enable self storage on a property zone Mixed 

Use Centre (MC) Zone.  The zone does not currently permit self-storage.  Amendments are required to the 

Municipal Planning Strategy and Land Use Bylaw to enable this application be considered.  Staff are 

recommending the proposed use and other Highway Commercial (HC) uses be enabled through a development 

agreement. 

 

Financial Impact Statement 
There is no immediate financial impact from the recommendations in this report. Information on the financial 

impact of the amendments will be provided in the final staff report.   

 

Recommendation 
That first reading be given to the MPS and LUB amendments; initial consideration to enter into a development 

agreement; and that authorization be given to schedule a public hearing.  

 

 

Recommended Motion 
Planning Advisory Committee recommends to Council that Council:  

• Give first reading to the amendments to the MPS and LUB to enable Highway Commercial and self-

storage uses to be considered in the Mixed Use Centre (MC) designation and zone; and 

• Give initial consideration to enter into a development agreement; and 

• Authorize staff to schedule a public hearing. 

 
                 

Alternative Motion #1 
This motion makes it clear that the public hearing will be split so that the MPS and LUB amendments are 

discussed separately from the DA but they are both discussed on the same evening. 

 

Planning Advisory Committee recommends to Council that Council:  

• Give first reading to the amendments to the MPS and LUB to enable Highway Commercial and self-

storage uses to be considered in the Mixed Use Centre (MC) designation and zone; and 

• Give initial consideration to enter into a development agreement; and 

• Authorize staff to schedule a public hearing with the amendments and development agreement 

being reviewed separately. 

 
           



Alternative Motion #2 
The following motion would remove ‘initial consideration to entering into a development agreement’.  This 

would set up the process to hold two separate public hearings on different evenings to enable the applicants’ 

development. 

 

Planning Advisory Committee recommends to Council that Council:  

• Give first reading to the amendments to the MPS and LUB to enable Highway Commercial and self-

storage uses to be considered in the Mixed Use Centre (MC) designation and zone; and 

• Authorize staff to schedule a public hearing for the MPS and LUB amendments. 

 
 
 
 
 
 
  



                                                           
 

Background 
Planning staff received an application from Greg Burke for his 

property located at 541 & 543 Highway 2, Elmsdale (PID# 

45260825).  The application requests that the zoning be 

changed for the back half of the property to Highway 

Commercial (HC) Zone to allow for self storage.  The zoning on 

the property is Mixed Use Centre (MC) which does not allow for 

self storage.  Prior to the 2016 Official Community Plan the 

designation on the property was Highway Commercial (HC) 

designation and Highway Commercial (C2) zone on the 

property.  

 

The applicant has also indicated they intend to construct a new 

building to replace the existing small commercial building to 

the front of their site.  This is phase 2 of their development 

plans for the property, the first phase being the self-storage 

units.  The new building is proposed to have 3 commercial 

rental spaces with 6 residential apartments above.  The plans 

provided by the applicant shows this as being a two-storey 

building. 

 

A public information meeting for this application was held on February 1st. 

 

 

Subject Site 
The subject property is located at 541 & 543 Highway 2, 

Elmsdale.  Despite having two civic addresses the application 

just relates to one property which is PID 45260825.  

 

The property is designated and zoned Mixed Use Centre (MC).  

There are small areas of the property to the rear and side which 

are zoned High Risk Floodplain (HF) and Moderate Risk 

Floodplain (MF). 

  

The rear property boundary abuts the CN Rail property.  This 

rail line has frequent trains passing by. 

 

There are two existing buildings on the property.  The applicant 

is planning to replace the smaller building on the property at a 

later date, during phase 2 of their plans. 

 

The applicant has explained that the property currently has 5 

tenants which are GNS rentals, Corridor Auto, Greg Burke 

Electric Ltd., CCI Controls, and Corridor Storage. 

 

The existing smaller building – is occupied by Corridor Auto. 

 

The larger building has four existing tenants -  



• Unit # 1 - is occupied by GNS rentals, they rent equipment such lawn care items, construction 

machines, Uhauls, etc.  

 

• Unit # 2 – is occupied by the current storage company (Corridor Self Storage). It has 10 units in it, 

which they plan to move to the new storage buildings when constructed and then that unit will be 

turned back into a commercial unit for a business to use. 

 

• Unit # 3 - is occupied by CCI (Crossman Controls Inc) which do security wiring and monitoring. 

 

• Unit # 4 – is occupied by Greg Burke Electric Ltd. which is an electrical company for new construction 

and renovations. 

 

 

Development Proposal  
The purpose of this application is to enable new self storage buildings on the rear portion of the property which 

are not permitted in the Mixed Use Centre (MC) Zone.   

 

The applicant already has some self-storage uses in an existing building so this would be a use which would be 

expanded on the property. 

