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STAFF REPORT 
Planning and Development Department  

 

 

 

Subject: 236 Highway 214 Municipal Planning Strategy and Land Use Bylaw 
Amendments.  

To: CAO for Planning Advisory Committee, March 22, 2022  

Date Prepared: March 8, 2022 

Related Motions: None 

Prepared by: Anushree Banerjee, Planner 

Approved by: John Woodford, Director of Planning and Development 

 

Summary 
The Municipality has received an application from Mr. Scott Blois to rezone a lot that is currently zoned Two 

Dwelling Unit Residential (R2) Zone to Village Core (VC) Zone located at 236 Highway 214 in Elmsdale and 

identified as PID 45084894.  

 

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

will be completed as part of the review for this application.   

 

 

Recommendation 
That staff be authorized to schedule a Public Information Meeting.   

 

 

Recommended Motion 
Planning Advisory Committee recommends to Council that Council:  

• authorize staff to schedule a public information meeting to consider an application from Scott 

Blois to amend the MPS and LUB by changing the designation and zone of PID 45084894 to Village 

Core (VC). 
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Background 
Planning staff received an application from Mr. Scott Blois to change the Generalized Future Land Use 

Designation of land identified as PID 45084894 Elmsdale from Established Residential Neighbourhood (ER) 

designation to Village Core (VC) and to rezone the same lot from Two Dwelling Unit Residential (R2) Zone to 

the Village Core (VC) Zone.  

 

Subject Site 
The subject property, shown on the map below, is identified as 236 Highway 214, Elmsdale. The total area of 

the subject property is approximately 1,673.8 Sq Meters m2 (0.17 hectares).  

This property is currently zoned Two Dwelling Unit Residential (R2) Zone. Adjacent properties are zoned Two 

Dwelling Unit Residential (R2) to the North and West, and Institutional Use (IU) Zoned lands to the South. The 

property has frontage on Highway 214 with properties on the East side of Highway 214 zoned Village Core (VC). 

Adjacent property uses include a mix of single unit dwelling and two unit dwelling homes along the North and 

West property boundaries, and the Old Elmsdale School along the South property boundary, currently used by 

the East Hants Community Learning Association and the East Hants Family Resource Centre.  
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Development Proposal  
The purpose of this application is to amend the maps of the Municipal Planning Strategy and Land Use Bylaw to 

enable a rezoning of the subject property to Village Core (VC) Zone (see map below).  

 

The applicant is working on the final site plan and has submitted a concept plan for consideration. The concept 

plan is proposing ground floor commercial and multi-use apartments on the first floor. 

 

An initial concept site plan for the proposed development is shown below.  

 

 

 

 

 

 

 

 

Policy Analysis 
Staff will be evaluating the application using the applicable policies of the Municipal Planning Strategy and the 

Land Use Bylaw. In addition, staff will be requesting comments from internal departments and external 

agencies, including the Nova Scotia Department of Public Works and the Municipal Department of Infrastructure 

and Operations to evaluate this application.  

Council’s goal for the Village Core (VC) designation is to allow for a diverse mixture of retail, service, business, 

and residential uses in an environment serving both pedestrian and vehicle needs within an aesthetically 

pleasing, socially interactive streetscape serving both a local and a community wide population. 

UD 5 in the MPS dictates that all construction in the Village Core (VC) zone will have to meet the provisions 

given in the land-use bylaw and architectural and site design standards that are given in the form-based 

requirements. According to the form-based code requirements, the main entry of the building must front the 

main street. 
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According to the land-use bylaw, the minimum lot size has for a lot in Village Core (VC) Zone is 700 sq.m and 

the minimum lot frontage is 15 m. The lot in question is currently meeting the minimum requirements for the 

consideration of rezoning it to VC zone. The applicant has 

shown initial plans to put commercial uses at the ground 

floor with residential use on the top floor.  The Municipal 

Planning Strategy encourages commercial use on ground 

floor. 

Any development in the Village Core (VC) zone must meet 

the land-use bylaw requirements. Section 7.5.3 of the land-

use bylaw states that for any development having a gross 

floor area beyond 835 sq.m requires a development 

agreement. From the initial site plans presented by the 

applicant, it is likely that a development agreement will be 

required but he is still finalizing his plans for the site. 

Looking at the surrounding developments in 5-minute walk 

radius from the subject property (see map on right), this 

request for rezoning seems consistent with the surrounding 

community character. Many properties south of the subject 

property, along highway 214 are zoned VC. It can be also be 

seen that the said property has frontage on Highway 214 

with Village Core (VC) zoned properties located across. 

The Municipal Planning Strategy sets out the policies for 

amendments to the Municipal Planning Strategy and the Land Use Bylaw. In accordance with Policy IM10, 

Council can only consider private amendments to the Municipal Planning Strategy where they feel the change is 

in the best interest of the Municipality. Policy IM12 indicates that Council shall consider map amendments to 

the Municipal Planning Strategy when a request is made for a zoning amendment that is not consistent with the 

Strategy’s maps, but is consistent with the intent of this Strategy.  

Amendments to the Municipal Planning Strategy are not appealable to the Utility and Review Board. 

 

Public Participation 
Planning staff will comply with Public Participation Policies of the Municipal Planning Strategy when processing 

this application. A Public Information Meeting (PIM) will be required for this amendment to the Municipal 

Planning Strategy. An advertisement outlining the details of the application and the public information meeting 

will be placed in the Chronicle Herald.  
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Residents will have an opportunity to ask questions at the PIM. A letter indicating the time and date of the PIM 

will be mailed to all property owners within a 300 m of the subject property indicating the time and date of 

the meeting.   

 

 

 

 

 

 

 

 

 
Conclusion 
Planning staff will continue to review the application by Scott Blois for rezoning at 236 Highway 214 in 

Elmsdale. This initial report simply outlines the development proposal and provides an initial analysis of the 

applicable policies that Council will have to consider while evaluating this application. Further reports will 

include comments from internal agencies. Staff are recommending that a public information meeting (PIM) be 

held as the next step in the planning application process. Comments from the public as part of the PIM will be 

included in the next staff report. This application requests an MPS amendment and any decision by Council on 

this application will not be appealable to the UARB. 

 

 

 
Recommendation 
That staff be authorized to schedule a public information meeting to consider an application from Scott Blois.   
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