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Background
• Established Neighborhood Residential (R1) 

Zone zoning applied to the two properties.

• The applicant would like to sell the 
properties to a buyer who wants to 
construct two unit dwellings on both 
properties.

• Two dwelling units are not permitted in the 
Established Residential Neighborhood (R1) 
Zone.

• A rezoning is requested for the two 
properties by the applicant.
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Aerial Photography
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The surrounding properties are zoned  
Established Residential Neighborhood (R1) 
Zone. 

Mixed-Use Centre zoning is located 
fronting on to Highway 2.

R2 zoning is located on the opposite side 
of White Road but closer to Highway 2. 

R2 zoning is also located behind the 
application site which is an extension of 
the R2 zoning on Lacy Anne Avenue.

Subject Site after Rezoning



Policy Analysis
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• Policy RD23 requires Council to consider all the criteria given to determine 
whether the lots can be rezoned from R1 to R2.  

• Staff have found that although the two lots in question meet several criteria of 
Policy RD 23, they do not meet all of the criteria. 
 the two lots do not meet (b) of this policy - ‘helps create contiguous areas 

of compatible residential or mixed use character’. The proposed rezoning 
would not result in the creation of contiguous residential character that 
is compatible with White Road.

 If rezoned, the two lots will be the only two lots permitting two-unit 
dwelling construction along a row of single dwelling unit properties.  

• Additionally, these two lots are not located adjacent to each other and will have 
an existing R1 zoned property located in the middle of them – creating a 
“checkerboard” of different zones.  Policy IM18(g) discourages creating a leap 
frog development pattern.  



Policy Analysis
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• Planning staff acknowledge that there are R2 zoned lots on the opposite side of 
White Road, but these are not directly opposite (except for the southern corner 
on the lot closest to Highway 2) the R2 lots are closer to the higher densities on 
Highway 2.

• Planning staff believe that this type of leapfrog and “checkerboard” zoning is 
not desirable and should not be encouraged. Hence, we are recommending the 
refusal of this application. 

• A detailed table of the evaluative criteria from the enabling policies and 
corresponding comments from staff and reviewing agencies is attached to the 
final report. 



Reviewing Agencies
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The Municipal Department of Infrastructure and Operations
• The Municipality currently has the wastewater and water capacity to 

accommodate the extra unit for each property. 

• White Road being a municipally owned road

• Commented that there would be negligible traffic impacts arising from the 
rezoning of the two properties.

Nova Scotia Department of Public Works
• Nova Scotia Public Works have indicated that they do not have any traffic 

concerns with the proposed rezoning of the two properties.



Process & Public Engagement

• A Public Information Meeting (PIM) was not required for this application.
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First reading 
of Rezoning 
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sent to 

properties 
within 300 

meters of site

Comments 
requested 

from internal 
dept’s and 

external 
agencies

Staff 
evaluation Public hearing

Council 
Approves

Council 
Refuses



Feedback from Citizen Engagement
138 questionnaires were mailed out of which 9 questionnaires were returned with responses, 
7 cited concerns, 2 were in favor of the development.  Comments include:
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Council 
Approves

Council 
Refuses

Common concerns cited Comments

Will look odd, will not match surrounding 
architecture.

• This rezoning does not match the R1 zoned 
properties located adjacent to the two lots and 
along White Road, except for lots on opposite 
closer to Hwy 2. 

• Planning staff agree that if the two lots are 
rezoned, it would not be in harmony with the 
adjacent development and other development 
further along White Road.

Development will increase traffic in the area • Negligible impacts stated Infrastructure and 
Operations.

Lots too small for two dwelling units. • Both lots are greater than 550 sq.m in area 
which is the minimum lot requirement for R2 
zone.

Parking Concerns • Will be addresses by the minimum parking 
requirements of LUB.



Conclusion
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• Planning staff have reviewed the application by Bob Bona on behalf of 
Bona Investments Limited for rezoning of two properties located on White 
Road from R1 to R2 to enable the construction of two-unit dwellings. 

• Staff are recommending the application be refused. Planning staff believe 
that the rezoning from R1 to R2 is not consistent with the single unit 
residential character of this portion of White Road.

• Any decision by Council on this application is appealable to the NS Utility 
and Review Board.
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Recommended Motion

Move that the Planning Advisory Committee recommend that Council refuse the 
application by Bona Investments limited to rezone property located at PID 45290178 
and PID 45386737 on White Road from Established Residential Neighbourhood (R1) Zone 
to Two Dwelling Unit Residential (R2) Zone. 

Recommendation

That the application for the rezoning by Bona Investments Limited be refused. 

Alternatives
PAC may have a different opinion of the application and the analysis of the MPS 
policies.  An alternative therefore is that recommendation could be made to Council to 
approve the application.
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