 

 
 



The applicant has indicated that they are also considering a mixed-use building to replace the existing smaller 

building on the property.  This new building proposed includes 3 commercial rental units and 6 residential units 

on the second floor.  This building will have to comply with the regulations for the MC Zone.  

 

Planning staff have undertaken a review of the site plan submitted for both the self-storage area and also for 

the mixed-use building area.  The mixed-use building is permitted as-of-right in the MC zone but the proposed 

design does not meet the design requirements for this zone.  Comments have been provided to the applicant 

regarding the design of the site including the self-storage proposed area.  Any amendments will be presented 

to PAC and Council in the final staff report during which time a draft development agreement can be 

considered.  

 

Policy Analysis 
Staff will be requesting comments from internal departments and external agencies. 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.  Staff want to highlight that there is no right of appeal for amendments to 

the Municipal Planning Strategy.  

 

The Mixed Use Centre (MC) designation and zone purpose is to allow for a diverse mixture of medium-density 

commercial business, and residential uses in an environment serving both pedestrian and vehicle needs with an 

aesthetically pleasing, socially interactive streetscape.   

 

Self-storage uses do not fit within the intent of the MC designation and zone.  They are a use which is not 

aesthetically pleasing and does not create a socially interactive streetscape.  They are a use which does not 

meet the goal of fostering a consistent, walkable medium-scale growth pattern.  Staff therefore have concerns 

about introducing new self-storage facilities into the MC designation and zone.   

 

Staff however acknowledge that the use will not front onto Highway 2 as it is located to the rear half of the 

property which still enables the property to have a socially interactive streetscape.  The area of land proposed 

for the self-storage is located alongside the CN rail line which would not be as ideal for any residential or 

mixed-use units.  There is an opportunity to enable a development which staff consider not compatible with 

the MC designation and zone without compromising the ability of the property to have a MC compatible use 

fronting onto Highway 2. 

 

There is an option to redesignate and rezone the rear portion of the property to Highway Commercial (HC) but 

staff would not recommend this.  Rezoning the property would enable the property owner to use the property 

for any of the uses which are permitted in the Highway Commercial (HC) Zone and staff feel that some of these 

uses may not be compatible with any residential uses nearby, including dog daycare. 

 

Staff highly recommend that if PAC and Council are minded to consider the highway commercial and self-

storage uses through development agreement, that evaluation policies be prepared as this would help to 

protect the Mixed Use Centre (MC) area.  A copy of the proposed amendments to the MPS and Land Use Bylaw 

are included in appendix A of this staff report.  They include the following:   

 

UD29.2 Council shall consider Highway Commercial (HC) Zone uses and self-storage uses by development 

agreement in the Mixed Use Centre (MC) zone, subject to the development agreement criteria of Part 

E and provided the requirements below are met.   

  

a) The property must share a rear property boundary with the CN railway line. 

b) A minimum of half of the lot depth or 50 metres, whichever is greater, shall be retained for Mixed 

Use Centre (MC) Zone uses.  Proposed Highway Commercial (HC) Zone uses and self-storage uses 

will not be considered in the front half of the lot which is adjacent to Highway 2.   



c) Any related uses, including parking, for the Highway Commercial (HC) zone uses or self-storage 

uses, shall only be provided in the rear portion of the lot. 

d) In addition to the lot depth requirements, a minimum lot area of 900 m2 shall be retained for 

Mixed Use Centre (MC) Zone uses. 

e) The maximum commercial height shall be in accordance with the height requirements for the 

Highway Commercial (HC) Zone. 

f) Screening shall be provided between the area retained for Mixed Use Centre (MC) Zone uses and 

the area proposed for the Highway Commercial (HC) Zone uses and self-storage uses. 

g) Incompatible uses to the Mixed Use Centre (MC) Zone, will not be considered, including but not 

limited to, Dog Daycare uses; Forestry Uses and Structures; and Waste Management, Recycling 

Depot uses. 

 

 

Staff have prepared a map to show the 6 properties that 

new policies and regulations, where Highway Commercial 

uses may be considered, based on the depth of the 

properties.   

 

 

Public Hearing 

The drafting of a development agreement and consideration 

by PAC and Council of the development agreement can be 

run concurrently with amendments to the MPS and LUB, but 

cannot be given final approval until any amendments are in 

place to enable the DA.  This would mean that at the public 

hearing Council could give approval to the amendments and 

then approval to the DA at the same public hearing with a 

motion setting out that the approval of the DA is subject to 

the amendments being approved by the province. 

 

Staff are aware that this has caused some concern from PAC 

in the past and suggest that if this is still a concern, that an 

alternative approach could be taken.  Two alternative 

motions have been drafted: 

 

• Alternative Motion #1 - Organize a public hearing for the MPS and LUB amendments plus the 

development agreement for the same evening but these two items be separated out so that they are 

discussed and voted on separately.  

