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STAFF REPORT 
Planning and Development Department  

  

Subject: Mixed Use Centre Review 
To: CAO for Planning Advisory Committee, January 17, 2023 

Date Prepared: January 10, 2023 

Related Motions: C21(244), C22(150), C22(277), C22(278), C22(307), C22(386) 

Prepared by: John Woodford, Director of Planning and Development 

Approved by: John Woodford, Director 

 

Summary 
 
This report is the fifth report regarding the review of the Mixed Use Centre Designation and Zone in Enfield and 
Elmsdale.  
 
This report updates public consultation and recommends 2nd reading of amendments to carry out Council’s 

direction. 

 

Financial Impact Statement 
Direct costs include advertising and mailouts which can be absorbed in the 2022/2022 operating budget. 

 

 

Recommendation 
That second reading be given to the amendments. 

 

 

Recommended Motion  
The Planning Advisory Committee recommends that Council give second reading to amendments to the 

Municipal Planning Strategy and Land Use Bylaw which change the Mixed Use Centre (MC) Designation 

and Zone by: 

Restricting the height of new buildings in a prescribed area to 3 storeys; and 

Require a minimum of 50% of the ground floor area of all new buildings be commercial 
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Background 
At the November PAC meeting, staff presented a fourth report on the Mixed Use Centre (MC) Designation and 

Zone in Enfield and Elmsdale.   

 

That report included draft amendments that would limit the height of new buildings to 3 storeys in a 

prescribed area and require a minimum of 50% of the ground floor area of new buildings be commercial. 

 

Council also authorized staff to hold a public information meeting regarding the draft amendments.  

 

That meeting took place in November 2022.  Council also gave the amendments first reading and authorized 

the setting of a public hearing.  First reading also enabled staff to conduct a survey of area residents. 

 

This report updates PAC on public consultation and requests that consideration be given for second and final 

reading.  

 

 

Policy Analysis  
Staff have determined that amendments to both the Municipal Planning Strategy and Land Use Bylaw are 

required to carry out Council’s direction. 

Specifically, the MPS currently refers to ‘not requiring commercial space on ground floors’ and regulating 

height based on building typology. 

As a result of requiring MPS amendments, a public information meeting was required and held in November 

2022. 

In addition, Council’s decision will not be appealable to the NSURB. 

 

 

Discussion 
Height Limit 

Current regulations permit mixed use capable buildings up to 4 storeys or 15 metres where a property does not 

abut a Residential Neighbourhood Zone.  The limit is 3 storeys or 12 metres where a property abuts a 

Residential Neighbourhood Zone and/or the proposed building is not mixed use capable. 

 

However, a 12 m height can accommodate a 4 storey building & a 15 m height can accommodate a 5 storey 

building depending on the type of construction. 

 

Specific concern has been expressed with the area highlighted in red below where Council is considering a 

lower height limit. 



  

  

 

 
 

Commercial Space 

Of the approximately 12 proposed buildings in the MC Zone only one is planned to be mixed use with ground 

floor commercial and one other that is entirely commercial.   

 

The Economic Business Development Section of the Municipality has identified a need for leasable commercial 

space so a second amendment would require at least 50% of the ground floor of new buildings to be 

commercial.  This regulation would apply to all MC properties. 

 

 

Amendments 
Amendments have been prepared that limit the height of new buildings to 3 storeys in the area shown below 

and require a minimum of 50% of the ground floor area of new buildings be commercial in all MC zoned 

properties. 

 
 

Amendment sheets are shown in Appendix A of this report. 

 



  

  

 

Citizen Engagement 
As part of the review process for MPS amendments, a Public Information Meeting (PIM) is required to hear input 

from the community. As a result a public information meeting was held on November 1, 2022.   

All owners of property zoned MC as well as those that own property within 300 m of an MC property were given 

written notice of the PIM. The meeting was also advertised in the Chronicle Herald and the municipal 

website/social media. 

8 members of the public and 2 councillors were in attendance.  Meeting notes are found in Appendix B of this 

report. 

Discussion included: 

• Whether development in process will have to comply with new regs 

• Concerns raised with Highway 2 traffic and needed improvements (lights) 

• Concerns raised with larger buildings near single unit dwellings 

• Questioned if the Province would freeze development along Highway 2 

• Concern about down zoning from existing MC Zone property owners (devaluing property values 

& reducing density) 

• Excitement expressed at a future walkable area with shops/services 

• Questioned whether developers would upkeep their properties long term 

• Questioned validity of traffic impact studies 

Following first reading, a survey was circulated to all owners of property zoned MC as well as those that own 

property within 300 m of an MC zoned property.  354 questionnaires were sent out with 19 (5.4%) returned.  

Responses are posted separately for PAC and Council to review. 

Questionnaire comments included: 

• Don’t want to live in higher density community 

• Agree with 3 storey limit but not 50% commercial requirement 

• Current development exceeds infrastructure capacity – what’s the plan? 

• 3 storey rule should be retroactive  

• Agree with height limit – want to keep current community feel 

• Enfield should be developed to maximum potential. High density development is the future 

• Concerned about amount and speed of traffic 

• Low income housing? 

• Will there be green space maintained in mixed use? 



  

  

 

• Development will be approved anyway 

• No jobs in area and rents are too high – Sackville, here we come 

• Agree with 3 storey limit and commercial space is needed. 

• Against changes that reduces the ease of growth 

• Community would benefit from restaurants, café’s, etc. 

• Playgrounds /outdoor space needed & community gardens 

• Turning lane and crosswalk needed at White Road & Concorde Way for pedestrian safety 

• Oppose changes that will devalue my land. Being singled out and there is a housing crisis.  

• There is a lack of commercial space 

• Parking must allow 2 vehicles per apartment plus customer space 

• Construction should be limited during day and should consider traffic management 

• Trees should be preserved wherever possible 

• Changes would limit growth and impact businesses. NS already has some of highest rents. 

• Concerned about future traffic on Lacy Anne Ave 

• Concerns at PIM were about properties on west side of Hwy 2.  Therefore, regulations on east 

side of Hwy 2 shouldn’t change. 

 



  

  

 

 

The public hearing is set for January 25, 2023.  Notification again included all owners of property zoned MC as 

well as those that own property within 300 m of an MC zoned property.  The Chronicle Herald and the 

municipal website/social media are also being used to advertise the public hearing. 

 

Conclusion 
Amendments have been drafted that would: 

• Restrict the height of new buildings in the southern end of the Mixed Use Centre Zone to 3 storeys. 

• Require at least 50% of ground floors to be commercial on all MC Zoned properties. 

First reading has been granted, a public information meeting has been held and the next step is the public 

hearing. 

 

 

 

 

 

 

 

 

Recommendation 
That first reading be given to the amendments. 
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Appendix A 

Official Community Plan Amendments 

Municipal Planning Strategy 

 



  

  

 

Land Use Bylaw 

 



  

  

 

 



  

  

 

 



  

  

 

 



  

  

 

Appendix B 

Public Information Meeting 
Mixed Use Centre Zone Amendments 

Lloyd E. Matheson Centre 
 

November 1, 2022, 7 p.m. 

   

Staff in attendance: John Woordford, Director of Planning and Development 

Lee-Ann Martin, Planner and Development Officer 

 

 

Public in attendance: 8 members of the public 

Councillor Garden-Cole 

Councillor Mitchell 

 

 

Questions & 
Comments:  

• Question asked regarding whether submitted applications for site plan 

approval will have to comply with these new regulations? 

• Concerns regarding increased traffic along Highway 2 and upgrades will be 

required 

• Discussion on the properties that currently have a site plan approval 

application and the availability of land for future developments in this area 

• Concerns were raised about having these apartment buildings abutting 

residential subdivisions 

• Comment made about the how the possibility for having walkable 

commercial areas is exciting. Questions about whether all residential 

apartment buildings could have commercial space? 

• Concern raised about how new apartment buildings will decrease the value 

of neighbouring residential properties. 

• Discussion on Traffic Impact Studies 

• Concerns were raised about the White Road and Highway 2 intersection. 

• Question about at what point can the Province interject to put a freeze on 

developments along Highway 2? 

• Discussion on how the MC Zone was an attempt to create this area of 

Highway 2 as a walkable “downtown” in East Hants 

• Question raised about whether there is written policy that states 

developers must maintain/upkeep their properties? 

 

 
 

 

 

 

 