• Alternative Motion #2 - This would be to hold a public hearing for the amendments and then if the 

amendments are approved by the province, a second public hearing be scheduled for the 

development agreement.  This creates a longer process for the applicant and would also cost more to 

process as there would be two public hearings.  However, it does also separate out the two aspects of 

the application completely. 

 

 

Citizen Engagement 
Planning staff will comply with Policies of the Municipal Planning Strategy when processing this application. An 

advertisement outlining the application and indicating that it had been received and is under review by staff 

has been placed in the Chronicle Herald. A Public Information Meeting (PIM) is required for all amendments to 

the Municipal Planning Strategy unless they are housekeeping in nature.  

 



The Public Information Meeting was held on February 1, 2022, via zoom.  Council had originally directed that 

the meeting was to be held in person but due to a change in Covid restrictions in late 2021, Council gave 

approval for the PIM to be held virtually.  A letter indicating the time and date of the PIM was mailed to all 

property owners within 300 m of the application property, indicating the time and date of the meeting.  A 

notice was also placed in the Chronicle Herald due to the application having a wider impact than just the 

application property. 

 

At the PIM, planning staff gave a presentation and then the applicant made some comments.  The applicant 

mentioned that they have an existing self-storage business on the property and that these units are full all the 

time.  As the community grows, he feels that the expanded use would help to provide more storage options.  

The applicant also indicated that it would enable them to clean up the lot.  The second phase is for a mixed-

use development and that this would be good for the community. 

 

Members of the public were given an opportunity to ask questions or make comments and no comments or 

questions were received.  The video was live streamed through zoom and through the municipal You Tube 

channel. 

 

Following first reading of the proposed amendments a questionnaire will be mailed to owners of property 

within 300 metres of the application site.  In addition to a notice in the Chronicle Herald, the same property 

owners will be mailed a letter confirming the date and time of a public hearing.   

 

 

Conclusion 
To enable the applicant to continue with their proposed self-storage use, amendments are required to the MPS 

and LUB.  Amendments are included in Appendix A of this report.  If PAC and Council are minded to proceed 

with this request staff recommend that amendments be approved to enable a development agreement be 

considered for Highway Commercial uses on the rear portion of the property.  If approved these amendments 

would apply to other properties in the MC zone as discussed in this staff report.   

A draft development agreement will be presented with the final staff report but this cannot be given final 

approval until any amendments are in place with enable the DA. 

 

 

 

 

 

 

 

Recommendation 
That first reading be given to the MPS and LUB amendments; initial consideration to enter into a development 

agreement; and that authorization be given to schedule a public hearing.  
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Appendix A – Proposed Policy and Regulation Amendments 
 

 

Amendment Sheet  
 

The Municipality of East Hants 

Official Community Plan 

Municipal Planning Strategy   

 

MPS Section C3 – Urban Design and Community Character 

 

 

The amendments also include the re-numbering of UD29 to UD29.1 

Add Policies UD29.2 

UD29.2 Council shall consider Highway Commercial (HC) Zone uses and self-storage uses by development 

agreement in the Mixed Use Centre (MC) zone, subject to the development agreement criteria of Part 

E and provided the requirements below are met.   

  

a) The property must share a rear property boundary with the CN railway line. 

b) A minimum of half of the lot depth or 50 metres, whichever is greater, shall be retained for Mixed 

Use Centre (MC) Zone uses.  Proposed Highway Commercial (HC) Zone uses and self-storage uses 

will not be considered in the front half of the lot which is adjacent to Highway 2.   

c) Any related uses, including parking, for the Highway Commercial (HC) zone uses or self-storage 

uses, shall only be provided in the rear portion of the lot. 

d) In addition to the lot depth requirements, a minimum lot area of 900 m2 shall be retained for 

Mixed Use Centre (MC) Zone uses. 

e) The maximum commercial height shall be in accordance with the height requirements for the 

Highway Commercial (HC) Zone. 

f) Screening shall be provided between the area retained for Mixed Use Centre (MC) Zone uses and 

the area proposed for the Highway Commercial (HC) Zone uses and self-storage uses. 

g) Incompatible uses to the Mixed Use Centre (MC) Zone, will not be considered, including but not 

limited to, Dog Daycare uses; Forestry Uses and Structures; and Waste Management, Recycling 

Depot uses. 

 

 

 

 

  



Amendment Sheet  
 

The Municipality of East Hants 

Official Community Plan 

Land Use Bylaw 

 

LUB Part 5 – Mixed Use Zones 

 

 

Add to section 7.5 and the list of MC Zone: Conditional Uses by Development Agreement.  

a) Highway Commercial (HC) Zone uses and self-storage uses, subject to the requirements of MPS 

Section C3 – Urban Design and Community Character. Dog Daycare uses; Forestry Uses and 

Structures; and Waste Management, Recycling Depot uses are excluded and shall not be 

considered. 

 

 

 

 


